
  

 
MEETING AGENDA 

   

                                                                                                                                                                                                                                                                             
 
 
 
 

Planning Commission Public Hearing Agenda  
Tuesday, January 6, 2026 at 7:00pm 

         75 Langley Drive, Lawrenceville, Georgia 30046 
 
 
 

A. Call To Order, Moment of Silence, Pledge to Flag 
 
B. Opening Remarks by Chairman and Rules of Order 
 
C. Approval of Agenda    
 
D. Approval of Minutes:  

 
• December 2, 2025 

 
E. Announcements  

 
F. Old Business 

 
1. SUP2025-00019 ADMINISTRATIVELY HELD 

 
2. Case Number: REZ2025-00025 (PUBLIC HEARING HELD) 

Applicant: Walker Anderson Homes, LLC  
 c/o Weener Nathan Phillips, LLP 
Contact: Eric Nathan   
Phone Number: 770.392.9004 
Zoning Change: C-2 and O-I to R-TH 
Location: 2449 Duluth Highway and  
 2800 Block of McDaniel Road 
Map Numbers: R7119 002A, 100, 114, 116, and 118  
Acreage: 20.87 
Units: 170  
Proposed Development: Townhouses  
Additional Requests: Variances 
Commission District: (1) Carden  
Department Recommendation: APPROVAL WITH CONDITIONS 
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3. Case Number: REZ2025-00031 

Applicant: Taylor Morrison of Georgia, LLC 
 c/o Mahaffey Pickens Tucker, LLP 
Contact: Gabrielle Schaller  
Phone Number: 770.232.0000 
Zoning Change: RA-200 to OSC 
Location: 2712, 2732, 2762, 2782, and 
 2800 Harbins Road (portion)  
Map Numbers: R5356 002, 003, 017, 018, and 051 (portion)  
Acreage: 39.86 
Units: 86  
Proposed Development: Single-Family Detached Subdivision  
Additional Requests: Variances and Waiver 
Commission District: (3) Watkins  
Department Recommendation: APPROVAL WITH CONDITIONS 

 
G. New Business 

 
1. Case Number: CIC2026-00001 

Applicant: JLCS Enterprises, Inc.  
 c/o Mahaffey Pickens Tucker, LLP 
Contact: Shane Lanham 
Phone Number: 770.232.0000 
Zoning: R-60  
Location: 1830 Old Peachtree Road  
Map Number: R7094 005A 
Acreage: 3.79 
Units: 7  
Proposed Development: Single-Family Detached Subdivision   
Commission District: (4) Holtkamp  
Department Recommendation: APPROVAL WITH CONDITIONS 
 

2. Case Number: REZ2026-00001 
Applicant: Laval Luxury Homes, LLC 
 c/o Andersen, Tate, & Carr P.C.   
Contact: Daphne Boyd  
Phone Number: 770.822.0900 
Zoning Change: R-100 to R-60 
Location: 411 Oakland Road 
Map Number: R5048 005 
Acreage: 3.35 
Units: 10  
Proposed Development: Single-Family Detached Subdivision  
Commission District: (2) Ku  
Department Recommendation: APPROVAL WITH CONDITIONS 
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3. Case Number: REZ2026-00002 

Applicant: Local Land Co. 
 c/o Mahaffey Pickens Tucker, LLP 
Contact: Shane Lanham 
Phone Number: 770.232.0000 
Zoning Change: R-100 to R-TH 
Location: 2290 Sugarloaf Parkway 
Map Number: R5118 029 
Acreage: 4.77 
Units: 32  
Proposed Development: Townhouses  
Additional Requests: Waivers  
Commission District: (3) Watkins  
Department Recommendation: APPROVAL WITH CONDITIONS 

 
4. Case Number: REZ2026-00003 

Applicant: Complete Permitting Services, LLC 
Contact: Rachael Burt  
Phone Number: 678.749.6550 
Zoning Change: C-1 to C-2  
Location: 5092 Annistown Road  
Map Number: R6040 162 
Acreage: 2.0 
Square Footage: 7,000 
Proposed Development: Vehicle Repair, Service, and Body Work Establishment 
Additional Requests: Variances and Waiver 
Commission District: (2) Ku  
Department Recommendation: APPROVAL WITH CONDITIONS 

 
5. Case Number: SUP2026-00002 

Applicant: Complete Permitting Services, LLC 
Contact: Rachael Burt  
Phone Number: 678.749.6550 
Proposed Zoning: C-2  
Location: 5092 Annistown Road  
Map Number: R6040 162 
Acreage: 2.0 
Square Footage: 7,000 
Proposed Development: Vehicle Repair, Service, and Body Work Establishment 
Commission District: (2) Ku 
Department Recommendation: APPROVAL WITH CONDITIONS 
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6. Case Number: REZ2026-00005 

Applicant: Georgia Health Holdings, LLC 
 c/o Battle Law, P.C. 
Contact: Joshua Mahoney  
Phone Number: 404.601.7616 
Zoning Change: R-75 to O-I 
Location: 5176 Old Norcross Road 
Map Number: R6241 006 
Acreage: 1.45 
Square Footage: 7,700  
Proposed Development: Medical Office  
Additional Requests: Variances 
Commission District: (1) Carden  
Department Recommendation: APPROVAL WITH CONDITIONS 

 
H. Audience Comments 

 
I. Committee Reports  

 
J. Comments By Staff and Planning Commission  

 
K. Other Business – Election of Officers  
 
L. Adjournment  



  

 
Planning Commission Advertised Public Hearing Date: 12/2/2025 (Public Hearing Held/ 
Recommendation Tabled to 1/6/2026) 
Board of Commissioners Advertised Public Hearing Date: 12/9/2025 (Public Hearing Tabled to 
1/27/2026) 

 

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Number: REZ2025-00025 
Current Zoning: C-2 (General Business District) and O-I (Office-Institutional District)  
Request: R-TH (Single-Family Townhouse District) 
Additional Requests:  Variances 
Addresses:  2449 Duluth Highway and 2800 Block of McDaniel Road 
Map Numbers:  R7119 002A, 100, 114, 116, and 118 
Site Area:  20.87 acres  
Units:  170   
Proposed Development: Townhouses 
Commission District:  District 1 – Commissioner Carden 
Future Development Type: Neighborhood Traditional+ 
 
Staff Recommendation:   APPROVAL WITH CONDITIONS 
 
Planning Commission 
Recommendation:   PUBLIC HEARING HELD/RECOMMENDATION TABLED TO 1/6/2026 
 

           



Applicant: Walker Anderson Homes, LLC 
c/o Weener Nathan Phillips, LLP 

Owner: Bradenton Investors, LLC  
P.O. Box 1597 

 3680 Pleasant Hill Road  Kennesaw, GA 30156 
 Duluth, GA 30096   
    

Contact:  Eric Nathan                 Phone:              770.392.9004 
                                                                                                                                                                                                                  
Zoning History  

The subject property is split-zoned C-2 (General Business District) and O-I (Office-Institutional District). 
In 1991 and 1992, portions of the property were rezoned to C-2 pursuant to RZ-91-014 and RZ-92-062, 
and O-I pursuant to RZ-91-015. In 2022, requests to rezone the entire property to MU-R (Regional Mixed-
Use District) were denied, pursuant to RZC2022-00001 and RZC2022-00002. 
 
Existing Site Condition 
The subject property is a 20.87-acre assemblage of five parcels located along both sides of McDaniel 
Road at its intersection with Duluth Highway. The property is undeveloped and wooded. A decorative 
stacked stone wall and landscaping is located at the intersection of Duluth Highway and McDaniel 
Road. A stream runs along the property line abutting the Hampton Place subdivision. A pond with a 
dock is located south of the stream. There are no sidewalks along either street frontage. The nearest 
Ride Gwinnett transit stop is approximately 0.8 miles from the subject property. 
 
Surrounding Use and Zoning 
The property is located in an area with a mixture of residential and non-residential uses. A place of 
worship and small-scale offices are located to the north across Duluth Highway. Flex industrial 
buildings accessed by Northmont Parkway are located to the east. Brookhaven at Sugarloaf, a senior-
oriented attached villa community, is located farther east along Duluth Highway. The Hampton Place 
and Hampton Hall subdivisions are located to the south along McDaniel Road. The Village at Cardinal 
Lake subdivision is located to the west. The following is a summary of surrounding uses and zoning: 
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Project Summary 
The applicant requests rezoning of a 20.87-acre assemblage of five parcels from C-2 and O-I to R-TH 
for townhouses, including: 
 

• 170 townhouses, including 71 rear-loaded units and 99 front-loaded units, yielding a density of 
8.15 units per acre.  

• Two- and three-story townhouses with two-car garages and a minimum heated floor area of 
1,800 square feet.  

• Exterior building materials of brick and cementitious siding, board and batten, and shake with a 
brick water table.   

• 10.33 acres of open space, including 1.56 acres of usable open space comprised of a 
swimming pool and cabana, neighborhood park, dog park, and the existing pond with dock.  

• 66 on-street parallel parking spaces dispersed throughout the development.  
• Two stormwater management facilities: one on the eastern portion and one on the western 

portion of the property. 
• A 35-foot-wide undisturbed buffer along the property line abutting the Hampton Place 

subdivision, and a 35-foot-wide landscaped buffer along the property lines abutting the Village 
at Cardinal Lake and Hampton Hall subdivisions. 

• A 10-foot-wide landscape strip along Duluth Highway and McDaniel Road.  
• One full-access entrance and a 5-foot-wide sidewalk along both sides of McDaniel Road. Of 

note, a 12-foot-wide multi-use path will be provided along Duluth Highway during permitting.  
• Existing decorative stacked stone wall and landscaping features to remain. 

Zoning and Development Standards 
The following is a summary of applicable standards from the Unified Development Ordinance (UDO): 
 

Standard Required Proposed Meets 
Standard? 

Density Maximum 10 units per acre 8.15 units per acre YES  
Front Yard Minimum 10’ Minimum 10’ YES 
Rear Yard Minimum 20’ Minimum 20’ YES 
Side Yard Minimum 5’ Minimum 5’ YES 

Building Height Maximum 40’ Maximum 40’ YES 
Open Space Minimum 10% or 2.09 acres 49% or 10.33 acres YES 

Usable Open Space Minimum 5% or 1.04 acres 7% or 1.56 acres YES 
Guest Parking  Minimum 43 spaces 57 spaces YES 

Recreation Area Parking Minimum 9 spaces 9 spaces YES 

Location Land Use Zoning Density 
Proposed Townhouses R-TH 8.15 units per acre 

North Place of Worship 
Office 

R-100 
O-I 

N/A 
N/A 

East Industrial 
Senior-Oriented Villas 

M-2 
R-TH 

N/A 
5.19 units per acre 

South Single-Family Residential R-60 
R-75 

3.34 units per acre 
2.10 units per acre 

West Single-Family Residential R-ZT 4.38 units per acre 
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Standard Required Proposed Meets 
Standard? 

Zoning Buffer Minimum 35’ 0’ NO* 
Street Frontage Setback Minimum 40’ 27’ (Unit 5) NO* 

*The applicant has requested a variance from these standards. 
 
Public Participation 
A community meeting was held by a previous applicant for a 178-unit townhouse development on 
September 23, 2025, at the Duluth Festival Center. There were 19 community members in attendance, 
who raised concerns regarding traffic, density, stormwater management, and wetlands. A new 
applicant reinitiated the application after the initial community meeting. The current applicant held a 
meeting on October 29, 2025, at the same location, for a 170-unit townhouse development with greater 
separation between the proposed townhouses and the surrounding subdivisions. Those in attendance 
expressed concerns regarding traffic and density. The public participation plan and report are shown in 
Exhibit H. 
 
Staff Analysis 
Rezoning Request Analysis: The standards governing the exercise of zoning power are outlined in 
Section 270-20.6 of the UDO. Staff makes the following findings related to the zoning requests: 
 

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

The subject property abuts single-family detached uses to the west and south, office and 
institutional uses to the north, and industrial uses to the east. The proposed townhouses would 
provide an appropriate transition between residential and non-residential uses. The Brookhaven 
at Sugarloaf, an attached villa community is located to the east. The proposed rezoning will 
permit a use that is suitable in view of the use and development of adjacent and nearby 
property. 
 

B. Whether the proposed rezoning will adversely affect the existing use or usability of adjacent or 
nearby property. 

The subject property is zoned C-2 and O-I, which allows retail, service commercial, and office 
uses. The proposed townhouse development is less intense than the by-right uses, and would 
be more compatible with surrounding residential uses. In addition, a 35-foot buffer is provided 
abutting all single-family detached subdivisions. The proposed rezoning will not adversely affect 
the existing use or usability of adjacent or nearby property. 

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

currently zoned. 

The property has a reasonable economic use as currently zoned.  
 

D. Whether the proposed rezoning will result in a use which will or could cause an excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools. 

An increase in impacts on public facilities would be anticipated in the form of traffic, utility 
demand, and stormwater runoff; however, these impacts could be mitigated with appropriate 
conditions, site development requirements, and planning. The traffic impact study (Exhibit G), 
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which was based on 183 units, estimates the development would generate 89 morning and 106 
evening peak hour trips, and the level of service at the McDaniel Road and Duluth Highway 
intersection would remain unchanged. The traffic impact study does not recommend any 
roadway improvements However, given the existing level of service at the McDaniel Road and 
Duluth Highway intersection, staff has recommended a condition requiring a Stage 2 
Intersection Control Evaluation, and any recommended improvements. An increased impact is 
anticipated on school enrollment. Agency review comments related to any potential 
improvements concerning this rezoning request are attached (Exhibit I).  

 
E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan 

and Future Development Map; and 

The Unified Plan’s Future Development Map indicates “Neighborhood Traditional+” for the 
subject property, which encourages gentle density through smaller footprint homes in 
predominantly single-family residential areas. A variety of single-family attached and detached 
housing types are recommended for this future development type. Street and sidewalk 
connectivity are encouraged, and greens and passive parks are preferred park typologies. 

 
Townhouses are a recommended land use and R-TH is a recommended zoning district. The 
proposed rezoning is in conformity with the policy and intent of the Unified Plan and Future 
Development Map. 
 

 
 

F. Whether there are other existing or changing conditions affecting the use and development of 
the property which give supporting grounds for either approval or disapproval of the proposed 
rezoning. 

There are no other conditions giving support for approval or disapproval of the proposal. 
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Variance Requests and Analyses 
The applicant is seeking variances from the following provisions of Title II of the UDO: 

1. Section 210-120 Dimensional Standards. The applicant is requesting to reduce the 40-foot-
wide setback along McDaniel Farm to 27 feet for Unit 5. 

Analysis: Unit 5 could be relocated to achieve compliance without reducing the total unit count.  
 

2. Section 210-140.18 C. Townhouse Building Orientation. The applicant is requesting to orient 
the rears and sides of certain buildings toward external streets. 

Analysis: The proposed building layout matches the existing development pattern and would 
not nullify the intent of the UDO. 
 

3. Section 230-100.1 Zoning Buffers. The applicant is requesting to replace the undisturbed 
zoning buffers with landscaped buffers abutting the Hampton Hall and the Village at Cardinal 
Lake subdivisions. 

Analysis: The applicant is proposing to grade and replant the buffers to buffer standards. This 
request meets the spirit of the UDO while allowing for development of the property. 

 
Staff Recommendation 
Based on the staff’s evaluation of the request and the standards governing the exercise of zoning 
power, the Department of Planning and Development recommends APPROVAL WITH CONDITIONS of 
the rezoning request and APPROVAL of the following variances: 
 

1. To orient the rears and sides of certain townhouse buildings toward external streets. 
 

2. To replace the undisturbed zoning buffers with landscaped buffers abutting residential property 
lines. 

 
Staff recommends DENIAL of the following variance: 
 

1. To reduce the 40-foot-wide street frontage setback to 27 feet. 
 

Staff Recommended Conditions  
Approval as R-TH (Single-Family Townhouse District) for townhouses, subject to the following 
conditions: 
 

1. The development shall be limited to townhouses and accessory uses, not exceeding 170 units. 
 

2. The proposed development shall be constructed in general conformance with Exhibit B: Site 
Plan dated received October 27, 2025, and Exhibit C: Elevations, dated received October 23, 
2025, and October 29, 2025, with revisions required by zoning conditions and the Unified 
Development Ordinance, subject to the review and approval of the Department of Planning and 
Development. 
 

3. Residences shall have a minimum heated floor area of 1,800 square feet. 
   

4. Usable open space shall be provided in general conformance with Exhibit B: Site Plan dated 
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received October 27, 2025, including, but not limited to, a swimming pool with cabana, a 
neighborhood park with playground, and a dog park, subject to the review and approval of the 
Department of Planning and Development. 
 

5. Two full-access entrances shall be provided along McDaniel Road, in general conformance with 
Exhibit B: Site Plan dated received October 27, 2025, prior to the issuance of a Certificate of 
Occupancy, subject to the review and approval of the Gwinnett County Department of 
Transportation. 
 

6. A Stage 2 Intersection Control Evaluation (ICE) shall be submitted to the Gwinnett County 
Department of Transportation and the Georgia Department of Transportation, prior to the 
issuance of a land disturbance permit. Recommendations in the Stage 2 ICE shall be 
constructed, provided prior to the issuance of a Certificate of Occupancy, subject to review and 
approval of the Gwinnett County Department of Transportation and the Georgia Department of 
Transportation. 

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

 
8. All grassed areas within lots and usable open space shall be sodded. 
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Exhibits: 
A. Site Visit Photos
B. Site Plan
C. Building Elevations
D. Letter of Intent and Applicant’s Response to Standards
E. Application and Disclosure of Campaign Contributions
F. DWR Sewer Capacity Certification Letter
G. Traffic Impact Study
H. Public Participation Plan and Report
I. Internal and External Agency Review Comments
J. Maps
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Exhibit A: Site Visit Photos 
 

 

View of property frontage along McDaniel Road 
 

 

View of property frontage along Duluth Highway 
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View of existing pond on the property 
 

 

View of entrance feature and landscaping on the property 
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View of abutting residences in The Village at Cardinal Lake 
 

 

View of abutting residences in Hampton Hall 
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Exhibit B: Site Plan 
 

[attached] 
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Exhibit C: Building Elevations 
 

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

[attached] 
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Eric J. Nathan 

October 23, 2025 

VIA ELECTRONIC DELIVERY 

Gwinnett County 

Department of Planning and Development 
446 West Crogan Street 
Lawrenceville, Georgia 30046-2440 

5887 GLENRIDGE DRIVE NE 
SUITE 275 

ATLANTA, GEORGIA 30328 
T: (770) 392-9004 
F: (770) 522-9004 
W: WNPLLP.COM 

nathan@wnpllp.com 

RE: Letter of Intent in Support of the Rezoning Application, ZON2025-00052, of 

Walker Anderson Homes, LLC (the "Applicant") for+/- 20.872 acres located 

on McDaniel Road, Gwinnett County, Georgia (the "Property") owned by 

Bradenton Investors LLC (the "Property Owner") and Justification for 
Rezoning 

Sir or Madam: 

The above-named law firm serves as counsel to the Applicant and the Property Owner in 
connection with its submission of its Rezoning Application related to the Property, seeking 
rezoning of the Property from C2 and OI to R-TH to allow for the development of 170 residential 
units. 

Request for Rezoning 
Applicant seeks to rezone the Property from its current, no longer viable C2 and OI 

zoning to R-TH, consistent with the Gwinnett County Unified Development Ordinance 
("UDO"). The subject parcel is divided into two tracts on the north and south side of 
McDaniel Road and Hwy. 120. The total acreage being rezoned is 20.872 acres as shown on 
the survey by MDA dated 6-17-2020. The Applicant proposes 170 units on the Property as 
shown on the site prepared by Blue Landworks. These townhouses will have a minimum of 
three bedrooms and a minimum heated square footage of 1,800 sf each. The proposed 
townhouse development would have public streets. Applicant also seeks three variances 
to work through site conditions with regard to the layout. The requested variances are 
for Sections 210-140-18.C, 230.100.1 and 210-120. The open space will be landscaped 
where disturbed and will have an amenity with pool and cabana. 

Justification for Rezoning 

The portions of the UDO, as amended, which classify or condition the Property into 
any more or less intensive zoning classification and/or zoning conditions other than as 
requested by the Applicant are and would be unconstitutional in that they would destroy the 
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GWINNETT COUNTY  
PLANNING AND DEVELOPMENT│ PLANNING DIVISION 
RESPONSES TO STANDARDS GOVERNING THE 

EXERCISE OF ZONING POWER 
 
Pursuant to requirements of the United 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. 
 
 

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

Residential town home rezoning will be more similar to adjacent residential properties vs. the current 
commercial and industrial zoning. 

 
B. Whether a proposed rezoning will adversely affect the existing use or usability of adjacent or nearby property: 

Currently the existing use on the site is undeveloped.  Adjacent zoning is residential which is more compatible 
than existing commercial/industrial zoning. 

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

Currently the existing use on site is wooded. Research by the owner has deemed current commercial and office 
industrial zoning is not in demand or practical. 

 
D. Whether the proposed rezoning will result in a use which could cause an excessive or burdensome use of 

existing streets, transportation facilities, utilities, or schools: 

A traffic study was done by A&R engineering, which is attached, and they found there to be no major impacts if 
the site where to be developed. Utilities present on the site today. 

 
E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan and Future 

Development Map: 

A pre-submittal meeting was conducted on 02/24/25 and staff stated that our plan meets the future and use 
plan. 

 
F. Whether there are other existing or changing conditions affecting the use and development of the property 

which give supporting grounds for either approval or disapproval of the proposed rezoning: 

Market conditions support residential development vs. commercial and industrial zoning. 
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Exhibit E: Application and Disclosure of Campaign Contributions 
 

[attached] 
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Gwinnett County Planning Division
Rezoning Application 

Last Updated 12/2023 

 

3  

REZONING APPLICATION 
 

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

0 BAPPLICANT INFORMATION 1B            PROPERTY OWNER INFORMATION 

Name:     

Address:     

City:     

State:  ZIP:    

Phone:                 

Email:                                                                    

Name:     

Address:     

City:     

State:  ZIP:    

Phone:                 

Email:                                                                    

Contact Person:  Phone:    

Contact’s Email:    

APPLICANT IS THE: 

        Owner’s Agent              Property Owner                  Contract Purchaser 

 Current Zoning District(s):                  Requested Zoning District:                     

Parcel Number(s):    Acreage:                                              

Property Address(es):          

Proposed Development:        

Variance(s):                                                                              Waiver(s):                                              

RESIDENTIAL DEVELOPMENT 

No. of Dwelling Units:    

Dwelling Unit Sq. Ft.:    

Density:     

Floor Area Ratio (LRR, MRR, HRR):    

NON-RESIDENTIAL DEVELOPMENT 

No. of Buildings:                                                

Total Building Sq. Ft.:                                        

Floor Area Ratio:                                                

MIXED-USE DEVELOPMENT 

No. of Dwelling Units:    Dwelling Unit Sq. Ft.:                                              

Total Non-Residential Sq. Ft.:                            Floor Area Ratio:                                             

Walker Anderson Homes LLC Bradenton Investors, LLC

390 Brogdon Road 999 Peachtree Street Suite 855

Suwanee Atlanta

GA 30024 GA 30309-4452

404-210-9925 678-331-1661

cwoods@bfhcompany.com elterty@terry-corp.com

Eric Nathan 770-392-9004

nathan@wnpllp.com

OI C2 RTH
7119 100, 71119 114,7119 116,7119 118,7119 002A 20.872

McDaniel Road at Duluth Highway

Townhome Development

230.100.1, 210-140.18 C, 210-120

170

1800

8.15 units/acre
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GWINNETT COUNTY  
PLANNING AND DEVELOPMENT 

PROPERTY TAX VERIFICATION 

 
The undersigned certifies that all Gwinnett County property taxes billed to date for the parcel listed below have been paid  
in full to the Tax Commissioner of Gwinnett County, Georgia. In no such case shall an application or reapplication be 
processed without such property tax verification. 

 
Applicant Information 

 
Name: ____________________________________________________  

 
Signature: _________________________________________________ Date:  _______________________________________ 

 
Property Information 
 
Enter all parcel IDs in the table below. Search for Parcel ID 

 
Parcel ID(s) (by Applicant) Property Taxes Paid (Yes or No) (Tax Commissioner Use Only) 

  

  

  

  

  

  

  

  

  

  

  

  

  

 
Tax Commissioner Affirmation 
 
The payment of all property taxes billed to date for the above referenced parcels were verified by: 

 
Name: ____________________________________________________ Title:   _______________________________________ 

 
Signature: _________________________________________________ Date:  _______________________________________ 
 

Yes

Yes

Yes

Yes

Yes

Jacqueleen Garcia Tax Associate II

Jacqueleen Garcia 5/16/2025
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Exhibit F: DWR Sewer Capacity Certification Letter 
 

[attached] 
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Exhibit G: Traffic Impact Study 
 

[attached] 
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Exhibit H: Public Participation Plan and Report 
 

[attached] 
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Public Participation Plan 

1. Who do you intend to contact in addition to property owners within 1,000 feet of the
site, if any?

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

2. Where do you plan to host the Public Participation Meeting? Ensure that the meeting
is held in person at a convenient location for interested parties.

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

3. What date and time do you plan to host the Public Participation Meeting? Ensure that
the meeting is held at a convenient time for interested parties, e.g. not during typical
work hours on weekdays.

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

4. What is your method for providing opportunities for discussion with interested parties
at the Public Participation Meeting?

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________
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Public Participation Report - Meeting Background

The Public Participation meeting on September 23, 2025 was conducted primarily as a question 
and answer session, with the goal of listening to the neighbors’ concerns about the proposed 
townhome development.  The concerns were noted, neighborhood leaders exchanged contact 
information with Applicant’s Representative, Eric J. Nathan, Esquire and the communications 
channels were opened.  The Applicant and Owner took note of the expresses concerns and 
promised additional communication and a follow-up meeting.  The site plan was revised 
(through a dialogue with the replacement Applicant and Planning and Development Staff) and 
was shared with the neighbors prior to the follow-up meeting. 

At the follow-up meeting on October 28, 2025, a revised site plan was presented that added more 
green space, added amenities, including a dog park, a pool, a cabana and a playground, and 
density was reduced.  The replacement applicant is the actual builder/developer and its 
Representative took the lead in explaining the site plan, answering questions and showing actual 
elevations of townhomes it has built in the area that the attendees and other neighbors could visit.  
The dialogue was open, frank and at times spirited, but always respectful.  The concerns raised 
by the attendees were heard, addressed as appropriate and as possible, and further dialogue was 
encouraged between the date of the meeting and the date of the Planning Commission meeting.  
The Applicant did its best to address any issues within its control. 
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Public Participation Report - Meeting Response

The primary concern raised at the Public Participation meeting on September 23, 2025 was 
related to traffic at the McDaniel Road and Duluth Highway intersection.  The meeting was well 
attended by representatives from the neighborhoods off of McDaniel Road behind the Property 
and the attendees appeared to represent a well-organized neighborhood group.  Other concerns 
raised at the time were storm water control and the presence of wetlands.  The attendees also 
expressed concern about the density of the development, the lack of any amenities and the single 
car garages shown on the then current site plan. 

Following the change of Applicant, communications were sent to a representative group of the 
prior attendees (who had identified themselves at the prior meeting as neighborhood leaders) 
about a follow-up meeting and a revised site plan was circulated prior to the meeting, which was 
held at the Duluth Festival Center on October 29, 2025.  The meeting was well attended and the 
site plan details were presented to the attendees.  The primary concern again was traffic at the 
McDaniel Road/Duluth Highway intersection.  There was additional concern express about the 
density of the project with queries from the attendees about different uses for the property, 
including potentially detached single-family homes. 
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Exhibit I: Internal and External Agency Review Comments 

[attached] 
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE 

 

 

 

 Note: Attach additional pages, if needed  
Revised 7/26/2021 

 

  

TRC Meeting Date:  09.19.2025 
Department/Agency Name:  Transportation 
Reviewer Name:  Brent Hodges 
Reviewer Title:  Construction Manager 2 
Reviewer Email Address:  Brent.hodges@gwinnettcounty.com  
Case Number:  REZ2025-00025 
Case Address:  2449 Duluth Highway, Duluth, 30096 
                                      Comments:        X      YES      NO  

1  Duluth Highway (State Route 120) is a major arterial. The Average Daily Traffic (ADT) volume 
is 18,300. 

2  The nearest Ride Gwinnett facility is located 0.8 miles to the east of the site at Boggs Road 
and Duluth Highway (Stop #1002 / Route 10A and 10B). 

3  Per Section 360-100 of the UDO, a 12’ concrete trail shall be constructed along the frontage 
of Duluth Highway and a 5’ sidewalk along the McDaniel Road frontage. 

4  Per the submitted Traffic Impact Study: the site projects to add (65) AM NB approaches (25-
left/40-right) to the intersection of McDaniel Road and Duluth Highway and (42) PM NB 
approaches (16-left / 26-right). 

5  The NB approach fails in existing conditions in AM and shows a level of service E in PM peak 
hour. SB fails in both AM and PM in existing conditions. The AM NB approach projects to 
worsen from a 185.4 second delay to more than 300 seconds from the no-build to the build. 
The PM NB approach projects to worsen from 53.2 seconds to 107.1 seconds delay from the 
no-build to the build conditions. 

6    

7    

   Recommended Zoning Conditions:   X        YES    NO  
1  The applicant shall complete a Stage 2 Intersection Control Evaluation (ICE) in addition to 

the previously submitted Stage 1 ICE, for the intersection of Duluth Highway (SR 120) and 
McDaniel Road. Both the Stage 1 and Stage 2 ICE analyses shall be submitted to the Georgia 
Department of Transportation for review. 

2  The developer shall implement any improvements recommended in the Stage 1 and Stage 2 
Intersection Control Evaluations (ICE) for the intersection of Duluth Highway (SR 120) and 
McDaniel Road, subject to review and approval by the Georgia Department of 
Transportation (GDOT). If GDOT does not concur with the ICE analysis recommendations, 
the developer shall implement any improvements required by GDOT. 

3     

4     
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE 

 

 

 

 Note: Attach additional pages, if needed  
Revised 7/26/2021 

 

  

TRC Meeting Date:  
 

Department/Agency Name:  DWR 
Reviewer Name:  Lorraine Campagne 
Reviewer Title:  Section Manager 
Reviewer Email Address:  Lorraine.Campagne@gwinnettcounty.com 

Case Number:  REZ2025-00025 
Case Address:  2449 Duluth Hwy 
                                      Comments:        X      YES      NO  

1  Water: The proposed development may connect to an existing 12-inch water main on the 
northern-right-of-way of McDaniel Road. The existing 48-inch water main along the 
southern boundary of parcel 7119 002A and its associated easement must be avoided 
during all phases of construction, including grading, site preparation and building 
construction. 

2  Sewer: A Sewer Capacity Certification (C2025-088-04) was approved in April 2025 for 
183 townhomes. The proposed development plans to connect to an existing 8-inch 
gravity sewer within the McDaniel Road right-of-way. 

3     

4     

5     

6    

7    

   Recommended Zoning Conditions:  X         YES    NO  
1    Water: The existing 48-inch water main along the southern boundary of parcel 7119 002A and its associated 

easement must be avoided during all phases of construction, including grading, site preparation and building 
construction. 

2     

3     

4     

5    

6    
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Residential Rezoning Impact on Local Schools

Proposed Zoning 

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

Duluth High School 2428 2,650 -222 2,415 2,650 -235 2,390 2,650 -260 24
REZ2025-00025 Duluth Middle School 1200 1,775 -575 1,182 1,775 -593 1,215 1,775 -560 16

Harris Elementary School 646 750 -104 653 750 -97 644 750 -106 31
Mountain View High School 2217 2,300 -83 2,250 2,300 -50 2,284 2,300 -16 4

REZ2025-00028 Twin Rivers Middle School 1702 2,150 -448 1,720 2,150 -430 1,737 2,150 -413 3
Freemans Mill Elementary School 1000 925 75 981 925 56 972 925 47 6
Archer High School 2933 3,325 -392 2,977 3,325 -348 3,005 3,325 -320 35

ZON2025-00044 McConnell Middle School 1967 1,775 192 2,005 1,775 230 2,045 1,775 270 24
Harbins Elementary School 1303 1,225 78 1,329 1,225 104 1,355 1,225 130 45

2025-26 2026-27 2027-28

Prepared for Gwinnett County BOC, November, 2025
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Exhibit J: Maps 
 

[attached] 
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Planning Commission Advertised Public Hearing Date: 12/2/2025 (Public Hearing Tabled to 
1/6/2026) 
Board of Commissioners Advertised Public Hearing Date: 12/9/2025 (Public Hearing Tabled to 
1/27/2025) 

 

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Number: REZ2025-00031 
Current Zoning: RA-200 (Agriculture-Residence District)  
Request: Rezoning to OSC (Open Space Conservation District) 
Additional Requests:  Variances and Waiver 
Addresses:  2712, 2732, 2762, 2782, and 2800 Harbins Road (portion) 
Map Numbers:  R5356 002, 003, 017, 018, and 051 (portion) 
Site Area:  39.86  
Units:  86   
Proposed Development: Single-Family Detached Subdivision 
Commission District:  District 3 – Commissioner Watkins 
Future Development Type: Rural 
 
Staff Recommendation:   APPROVAL WITH CONDITIONS  
 
Planning Commission 
Recommendation:   PUBLIC HEARING TABLED TO JANUARY 6, 2026 
 

  



Applicant: Taylor Morrison of Georgia, LLC Owner: Jeffrey Threat 
 c/o Mahaffey Pickens Tucker, LLP  720 Ivy Lea Drive 
 1550 North Brown Road, Suite 125  Lawrenceville, GA 30045 
 Lawrenceville, GA 30043   
    

Contact:  Gabrielle Schaller                 Phone:              770.232.0000 
                                                                                                                                                                                                                                     
Zoning History  

The subject property is zoned RA-200 (Agriculture-Residence District). No prior zoning requests are on 
record for this property.  
 
Existing Site Condition 
The subject property is a 39.86-acre assemblage of five parcels located at the intersection of Harbins 
Road and Whitley Road. The property contains two single-family homes and multiple accessory 
buildings, with mature trees along the northern property line. A stream and a pond are located along the 
northern and western property lines. A 50-foot-wide pipeline easement runs through the property. There 
are no sidewalks along Harbins Road or Whitley Road. The nearest Ride Gwinnett transit stop is 
approximately 11.5 miles from the property. 
 
Surrounding Use and Zoning 
The property is surrounded by residences on large lots and an open space conservation subdivision. 
Residences on large lots are located to the north, west, and south. A single-family residence on a large 
lot, and the Apalachee Hills subdivision, which is currently under development, are located to the east. 
Two recently-approved OSC subdivisions are located farther north on Whitley Road. Farther west is the 
Fairfield Plantation subdivision accessed from Kilcrease Road. The following is a summary of 
surrounding uses and zoning:  
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Project Summary 
The applicant requests rezoning of a 39.86-acre assemblage of five properties from RA-200 to OSC for 
a single-family detached subdivision, including: 
 

• 86 single-family detached residences on lots ranging from 5,200 to 7,475 square feet, yielding a 
density of 2.16 units per acre. 

• One- and two-story residences with minimum heated floor areas of 1,800 and 2,600 square feet, 
respectively. 

• Front-loaded, two-car garages for each residence. 
• Exterior building materials of cementitious siding and a brick water table on the front façade, 

and cementitious siding on the side and rear façades.   
• 15.97 acres of open space, including 5.91 acres of usable open spaces comprised of an 

amenity area with pickleball courts and a playground, a dog park, pocket parks, and 5-foot-wide 
gravel walking paths. 

• 10 parking spaces for the amenity area and mail kiosk. 
• Six stormwater facilities dispersed throughout the development. 
• A 40-foot-wide setback with a 10-foot-wide landscape strip along Harbins Road. 
• A stub street for future vehicular connection to the property to the north.  
• Two full-access entrances (one along each road frontage), as well as a five-foot-wide sidewalk 

along the Harbins Road frontage and a portion of the Whitley Road frontage. 
 
Zoning and Development Standards 
The following is a summary of applicable standards from the Unified Development Ordinance (UDO):  
 

Standard Required Proposed Meets Standard? 
Project Area Minimum 10 acres  39.86 acres YES 

Density Maximum 2.5 units per acre 2.16 units per acre YES 
Lot Size Minimum 5,000 square feet Minimum 5,200 square feet YES 

Lot Width Minimum 50’ Minimum 50’ YES 
Lot Coverage Maximum 70% Maximum 50% YES 

Front Yard Minimum 10’ Minimum 10’ YES 
Rear Yard Minimum 20’ Minimum 20’ YES 
Side Yard Minimum 5’ Minimum 5’ YES 

Building Height Maximum 35’ Maximum 35’ YES 
Open Space Minimum 40% or 15.95 acres 40% or 15.97 acres YES 

Usable Open Space Minimum 20% or 7.96 acres 14.8% or 5.91 acres No* 
* The applicant is requesting a variance from the standard. 

Location Land Use Zoning Density 
Proposed Single-Family Residential OSC 2.16 units per acre 

North Single-Family Residential 
RA-200 

OSC 
OSC 

0.21 units per acre 
1.83 units per acre (approved) 
1.83 units per acre (approved) 

East Single-Family Residential (Apalachee Hills) 
Single-Family Residential 

OSC 
RA-200 

2.00 units per acre  
0.1 units per acre 

South Single-Family Residential RA-200 0.23 units per acre 

West Single-Family Residential 
Single-Family Residential (Fairfield Plantation) 

RA-200 
R-100 

0.13 units per acre 
1.31 units per acre 
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Public Participation 
The applicant held a community meeting on September 18, 2025, at the K Authentic Event Venue in 
Bethlehem. There were five community members in attendance, who raised questions regarding open 
space, traffic impact, number of homes, and stormwater runoff. The applicant responded by reducing 
the number of units and proposing a deceleration lane. The public participation plan and report are 
shown in Exhibit H. 
 
Staff Analysis 
Rezoning Request Analysis: The standards governing the exercise of zoning power are outlined in 
Section 270-20.6 of the UDO. Staff makes the following findings related to the zoning requests: 
 

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

The proposed rezoning will permit a single-family detached subdivision in a residential area. 
Three OSC subdivisions were approved in close proximity to the site, one to the east and two to 
the north. The proposed rezoning will permit a use that is suitable in view of the use and 
development of adjacent and nearby property. 
 

B. Whether the proposed rezoning will adversely affect the existing use or usability of adjacent or 
nearby property. 

The proposal is compatible with the character and development pattern of nearby residential 
subdivisions. Staff has recommended a condition requiring 50 percent brick and/or stacked 
stone for the front façade, to ensure compatibility with surrounding neighborhoods. With proper 
conditions, the proposed rezoning will not adversely affect the existing use or usability of 
adjacent or nearby property. 

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

currently zoned. 

The property has a reasonable economic use as currently zoned.  
 

D. Whether the proposed rezoning will result in a use which will or could cause an excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools. 

An increase in impacts on public facilities would be anticipated in the form of traffic, utility 
demand, and stormwater runoff; however, these impacts could be mitigated with appropriate 
conditions, site development requirements, and planning. The traffic impact study (Exhibit H), 
which was based on 96 units, estimates that the development would generate 72 morning and 
96 evening peak hour trips. The levels of service of nearby intersections would not be impacted, 
except that the level of service of the Harbins Road and Kilcrease Road intersection would 
decrease from D to E for morning northbound traffic. The traffic impact study recommends a 
deceleration lane along Harbins Road. Staff has recommended conditions regarding entrance 
configuration and inter-parcel connection. An increased impact is anticipated on school 
enrollment. Agency review comments related to any potential improvements concerning this 
rezoning request are attached (Exhibit J).  
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E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan 
and Future Development Map; and 

The Unified Plan's Future Development Map indicates "Rural" for the subject property. This 
future development type strives to maintain a low-intensity, pastoral character of the outermost 
parts of the County. Although OSC is not a recommended zoning district, single-family 
residential development is a recommended use. The proposed rezoning is in general conformity 
with the policy and intent of the Unified Plan and future development map. 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

F. Whether there are other existing or changing conditions affecting the use and development of 
the property which give supporting grounds for either approval or disapproval of the proposed 
rezoning. 

There are no other conditions giving support for approval or disapproval of the proposal. 
 

Variance Requests and Analysis:  

The applicant is seeking variances from the following provisions of Title II of the UDO: 
 

1. Section 212-30. Usable Open Space. The applicant is requesting to reduce the required usable 
open space from 20% to 14.8%. 

Analysis: The applicant is providing a sizable number of amenities and improved open space. 
Although this application was received prior to the adoption of the recent UDO amendment, the 
current UDO only requires 10% usable open space.  
 

2. Section 212-60.1.A.3 Steep Slopes. The applicant is requesting to encroach into slopes greater 
than 40%. 

Analysis: The steep slope is located along the streams, and the request is necessary to allow 
stream crossings for internal streets.  

 
3. Section 212-60.7.B Cul-de-sac Street. The applicant is requesting to allow a cul-de-sac street. 

REZ2025-00031 Page 5 of 75 MR



Analysis: Cul-de-sac streets in OSC developments should be limited to areas with environmental 
and/or topographic constraints. These constraints are not present in the location of the 
proposed cul-de-sac, and therefore approval of the variance would nullify the intent of the UDO. 

 

Waiver Request and Analysis 

The applicant is seeking a waiver from the following provision of Title III of the UDO: 

1. Section 360-90.1 Sidewalk Requirements. The applicant is requesting not to provide sidewalk 
north of the Whitley Road entrance. 

Analysis: Installing sidewalk along this portion of Whitley Road would require land disturbance 
within the stream buffer and the pipeline easement. Approval of the requested waiver would not 
nullify the intent of the UDO. 

 
Staff Recommendation 
Based on the staff’s evaluation of the request and the standards governing the exercise of zoning 
power, the Department of Planning and Development recommends APPROVAL WITH CONDITIONS of 
the rezoning and APPROVAL of the following variance and waiver requests: 
 

1. To reduce the percentage of usable open space to 14.8%. 
 

2. To encroach into slopes greater than 40%. 
 

3. To not provide a sidewalk along Whitley Road north of the subdivision entrance.  
 
Staff recommends DENIAL of the following variance: 
 

1. To allow a cul-de-sac street within an OSC zoned development. 
 
Staff Recommended Conditions  
Approval as OSC (Open Space Conservation District) for a single-family detached subdivision, subject 
to the following conditions: 
 

1. The development shall be limited to single-family detached dwellings and accessory uses and 
structures, not exceeding 86 units. 
 

2. The proposed development shall be constructed in general conformance with Exhibit B: Site 
Plan dated received November 10, 2025, with revisions required by zoning conditions and the 
Unified Development Ordinance, subject to the review and approval of the Department of 
Planning and Development. 
 

3. The front façades of residences shall contain at least 50 percent brick and/or stone, subject to 
the review and approval of the Department of Planning and Development. 
 

4. The minimum heated floor area shall be 1,800 square feet for one-story residences and 2,600 
square feet for two-story residences. 
 

5. Usable open space shall be provided in general conformance with Exhibit B: Site Plan dated 
received November 10, 2025, including, but not limited to, pocket parks, a dog park, pickle ball 

REZ2025-00031 Page 6 of 75 MR



courts, a playground, and walking paths, subject to the review and approval of the Department 
of Planning and Development. 
 

6. Provisions for future inter-parcel access shall be provided to the remainder of Parcel R5356 051, 
subject to the review and approval of the Department of Planning and Development. 
 

7. The following roadway improvements shall be provided in general conformance with Exhibit B: 
Site Plan dated received November 10, 2025, prior to the issuance of a Certificate of Occupancy, 
subject to the review and approval of the Gwinnett County Department of Transportation: 

a. A full-access entrance with a deceleration lane and a left-turn lane along Harbins Road. 
b. A full-access entrance with a deceleration lane along Whitley Road. 

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

 
9. All grassed areas within lots, and usable open space shall be sodded. 
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Exhibits: 
A. Site Visit Photos 
B. Site Plan 
C. Existing Features and Site Analysis Plan for OSC  
D. Building Elevations 
E. Letter of Intent and Applicant’s Response to Standards 
F. Application and Disclosure of Campaign Contributions 
G. DWR Sewer Capacity Certification Letter 
H. Traffic Impact Study  
I. Public Participation Plan and Report 
J. Internal and External Agency Review Comments 
K. Maps  
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Exhibit A: Site Visit Photos  
 

 

View of property 
 

 

View of property 
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View of Harbins Road frontage 
 

 

View of Whitley Road frontage 
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View of adjacent OSC subdivision 
 

 

View of property from adjacent OSC subdivision 
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Exhibit B: Site Plan 
 

[attached] 
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Exhibit C: Existing Features Site Analysis Plan for OSC 
 

[attached] 
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Exhibit D: Building Elevations 
 

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

[attached] 
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Sugarloaf Office  ||  1550 North Brown Road, Suite 125, Lawrenceville, Georgia 30043   
NorthPoint Office  ||  11175 Cicero Drive, Suite 100, Alpharetta, Georgia 30022  

TELEPHONE  770 232 0000 
FACSIMILE 678 518 6880 

 www.mptlawfirm.com 

 

 
Matthew P. Benson 
Catherine W. Davidson 
Gerald Davidson, Jr.* 
Brian T. Easley 
Rebecca B. Gober 
Christopher D. Holbrook 
Jessica P. Kelly 
Shane M. Lanham 
 

 
 
 
 
 
 

Jeffrey R. Mahaffey 
Julia A. Maxwell 
Steven A. Pickens 
Jack M. Ryan 
Gabrielle H. Schaller 
S. Tess Shaheen 
Andrew D. Stancil 
R. Lee Tucker, Jr. 
 
*Of Counsel 

 
LETTER OF INTENT FOR REZONING APPLICATION 

 
 

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

application (the “Application”) on behalf of Taylor Morrison of Georgia, LLC, (the “Applicant”) 

requesting the rezoning of an approximately 39.859-acre tract of land (the “Property”) situated 

along Harbins Road just east of its intersection with Whitley Road. The Property is located within 

the Rural Future Development Type Area of the Gwinnett County 2045 Unified Plan (the “2045 

Plan”) and is currently zoned RA-200.  

The Applicant submits the Application requesting to rezone the Property to the OSC (Open 

Space Conservation District) zoning classification of the Gwinnett County Unified Development 

Ordinance (the “UDO”) to develop the Property as an attractive detached, single-family residential 

community. The proposed development would include 86 single-family detached homes at an 

overall density of 2.2 units per acre. Homes in the proposed community would be compatible with 

homes in the surrounding area and attractive architectural elements which would meet or exceed 

the requirements of the UDO’s Architectural Design Standards for Detached Residential 

Buildings. Building façades of the proposed homes would include brick, wood, Hardie Board Lap 

Siding, and/or board and batten as depicted in the building elevations submitted with the 

Application.   
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All the homes would include two-car garages and would have a minimum heated floor area of 

1,800 square feet for single-story and 2,600 square feet for two-story homes. Further, sewer and 

water utilities are both available in the immediate vicinity. Residents and visitors would access the 

neighborhood by either entrance on Whitley Road or Harbins Road. The open space will be 

activated with amenities including pocket parks, pickle ball courts, and a dog park for the use and 

enjoyment of residents.  

In order to use the Property as set forth on the submitted site plan and the Application, the 

Applicant also requests the following relief from the UDO: 

• A variance from §212-30 for a 50% reduction of the required usable open space. 

• A variance from §210-60.7.B to allow a cul-de-sac street. 

• A variance from §212-60.1.A.3 to allow for encroachment into slopes greater than 

40%. 

• A waiver from §360-90.1 to not provide a sidewalk connection along Whitley Road.  

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

policies of the Gwinnett County 2045 Unified Plan (the “2045 Plan”). The surrounding area is 

characterized primarily by residential development including communities zoned R-100, R-140, 

OSC, and RA-200. The proposed development is also in line with the policies of the 2045 Plan 

which broadly promotes residential development and encourages a variety of housing types. 

Chapter 4: Housing of the 2045 Plan provides abundant data and statistics that reflect a housing 

shortage in Gwinnett County. In the Needs & Opportunities section of Chapter 4, the 2045 Plan 

identifies a need of “More Housing Development” and provides that the “housing shortage inhibits 

population growth, business attraction, and other economic development by raising housing prices 
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and failing to accommodate new residents. A higher volume of housing development is needed to 

meet economic goals and countywide growth potential.” 

Additionally, the proposed development is in line with the spirit and intent of the 2045 Plan 

for the Rural Future Development Area. The 2045 Plan lists single-family residential, 

conservation, and parks/open space as appropriate uses for future development in the Rural Future 

Development Area, all of which the proposed development provides. The proposed residential 

development would continue the residential development pattern in the area and provide high-

quality, attractive homes which complement the land use mix while preserving and activating 

natural spaces for residents to enjoy. 

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

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

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

herewith.  The Applicant respectfully requests your approval of these Applications.   

 
Respectfully submitted this 24th day of October, 2025. 
 
       

MAHAFFEY PICKENS TUCKER, LLP 

      Gabrielle H. Schaller    
      Gabrielle H. Schaller 
      Attorneys for Applicant 
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GWINNETT COUNTY  
PLANNING AND DEVELOPMENT│ PLANNING DIVISION 
RESPONSES TO STANDARDS GOVERNING THE 

EXERCISE OF ZONING POWER 
 
Pursuant to requirements of the United 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. 
 
 

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

Yes, approval of the Rezoning Application will permit a use that is suitable in view of the use and development 
of adjacent and nearby property. The proposed residential development is compatible with existing residential 
uses. 
 

B. Whether a proposed rezoning will adversely affect the existing use or usability of adjacent or nearby property: 

No, approval of the Rezoning Application will not adversely affect the existing use or usability of any of the 
nearby properties. Rather, the proposed development will complement the housing mix of the surrounding area. 
 

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

Due to the size, location, layout, and dimensions of the subject property, the Applicant submits that the Property 
does not have a reasonable economic use as currently zoned. 
 

D. Whether the proposed rezoning will result in a use which could cause an excessive or burdensome use of 
existing streets, transportation facilities, utilities, or schools: 

No, approval of the Rezoning Application will not result in an excessive or burdensome use of the surrounding 
infrastructure systems. The proposed development has direct access to Harbins Road and Whitley Road. 
Additionally, water and sewer utilities are present in the immediate vicinity. 
 

E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan and Future 
Development Map: 

Yes, approval of the Rezoning Application is in conformity with the policy and intent of the Gwinnett County 
2045 Unified Plan, which specifically recommends single-family homes and open space as appropriate uses. 
 

F. Whether there are other existing or changing conditions affecting the use and development of the property 
which give supporting grounds for either approval or disapproval of the proposed rezoning: 

The Applicant submits that the quality of proposed homes, and the large amount of usable green space 
throughout the development provide supporting grounds for approval of the Application. 
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Exhibit F: Application and Disclosure of Campaign Contributions 
 

[attached] 
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Gwinnett County Planning Division 
Rezoning Application 

Last Updated 12/2023 
REZONING APPLICATION 

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

0 BAPPLICANT INFORMATION 1B            PROPERTY OWNER INFORMATION 

Name: 

Address: 

City: 

State: ZIP: 

Phone: 

Email: 

Name: 

Address: 

City: 

State: ZIP: 

Phone: 

Email: 

Contact Person: Phone: 

Contact’s Email: 

APPLICANT IS THE: 

  Owner’s Agent    Property Owner    Contract Purchaser 

 Current Zoning District(s):  Requested Zoning District: 

Parcel Number(s):  Acreage: 

Property Address(es):  

Proposed Development: 

Variance(s):          Waiver(s): 

NON-RESIDENTIAL DEVELOPMENT 

No. of Buildings:           

Total Building Sq. Ft.:         

Floor Area Ratio:        

MIXED-USE DEVELOPMENT 

No. of Dwelling Units:    Dwelling Unit Sq. Ft.: 

Total Non-Residential Sq. Ft.:  Floor Area Ratio:   

1550 North Brown Road, Suite 125

Lawrenceville

Georgia 30043

770-232-0000

GSchaller@MPTLawfirm.com

Gabrielle Schaller   770-232-0000

Gschaller@MPTLawfirm.com

R-200 OSC

5356 002, 003, 017, 018, and 051 (portion) +/- 39.86

 2712, 2732, 2762, 2782, and 2800 Harbins Road

 Single-Family Detached Subdivision

RESIDENTIAL DEVELOPMENT 

No. of Dwelling Units:   86

 Dwelling Unit Sq. Ft.:   

Density:   

Floor Area Ratio (LRR, MRR, HRR):   

N/A

N/A

N/A

Jeffrey Threat 

720 Ivy Lea Drive

Lawrenceville 

Georgia 30045

770-232-0000

GSchaller@MPTLawfirm.com

x

1,800 square feet one-story
2,600 square feet two-story

2.16 units per acre

N/A

Taylor Morrison of Georgia, LLC  c/o 
Mahaffey Pickens Tucker LLP

       See letter of intent
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Exhibit G: DWR Sewer Capacity Certification Letter 
 

[attached] 
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Exhibit H: Traffic Impact Study 
 

[attached] 
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T R A F F I C  I M P A C T  S T U D Y

F O R

P R O P O S E D M A S T E R  P L A N N E D  R E S I D E N T I A L  

D E V E L O P M E N T  O N H A R B I N S R O A D

G W I N N E T T  C O U N T Y , G E O R G I A

Prepared for:
Planners & Engineers Collaborative
350 Research Court
Peachtree Corners, GA 30092

Prepared By:

September 16, 2025
A & R Project # 25-123

A&R Engineering Inc.
2160 Kingston Court, Suite O
Marietta, GA 30067
Tel: (770) 690-9255 Fax: (770) 690-9210
www.areng.com
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A&R Engineering Inc.
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1 . 0 I N T R O D U C T I O N

The purpose of this study is to determine the traffic impact from the proposed residential development 
that will be located at the northeast corner of the intersection of Whitley Road at Harbins Road in
Gwinnett County, Georgia. The traffic analysis includes evaluation of the current operations and future 
conditions with the traffic generated by the development. The proposed residential development will 
consist of 96 single-family detached homes and proposes two full-access driveways: one located on 
Whitley Road, and the other on Harbins Road.

The AM and PM peak hours have been analyzed in this study. In addition to the site access points, this 
study includes the evaluation of traffic operations at the intersections of:

1. Harbins Road at Indian Shoals Road SE
2. Harbins Road at Whitley Road
3. Harbins Road at Kilcrease Road/Berry Hall Road SE

Recommendations to improve traffic operations have been identified as appropriate and are discussed 
in detail in the following sections of the report. The location of the development and the surrounding 
roadway network are shown in Figure 1.
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2 . 0 E X I S T I N G  F A C I L I T I E S  / C O N D I T I O N S

2.1 Roadway Facilities  
The following is a brief description of each of the roadway facilities located in proximity to the site: 

2.1.1 Harbins Road
Harbins Road is an east-west, two-lane, undivided roadway with a posted speed limit of 50 mph in the 
vicinity of the site. Georgia Department of Transportation (GDOT) traffic counts (Station ID: 135-7369) 
indicate that the daily traffic volume on Harbins Road between Kilcrease Road and Whitley Road in 2024 
was 3,700 vehicles per day. Gwinnett County classifies Harbins Road as a Major Collector roadway per 
the GCDOT Long Range Road Classification (LRCC) map. 

2.1.2 Indian Shoals Road SE 
Indian Shoals Road SE is a north-south, two-lane, undivided roadway with a posted speed limit of 35
mph in the vicinity of the site. 

2.1.3 Whitley Road 
Whitley Road is a north-south, two-lane, undivided residential roadway with a posted speed limit of 40 
mph north of Harbins Road. 

2.1.4 Berry Hall Road SE 
Berry Hall Road SE is a north-south, two-lane, undivided roadway with a posted speed limit of 40 mph in 
the vicinity of the site.  

2.1.5 Kilcrease Road 
Kilcrease Road is a north-south, two-lane, undivided roadway with a posted speed limit of 40 mph in the 
vicinity of the site. 
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3 . 0 S T U D Y  M E T H O D O L O G Y

In this study, the methodology used for evaluating traffic operations at each of the subject intersections 
is based on the criteria set forth in the Transportation Research Board Highway Capacity Manual, 6th

edition (HCM 6). Synchro software, which utilizes the HCM methodology, was used for the analysis. The 
following is a description of the methodology employed for the analysis of unsignalized and signalized 
intersections. 

3.1 Unsignalized Intersections
For unsignalized intersections controlled by a stop sign on minor streets, the level of service (LOS) for 
motor vehicles with controlled movements is determined by the computed control delay according to 
the thresholds stated in Table 1 below. LOS is determined for each minor street movement (or shared 
movement), as well as major street left turns. LOS is not defined for the intersection as a whole or for 
major street approaches. The LOS of any controlled movement which experiences a volume-to-capacity 
ratio greater than 1 is designated as “F” regardless of the control delay. 
 
Control delay for unsignalized intersections includes initial deceleration delay, queue move-up time, 
stopped delay, and final acceleration delay. Several factors affect the control delay for unsignalized 
intersections, such as the availability and distribution of gaps in the conflicting traffic stream, critical 
gaps, and follow-up time for a vehicle in the queue. 
 
Level of service is assigned a letter designation from “A” through “F”. Level of service “A” indicates 
excellent operations with little delay to motorists, while level of service “F” exists when there are 
insufficient gaps of acceptable size to allow vehicles on the side street to cross the main road without 
experiencing long total delays.  
 

Table 1 – Level-of-service Criteria for Unsignalized Intersections 

Control Delay (sec/vehicle) 
LOS by Volume-to-Capacity Ratio*

 v/c > 1.0 
 10 A F

> 10 and 15 B F
> 15 and 25 C F
> 25 and 35 D F
> 35 and 50 E F

> 50 F F
*The LOS criteria apply to each lane on a given approach and to each approach on the minor street. LOS is not calculated for  

                major-street approaches or for the intersection. 
Source: Highway Capacity Manual, 6th edition, Exhibit 20-2 LOS Criteria: Motorized Vehicle Mode 
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3.2 Signalized Intersections
According to HCM procedures, LOS can be calculated for the entire intersection, each intersection 
approach, and each lane group. HCM uses control delay alone to characterize LOS for the entire 
intersection or an approach. Control delay per vehicle is composed of initial deceleration delay, queue 
move-up time, stopped delay, and final acceleration delay. Both control delay and volume-to-capacity 
ratio are used to characterize LOS for a lane group. A volume-to-capacity ratio of greater than 1.0 for a 
lane group indicates failure from capacity perspective. Therefore, such a lane group is assigned LOS F 
regardless of the amount of control delay.  
 
Table 2 below summarizes the LOS criteria from HCM for motorized vehicles at signalized intersection. 
 

Table 2 – Level-of-service Criteria for Signalized Intersections

Control Delay (sec/vehicle) * 
LOS for Lane Group by Volume-to-Capacity 

Ratio*
v/c > 1.0

10 A F 
> 10 and  20 B F 
> 20 and  35 C F 
> 35 and  55 D F 
> 55 and  80 E F 

> 80 F F 

*For approach-based and intersection wide assessments, LOS is defined solely by control delay 
Source: Highway Capacity Manual, 6th edition, Exhibit 19-8 LOS Criteria: Motorized Vehicle Mode 

 
LOS A is typically assigned when the volume-to-capacity (v/c) ratio is low and either progression is 
exceptionally favorable, or the cycle length is very short. LOS B is typically assigned when the v/c ratio is 
low and either progression is highly favorable, or the cycle length is short. However, more vehicles are 
stopped than with LOS A. LOS C is typically assigned when progression is favorable, or the cycle length is 
moderate. Individual cycle failures (one or more queued vehicles are not able to depart because of 
insufficient capacity during the cycle) may begin to appear at this level. Many vehicles still pass through 
the intersection without stopping, but the number of vehicles stopping is significant. LOS D is typically 
assigned when the v/c ratio is high and either progression is ineffective, or the cycle length is long. There 
are many vehicle-stops and individual cycle failures are noticeable. LOS E is typically assigned when the 
v/c ratio is high, progression is very poor, the cycle length is long, and individual cycle failures are 
frequent. LOS F is typically assigned when the v/c ratio is very high, progression is very poor, the cycle 
length is long, and most cycles fail to clear the queue. 
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4 . 0 A D D I T I O N A L  I N F O R M A T I O N  – G W I N N E T T  

C O U N T Y  L E V E L  2 T R A F F I C  I M P A C T  S T U D Y   
The following sections have been included per Gwinnett County’s Traffic Impact Study Guidelines 
(updated June 30, 2023) to meet the requirements of a Level 2 traffic study. Additional information 
regarding access management/spacing, intersection sight distance, or connectivity and circulation 
should be requested from the civil site engineer. 

4.1 Future ADT Volumes 
According to GDOT traffic counts data, the daily traffic volume on Harbins Road in 2024 was 3,700 
vehicles per day between Kilcrease Road and Whitley Road. Based on the proposed site traffic 
generation/distribution, it is estimated that the ADT on this section of Harbins Road would be 
approximately 4,200 vehicles per day following the completion of the development in 2027. Given how 
these estimated increased also factor in an assumed yearly growth rate of 1% from 2024 to 2027, it can 
be concluded that the impact of the proposed site on the ADTs for the roadway within the study 
network will be minimal.  

4.2 Truck Volumes and Circulation 
Since the proposed site will be residential use, it is not expected to have any notable impact on truck 
volumes/circulation in the study network. 

4.3 Summary of Existing Pedestrian and Bicycle Facilities and 
Connectivity 

There are no existing pedestrian crosswalks at any of the intersections in the study network, nor are 
there any sidewalks along these roadways within the vicinity of the site. This study does not include any 
recommendations for new pedestrian and/or bicycle facilities within or near the study network. Any 
additional information regarding planned pedestrian and/or bicycle facilities within the proposed 
residential development itself should be requested from the civil site engineer. 

4.4 Existing Transit Routes and Stops/Proposed Transit Routes 
None of Gwinnett County’s current transit routes or stops are located on or near the Harbins Road 
corridor that falls within the study network. There are no bus stops located within a 1-mile radius of the 
proposed development. No transit routes have been proposed to service this development in the future. 

4.5 Traffic Operation Analysis Requirements 
A detailed description of the study methodology is available in section 3 on pages 4-5. A description of 
the site trip generation and distribution estimations is available on page 13. Descriptions of the 
methodology for the future “no-build” and “build” traffic volume projections are available on page 15. 

4.6 Future Identified Projects (i.e., GCCTP, GDOT, SPLOST) 
There are no planned/scheduled GDOT/Gwinnet County projects that will be completed within the study 
network or have an impact on the study network. 
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5 . 0 E X I S T I N G  2 0 2 5 T R A F F I C  A N A L Y S I S

5.1 Existing Traffic Volumes 
Existing traffic counts were obtained at the following study intersections:

1. Harbins Road at Indian Shoals Road SE 
2. Harbins Road at Whitley Road 
3. Harbins Road at Kilcrease Road/Berry Hall Road SE 

Turning movement counts were collected on Tuesday, September 09, 2025. All turning movement 
counts were recorded during the AM and PM peak hours between 7:00 am to 9:00 am and 4:00 pm to 
6:00 pm, respectively. The four consecutive 15-minute interval volumes that produced the highest 
volume at the intersections were then determined. These volumes make up the peak hour traffic 
volumes for the intersections counted and are shown in Figure 2. The existing traffic control and lane 
geometry for the study intersections are shown in Figure 3. 

REZ2025-00031 Page 49 of 75 MR



REZ2025-00031 Page 50 of 75 MR



REZ2025-00031 Page 51 of 75 MR



A&R Engineering Inc. 
10 

5.2 Existing Traffic Operations
The existing 2025 traffic operations were analyzed at the study intersections in accordance with the 
HCM methodology. The results of the analysis are shown in Table 3.  

Table 3 – Existing Intersection Operations 

Intersection Traffic Control 
LOS (Delay)

AM Peak Hour PM Peak Hour

1 
Harbins Road at Indian Shoals Road SE
-Westbound Left 
-Northbound Approach

Stop-Controlled 
on NB Approach A (7.7) 

B (10.4)
A (8.0) 

B (10.4)

2 

Harbins Road at Whitley Road 
-Eastbound Left 
-Westbound Left 
-Northbound Approach 
-Southbound Approach

Stop-Controlled 
on NB and SB 
Approaches 

A (0.0) 
A (0.0) 

B (11.2) 
B (11.4)

A (0.0) 
A (0.0) 

B (12.0) 
B (11.8)

3 

Harbins Road at Berry Hall Road SE/Kilcrease Road 
-Eastbound Approach 
-Westbound Approach 
-Northbound Approach 
-Southbound Approach 

Signalized 

C (24.6)
A (8.2) 
A (7.7) 

D (48.0) 
D (36.7) 

B (18.5)
A (5.4) 
A (3.7) 

D (54.2) 
D (51.2) 

The results of the existing traffic operations analysis indicate that the signalized study intersection 
Harbins Road at Berry Hall Road SE/Kilcrease Road is operating at an overall level of service “C” or better 
in both the AM and PM peak hours. The stop-controlled approaches at the unsignalized study 
intersections are operating at a level of service “B” or better in both the AM and PM peak hours. 
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6 . 0 P R O P O S E D  D E V E L O P M E N T

The proposed residential development will be located at northeast corner of the intersection of Whitley 
Road at Harbins Road in Gwinnett County, Georgia. The proposed residential development will consist of 
96 single-family detached homes and proposes two full-access driveways: one located on Whitley Road, 
and the other on Harbins Road.

A site plan is shown in Figure 4.
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6.1 Trip Generation
Trip generation estimates for the project were based on the rates and equations published in the 11th

edition of the Institute of Transportation Engineers (ITE) Trip Generation Manual. This reference 
contains traffic volume count data collected at similar facilities nationwide. The trip generation was 
based on the ITE land use category: 210 - Single-Family Detached Housing. The calculated trip 
generation volumes for the proposed development are shown in Table 4. 
 

Table 4 – Trip Generation 

Land Use Size
AM Peak Hour PM Peak Hour 24 Hour 

Enter Exit Total Enter Exit Total Two-Way
ITE 210 – Single-Family Detached Housing 96 Units 18 54 72 60 36 96 972

6.2 Trip Distribution 
The trip distribution describes how traffic arrives and departs from the site. An overall trip distribution 
was developed for the site based on a review of the existing travel patterns in the area and the locations 
of major roadways and highways that will serve the development. The site-generated peak hour traffic 
volumes, shown in Table 4, were assigned to the study area intersections based on this distribution. The 
outer-leg distribution and AM and PM peak hour new traffic generated by the site is shown in Figure 5.  
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7 . 0 F U T U R E  2 0 2 7 T R A F F I C  A N A L Y S I S

The future 2027 traffic operations are analyzed for the “Build” and “No-Build” conditions.  

7.1 Future “No-Build” Conditions 
The “No-Build” (or background) conditions provide an assessment of how traffic will operate in the 
study horizon year without the study site being developed as proposed, with projected increases in 
through traffic volumes due to normal annual growth. The future “No-Build” volumes consist of the 
existing traffic volumes (Figure 2) plus increases for annual growth of through traffic. 

7.1.1 Annual Traffic Growth 
To evaluate future traffic operations in this area, a projection of normal traffic growth was applied to 
the existing volumes. The Georgia Department of Transportation recorded average daily traffic volumes 
at several locations in the vicinity of the site. Reviewing the growth over the last three years (2022-2024) 
revealed a traffic volume increase of approximately 1% in the area. This growth factor was applied to 
the existing traffic volumes to estimate the future year traffic volumes prior to the addition of site-
generated traffic. The resulting future “No-Build” volumes on the roadway are shown in Figure 6. 

7.2 Future “Build” Conditions 
The “Build” or development conditions include the estimated background traffic from the “No-Build” 
conditions plus the added traffic from the proposed development. To evaluate future traffic operations 
in this area, the additional traffic volumes from the site (Figure 5) were added to base traffic volumes 
(Figure 6) to calculate the future traffic volumes after the construction of the development. These total 
future “Build” traffic volumes are shown in Figure 7. 
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7.3 Auxiliary Lane Analysis 
Included below are analyses for turn lanes at the site driveways per Gwinnett County standards.  

7.3.1 Left Turn Lane Analysis 
According to Gwinnett County Criteria and Guidelines for Left Turn Lanes, a left turn lane must be 
provided at each subdivision street that accesses a minor/major collector street or major thoroughfare if 
the characteristics of the major street and site density exceed certain thresholds. Per Gwinnett County 
left turn lane standards (Table 1 – Residential Developments), for roads with posted speed limits of 40-
50 mph and an ADT of less than 6,000 (including both Whitley Road and Harbins Road), the threshold for 
requiring a left turn lane is 100 units/lots. The proposed development will have 96 single-family 
detached homes, which falls below this threshold. Additionally, the traffic for this development will not 
only use the driveway on Harbins Road, as some site-generated trips will be shared with the driveway to 
the west on Whitley Road. Therefore, a left turn lane is not warranted at either site driveway. 

7.3.2 Deceleration Turn Lane Analysis 
According to Gwinnett County Unified Development Ordinance (UDO) Standards, a right turn 
deceleration lane shall be required at each subdivision street entrance that is provided street access to a 
Minor/Major Collector Street or Major Thoroughfare (900-30.2). Since Harbins Road is classified as a 
Major Collector roadway as per GCDOT’s Long Range Road Classification (LRCC) map, a right turn lane is 
warranted at the Site Driveway 2 on Harbins Road. Since Whitley Road is not classified by Gwinnett 
County as a Minor/Major Collector Street or a Major Thoroughfare, a right turn lane is not warranted at 
the Site Driveway 1 on Whitley Road. 
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7.4 Future Traffic Operations

The future “No-Build” and “Build” traffic operations were analyzed using the volumes in Figure 6 and 
Figure 7, respectively. The results of the future traffic operations analysis are shown below in Table 5. 
Recommendations on traffic control and lane geometry are shown in Figure 8. 

Table 5 – Future Intersection Operations

Intersection
Future Condition: LOS (Delay)

NO-BUILD BUILD-OUT 
AM Peak PM Peak AM Peak PM Peak

1 
Harbins Road at Indian Shoals Road SE 
-Westbound Left 
-Northbound Approach 

 
A (7.7) 

B (10.4) 

 
A (8.0) 

B (10.5) 

 
A (7.7) 

B (10.7) 

 
A (8.1) 

B (11.1) 

2 

Harbins Road at Whitley Road
-Eastbound Left 
-Westbound Left 
-Northbound Approach 
-Southbound Approach 

A (0.0) 
A (0.0) 

B (11.3) 
B (11.5)

A (0.0) 
A (0.0) 

B (12.1) 
B (11.9)

A (7.7) 
A (0.0) 

B (11.6) 
B (11.4) 

A (7.7) 
A (0.0) 

B (12.7) 
B (12.4)

3 

Harbins Road at Berry Hall Road/ Kilcrease Road  
-Eastbound Approach 
-Westbound Approach 
-Northbound Approach 
-Southbound Approach 

C (24.6)
A (8.5) 
A (7.9) 

D (47.8) 
D (36.4) 

B (18.5) 
A (5.6) 
A (3.8) 

D (54.1) 
D (50.9) 

C (26.9) 
A (8.3) 
A (7.8) 
E (55.9) 
D (36.8) 

B (18.5)
A (5.8) 
A (3.9) 

D (54.0) 
D (51.1)

4 
Whitley Road at Site Driveway 1 
-Westbound Approach 
-Southbound Left

- - 
 

A (8.6) 
A (7.2) 

 
A (8.6) 
A (7.3) 

5 
Harbins Road at Site Driveway 2 
-Eastbound Left 
-Southbound Approach 

- - 
 

A (7.7) 
B (10.7) 

 
A (7.7) 

B (10.9)

The results of both the “No-Build” and “Build” traffic operations analyses indicate that the signalized 
study intersection Harbins Road at Berry Hall Road/Kilcrease Road will continue to operate at an overall 
level of service “C” or better in both the AM and PM peak hours. The stop-controlled approaches at the 
unsignalized study intersections will continue to operate at a level of service “B” or better in both the 
AM and PM peak hours. 
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8 . 0 C O N C L U S I O N S  A N D  R E C O M M E N D A T I O N S

Traffic impacts were evaluated for the proposed residential development that will be located at 
northeast corner of the intersection of Whitley Road at Harbins Road, Gwinnett County, Georgia. The 
development will consist of 96 single-family detached homes and proposes two full-access driveways: 
one located on Whitley Road, and the other on Harbins Road. 

Existing and future operations after completion of the project were analyzed at the intersections of: 

1. Harbins Road at Indian Shoals Road SE 
2. Harbins Road at Whitley Road  
3. Harbins Road at Berry Hall Road SE/Kilcrease Road 
4. Whitley Road at Site Driveway 1 
5. Harbins Road at Site Driveway 2 

The analysis included the evaluation of future operations for “No-Build” and “Build” conditions, with the 
differences between “No-Build” and “Build” accounting for an increase in traffic due to the proposed 
development. The results of both the “No-Build” and “Build” traffic operations analyses indicate that the 
signalized study intersection Harbins Road at Berry Hall Road/Kilcrease Road will continue to operate at 
an overall level of service “C” or better in both the AM and PM peak hours as in the existing conditions. 
The stop-controlled approaches at the unsignalized study intersections will continue to operate at a 
level of service “B” or better in both the AM and PM peak hours. Based on the analysis results, the 
proposed development will have minimal impact on traffic operations in the study network. 

8.1 Recommendations for Site Access Configuration 
The following access configuration is recommended for the proposed site driveway intersections:  

 Site Driveway 1: Full Access Driveway on Whitley Road 

o One entering lane and one exiting lane 
o Stop-sign controlled on the driveway approach with Whitley Road remaining free flow 
o Provide/confirm adequate sight distance per AASHTO standards 

 Site Driveway 2: Full Access Driveway on Harbins Road 

o One entering lane and one exiting lane 
o Stop-sign controlled on the driveway approach with Harbins Road remaining free flow 
o A deceleration lane for entering traffic on Harbins Road 
o Provide/confirm adequate sight distance per AASHTO standards 
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Exhibit I: Public Participation Plan and Report 
 

[attached] 
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Public Participation Plan 

1. Who do you intend to contact in addition to property owners within 1,000 feet of the
site, if any?

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

2. Where do you plan to host the Public Participation Meeting? Ensure that the meeting
is held in person at a convenient location for interested parties.

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

3. What date and time do you plan to host the Public Participation Meeting? Ensure that
the meeting is held at a convenient time for interested parties, e.g. not during typical
work hours on weekdays.

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

4. What is your method for providing opportunities for discussion with interested parties
at the Public Participation Meeting?

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________
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Public Participation Report 

1. List all groups that you notified of the requested application. Include a copy of the
notification package and stamped Postal Service Form 3877 (attached) with itemized
name and address of each addressee.

_____________________________________________________________________________________

_____________________________________________________________________________________

2. Provide the date, time, and location of all meeting(s) that the applicant and/or
representative attended to discuss an application with interested parties.

_____________________________________________________________________________________

_____________________________________________________________________________________

3. Provide the number of people who participated in the meeting(s). Include the sign-in
sheet(s) with meeting date, time, location, and attendee names.

_____________________________________________________________________________________

_____________________________________________________________________________________

4. What issues and concerns were expressed by attendees at the meeting(s)?

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

5. What are the applicant’s responses to the issues and concerns that were expressed
at the meetings? What changes to the development will be made?

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

Approximately 15 acres of the subject property will be open space conservation, which is more than the current R200

zoning requires. The impact on traffic has been considered and we are proposing a deceleration lane in response. 

The hydraulic studies will address erosion from the development and account for it. OSC zoning is within the 2045 Plan

for the area. The Applicant will take neighbor concerns into account and provide an update to the neighbors before 

or at the planning commission public hearing. 
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Exhibit J: Internal and External Agency Review Comments 
 

[attached] 
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE 

 

 

 

 Note: Attach additional pages, if needed  
Revised 7/26/2021 

 

  

TRC Meeting Date:  10.31.2025 
Department/Agency Name:  Transportation 
Reviewer Name:  Brent Hodges 
Reviewer Title:  Construction Manager 2 
Reviewer Email Address:  Brent.Hodges@gwinnettcounty.com  
Case Number:  REZ2025-00031 
Case Address:  2782 & 2800 Harbins Road, Bethlehem, 30620 
                                      Comments:        X      YES      NO  

1  Harbins Road is a major collector. The Average Daily Traffic (ADT) Volume is 4,867 (from 
11/2022). 

2  The nearest Ride Gwinnett facility is located 11.5 miles away at Collins Hill Road and 
Collins Industrial Way (Stop 4517 / Route 45).  

3  The intersection of Harbins Road and Whitley Road currently operates at a level of 
service (LOS) A or B for each approach in both the AM and PM peak hours. 

4  Per section 360-90 of the UDO, the developer shall provide a 5’ concrete sidewalk along 
the entire site road frontage.   

5  The developer shall provide traffic calming for any internal street that exceeds 500’ 
without a control point.   

6    

7    

   Recommended Zoning Conditions:  X         YES    NO  
1  The developer shall provide an eastbound left turn lane, along with a westbound right-turn 

lane, along Harbins Road at the proposed site driveway. 
2  The developer shall provide a northbound right-turn lane along Whitley Road at the 

proposed site driveway.   
3     

4     

5    

6    

7    
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE 

 

 

 

 Note: Attach additional pages, if needed  
Revised 7/26/2021 

 

 

  

TRC Meeting Date:  
 

Department/Agency Name:  DWR 
Reviewer Name:  Lorraine Campagne 
Reviewer Title:  Section Manager 
Reviewer Email Address:  Lorraine.Campagne@gwinnettcounty.com 
Case Number:  REZ2025-00031 
Case Address:  2800 Harbins Rd 
                                      Comments:        X      YES      NO  

1  Water: The proposed development shall connect to the existing 8-inch water main on the 
western right-of-way of Whitley Road and to the existing 16-inch water main on the 
southern right-of-way of Harbins Road. The two 20-inch force mains on the northern 
right-of-way of Harbins Road must be avoided during all phases of construction, 
including the construction of deceleration lanes and connection to utilities. 

2  Sewer: A Sewer Capacity Certification (C2025-149-06) was approved in June 2025 for 
101 single family homes. The proposed development plans to connect to a recently 
constructed 8-inch gravity sewer located on parcel 5356 005. 

3     

4     

5     

6    

7    

   Recommended Zoning Conditions:           YES  X  NO  
1     

2     

3     

4     

5    
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Residential Rezoning Impact on Local Schools

Proposed Zoning 

Approximate Student Projections

School Forecast Capacity +/- Cap. Forecast Capacity +/- Cap. Forecast Capacity +/- Cap. from Proposed Developments

Meadowcreek High School 2502 2,850 -348 2,477 2,850 -373 2,452 2,850 -398 22
REZ2025-00029 Radloff Middle School 1311 1,575 -264 1,298 1,575 -277 1,285 1,575 -290 16

Ferguson Elementary School 860 975 -115 851 975 -124 843 975 -132 28
Archer High School 2933 3,325 -392 2,977 3,325 -348 3,005 3,325 -320 23

REZ2025-00031 McConnell Middle School 1967 1,775 192 2,005 1,775 230 2,045 1,775 270 15
Harbins Elementary School 1303 1,225 78 1,329 1,225 104 1,355 1,225 130 29

2025-26 2026-27 2027-28

Prepared for Gwinnett County BOC, December, 2025
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Exhibit K: Maps 

[attached] 
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Planning Commission Advertised Public Hearing Date: 1/6/2026 
Board of Commissioners Advertised Public Hearing Date: 1/27/2026  

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Number: CIC2026-00001 
Current Zoning: R-60 (Single-Family Residence District)  
Request: Change in Conditions 
Address:  1830 Old Peachtree Road 
Map Number:  R7094 005A 
Site Area:  3.79 acres  
Units:  7   
Proposed Development: Single-Family Detached Subdivision 
Commission District:  District 4 – Commissioner Holtkamp 
Future Development Type: Neighborhood Traditional+ 
 
Staff Recommendation:   APPROVAL WITH CONDITIONS  
 

           

             



Applicant: JLCS Enterprises, Inc. 
c/o Mahaffey Pickens Tucker, LLP 

Owner: JLCS Enterprises, Inc. 
P.O. Box 83  

 1550 North Brown Road, Suite 125  Homer, GA 30547 
 Lawrenceville, GA 30043   
    

Contact:  Shane Lanham                 Phone:   770.232.0000 
                                                                                                                                                                        
Zoning History  

The subject property is zoned R-60 (Single-Family Residence District). In 2015, the property was 
rezoned from R-100 (Single-Family Residence District) to R-60 as part of a larger single-family detached 
subdivision, pursuant to RZM2015-00006. 
 
Existing Site Condition 
The subject property is a 3.79-acre parcel located at the intersection of Old Peachtree Road and Sunny 
Hill Road. The site is undeveloped with dense vegetation and a stream located in the middle of the 
property. An overhead utility line runs along Old Peachtree Road. There is no sidewalk along either road 
frontage. The nearest Ride Gwinnett transit stop is approximately 1.5 miles from the subject property.  
 
Surrounding Use and Zoning 
The subject property is surrounded by single-family detached residences within subdivisions and on 
large lots. The Orchard at Sunny Hill, Arbors at Old Peachtree, and Reserve at Old Peachtree 
subdivisions are located to the north, east, and west, respectively. Residences on large lots are located 
to the east and south. Commercial uses are located farther east at the intersection of Old Peachtree 
Road and Braselton Highway. The following is a summary of surrounding uses and zoning: 
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Project Summary 
The applicant requests a change in conditions for a 3.79-acre property zoned R-60 for a single-family 
detached subdivision, including:  
 

 Seven single-family detached residences on lots ranging from 21,780 square feet to 26,777 
square feet, yielding a density of 1.85 units per acre.  

 Two-story residences with two-car garages and a minimum heated floor area of 2,200 square 
feet. 

 Exterior building materials of brick and cementitious siding on the front façade, and 
cementitious siding on the side and rear façades.  

 One shared entrance along Old Peachtree Road serving four lots, and three individual driveways 
on Sunny Hill Road serving three lots.  

 A five-foot-wide sidewalk and 10-foot-wide landscape strip along Old Peachtree Road and Sunny 
Hill Road.  

The original zoning conditions of RZM2015-00006 are intended for a subdivision, which include 
requirements of a homeowners’ association, entrance features, and detention ponds while prohibiting 
direct lot access onto Old Peachtree Road and Sunny Hill Road. 

 
Zoning and Development Standards 
The following is a summary of applicable standards from the Unified Development Ordinance (UDO):  
 

Standard Required Proposed Meets Standard? 
Density Maximum 4.0 units per acre 1.85 units per acre YES 
Lot Size Minimum 7,200 square feet 21,780 square feet YES 

Lot Width Minimum 60’ Minimum 60’ YES 
Lot Coverage Maximum 60% Maximum 60% YES 
Front Setback Minimum 15’ Minimum 15’ YES 
Rear Setback Minimum 20’ Minimum 20’ YES 
Side Setback Minimum 5’ Minimum 5’ YES 

Building Height Maximum 35’ Maximum 35’ YES 
 
 
 
 
 
 
 
 

Location Land Use Zoning Density 
Proposed Single-Family Residential R-60 1.85 units per acre 

North Single-Family Residential (Orchard at Sunny Hill) R-60 2.97 units per acre 

East 
Single-Family Residential (Arbors at Old Peachtree) 

Single-Family Residential 
Commercial 

R-75MOD 
RA-200 

C-2 

2.59 units per acre 
1.72 units per acre 

N/A 
South Single-Family Residential R-100 1.64 units per acre 
West Single-Family Residential (Reserve at Old Peachtree) R-60 3.67 units per acre 
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Staff Analysis 
Change in Conditions Request Analysis: The standards governing exercise of zoning power as defined 
in Section 270-20.6. Staff makes the following findings related to the change in conditions requests: 
 

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

The subject property is surrounded by single-family detached residences within subdivisions 
and on large lots. The proposed change in conditions is suitable in view of the use and 
development of adjacent and nearby property. 
 

B. Whether the proposed change in conditions will adversely affect the existing use or usability 
of adjacent or nearby property. 

The original zoning conditions are intended for a larger subdivision. The proposed development 
will have similar lot sizes and density to nearby residential development. The proposed change 
in conditions will not adversely affect the existing use or usability of adjacent or nearby 
property. 

 
C. Whether the property to be affected by the proposed change in conditions has a reasonable 

economic use as currently zoned. 

The property has a reasonable economic use as currently zoned.  
 

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. 

An increase in impacts on public facilities would be anticipated in the form of traffic, utility 
demand, and stormwater runoff; however, these impacts could be mitigated with appropriate 
conditions, site development requirements, and planning. Staff has recommended a condition 
for a shared driveway along Sunny Hill Road to mitigate potential impact on the right-of-way. An 
increased impact is anticipated on school enrollment. 
 

E. Whether the proposed change in conditions is in conformity with the policy and intent of the 
Unified Plan and Future Development Map; and 

The Unified Plan's Future Development Map indicates "Neighborhood Traditional+" for the 
subject property, which encourages gentle density through smaller footprint homes in 
predominantly single-family residential areas. Single-family detached residences are a 
recommended land use, and R-60 is a recommended zoning district. The proposed change in 
conditions is in conformity with the policy and intent of the Unified Plan and Future 
Development Map. 
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F. Whether there are other existing or changing conditions affecting the use and development of 

the property which give supporting grounds for either approval or disapproval of the proposed 
change in conditions. 

There are no other conditions giving support for approval or disapproval of the proposal. 
 
Staff Recommendation 
Based on the staff’s evaluation of the request and the standards governing the exercise of zoning 
power, the Department of Planning and Development recommends APPROVAL WITH CONDITIONS of 
the change in conditions request. 
 
Staff Recommended Conditions  
Approval of a change in conditions for a single-family detached subdivision in R-60 (Single-Family 
Residence District), subject to the following conditions: 
 
I. To restrict the use of the property as follows: 

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

 
B. Homes shall be constructed primarily of brick or stacked stone on the front facades. The 

balance shall be the same or fiber-cement siding or shake with a minimum three foot masonry 
water table. 

 
C. 

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

D. All dwellings shall have at least a double-car garage. 
 
2. To satisfy the following site development considerations: 
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A. No direct lot access allowed to Old Peachtree Road, Rock Springs Road or Sunny Hill Road 
 

B. All exterior street frontages shall be landscaped by the developer and maintained by the 
Homeowner's Association. Entrances shall include decorative masonry entrance features. 
Landscape and signage plans shall be subject to review and approval of the Director of Planning 
and Development. 

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

 
D. Underground utilities shall be provided throughout the development. 

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

 
F. Detention pond shall be fenced with black vinyl coated chain linked fence 4 feet in height, and 

shall be fully screened from view of adjacent residences with a staggered double row of Thuga 
Green Giant trees planted I 5-feet on center, and 8 to IO feet in height at the time of planting. 

 
G. Provide a 30-foot permanent undisturbed buffer on the northeastern property line where 

abutting Wynfield Pointe subdivision along Trestlebrook Way. This buffer shall remain 
undisturbed except for utility crossings or stormwater management ponds. 

 
1. The development shall be limited to single-family detached dwellings and accessory uses and 

structures, not exceeding 7 units. 
 

2. The proposed development shall be constructed in general conformance with Exhibit B: Site  
Plan, and Exhibit C: Building Elevations dated received October 17, 2025, with revisions 
required by zoning conditions and the Unified Development Ordinance, subject to the review 
and approval of the Department of Planning and Development. 

 
3. The minimum heated floor area shall be 2,200 square feet.  

 
4. A shared entrance shall be provided to serve lots 1-4 along Old Peachtree Road, and lots 5-7 

along Sunny Hill Road, respectively, prior to the issuance of a Certificate of Occupancy, 
subject to the review and approval of the Gwinnett County Department of Transportation.  
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Exhibits: 
A. Site Visit Photos 
B. Site Plan 
C. Building Elevations 
D. Letter of Intent and Applicant’s Response to Standards 
E. Redlined Resolution (RZM2015-00006) 
F. Application and Disclosure of Campaign Contributions 
G. Internal and External Agency Review Comments  
H. Maps  
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Exhibit A: Site Visit Photos  
 

 

View of property from Sunny Hill Road 
 

 

View of property from intersection of Sunny Hill Road and Old Peachtree Road 
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View of property along Old Peachtree Road 
 

 

View of homes in Reserve at Old Peachtree subdivision  
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Exhibit B: Site Plan 
 

[attached] 
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Exhibit C: Building Elevations 
 

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

[attached] 
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Sugarloaf Office  || 1550 North Brown Road, Suite 125, Lawrenceville, Georgia 30043 || Telephone: 770 232 0000 || Facsimile: 678 518 6880 
Alpharetta Office  || 178 South Main Street, Suite 250, Alpharetta, Georgia 30009 || Telephone: 770 664 6699 || Facsimile: 770 664 9989 

www.mptlawfirm.com 
 

 
David Belle Isle 
Matthew P. Benson 
Catherine W. Davidson 
Gerald Davidson, Jr.* 
Brian T. Easley 
Rebecca B. Gober 
John D. Hipes*  
Christopher D. Holbrook 
Jessica P. Kelly 
Shane M. Lanham 
 

 
 
 
 
 
 
 

 

Jeffrey R. Mahaffey 
John N. Mahaffey  
Julia A. Maxwell 
Steven A. Pickens 
Jack M. Ryan 
Gabrielle H. Schaller 
S. Tess Shaheen 
Andrew D. Stancil 
Michael A. Tralongo 
R. Lee Tucker, Jr. 
 
*Of Counsel 

 

 
LETTER OF INTENT FOR CHANGE IN CONDITIONS APPLICATION OF JCLS 

ENTERPRISES, INC.  
 

 Mahaffey Pickens Tucker, LLP submits this Letter of Intent and attached Change in Conditions 

Application (the “Application”) on behalf of JLCS Enterprises, Inc. (the “Applicant”) for the purpose of 

modifying the conditions of zoning on an approximately 3.794-acre tract (the “Property”) situated at the 

corner of Sunny Hill Road and Old Peachtree Road and being further identified as Gwinnett County Parcel 

R7094 005A. The Property is currently zoned R-60 pursuant to RZM2015-00006.  

 The current conditions that restrict the Property are the result of RZM2015-00006 which rezoned 

approximately 29.69 acres of land from R-100 to R-60. The originally proposed development included sixty 

(60) single-family detached homes accessed via a single entrance off Sunny Hill Road. The site plan 

submitted with this Application (the “Site Plan”) is for the development of an exemption plat with seven 

(7) single-family detached homes on the smaller parcel that was included in RZM2015-00006. Homes in 

the proposed development will be a minimum of 2,200 square feet for two-story homes as required by 

Condition 1(C) of RZM2015-00006.  

 In order to develop the Property in accordance with the Site Plan, the Applicant respectfully 

requests that Conditions 2(A) and 2(B) be removed. Condition 2(A) of RZM2015-00006 provides the 

following requirement: “No direct lot access allowed to Old Peachtree Road, Rock Springs Road, or Sunny 

Hill Road.” Condition 2(B) of RZM2015-00006 provides the following requirement: “All exterior street 
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frontages shall be landscaped by the developer and maintained by the Homeowner’s Association. Entrances 

shall include decorative masonry entrance features. Landscape and signage plans shall be subject to review 

and approval of the Director of Planning and Development.” 

The Applicant submits that since the current Site Plan only proposes to build 7 single-family homes, 

as opposed to 60, removal of Conditions 2(A) and 2(B) will not cause a detriment to surrounding properties 

and will uphold the spirit and intent of the original rezoning. With only 7 homes, the traffic impact Old 

Peachtree Road and Sunny Hill Road from direct lot access is minimal. Allowing direct lot access improves 

site functionality without burdening surrounding roadways. 

Additionally, the Applicant submits that the requirement for homeowners’ association maintained 

landscaping and decorative masonry entrance features are not feasible in the context of a 7-lot exemption 

plat. With only 7 lots, it is not practical and would be financially prohibitory for future residents to form 

and sustain a homeowners’ association for common area maintenance.  

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

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

to the matters set forth in this letter or in the Application filed herewith.  The Applicant respectfully requests 

your approval of this Application.   

Respectfully submitted this 23rd day of September 2025. 

MAHAFFEY PICKENS TUCKER, LLP

  _______________________________ 
      Julia A. Maxwell
      Attorneys for Applicant

_________________________________ ________________________________ _______
JuJuJuuuJuJuJuuJuJuJuJuuJuJuJuuuJuuJuuJuuJuuuuJuuJuuuJuuJuuuJuuuuuuJuJuuJuuuuJuuJuuulillllllllllllllllllllllllllllllllllllllll a A. Maxwell
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT  PLANNING DIVISION 
RESPONSES TO STANDARDS GOVERNING THE 

EXERCISE OF ZONING POWER 
 
Pursuant to requirements of the United 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. 
 
 

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: 

The proposed request will permit a use that is suitable in view of the use and development of adjacent and 
nearby property. 
 

B. Whether a proposed change in conditions will adversely affect the existing use or usability of adjacent or 
nearby property: 

The proposed request will not adversely affect the existing use or usability of adjacent or nearby property. 
 

C. Whether the property to be affected by a proposed change in conditions has reasonable economic use as 
currently zoned: 

The Applicant submits that the proposed request does not have a reasonable economic use as currently zoned 
with conditions 2(A) and 2(B). 
 

D. Whether the proposed change in conditions will result in a use which could cause an excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools: 

The proposed request will not result in a use which will or could cause an excessive or burdensome use of 
existing streets, transportation facilities, utilities, or schools. 
 

E. Whether the proposed change in conditions is in conformity with the policy and intent of the Unified Plan and 
Future Development Map: 

The proposed request is in conformity with the policy and intent of the Unified Plan and the Future Development 
Map. 
 

F. Whether there are other existing or changing conditions affecting the use and development of the property 
which give supporting grounds for either approval or disapproval of the proposed change in conditions: 

The submitted site plan depicts only 7 homes being constructed instead of the 60 homes that the original 
rezoning conditions contemplated. The Applicant submits that this gives supporting grounds for approval of the 
proposed request. 
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Exhibit E: Redlined Resolution (RZM2015-00006) 
 

[attached] 
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Exhibit F: Application and Disclosure of Campaign Contributions 
 

[attached] 
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Gwinnett County Planning Division 
Change in Conditions Application 

Last Updated 12/2023 

 

3  
 

CHANGE IN CONDITIONS APPLICATION 
AN APPLICATION TO AMEND THE OFFICIAL ZONING MAP OF GWINNETT COUNTY, GEORGIA 

 

APPLICANT INFORMATION PROPERTY OWNER INFORMATION 

Name:      

Address:      

City:      

State:  ZIP:     

Phone:                  

Email:                                                                      

Name:      

Address:      

City:      

State:   ZIP:     

Phone:                  

Email:                                                                      

Contact Person:  Phone:      

Contact’s Email:    

APPLICANT IS THE: 
        Owner’s Agent              Property Owner                  Contract Purchaser 

Zoning District(s):  Prior Zoning Case No.:      

Parcel Number(s):   Acreage:     

Property Address(es):      

Proposed Change in Conditions:    

Variance(s):                                                                              Waiver(s):                                               

RESIDENTIAL DEVELOPMENT: 

No. of Dwelling Units:    

Dwelling Unit Sq. Ft.:    

Density:     

Floor Area Ratio (LRR, MRR, HRR):    

NON-RESIDENTIAL DEVELOPMENT 

No. of Buildings:     

Total Building Sq. Ft.:       

Floor Area Ratio:    

MIXED-USE DEVELOPMENT 

No. of Dwelling Units:      Dwelling Unit Sq. Ft.:                                        

  Total Non-Residential Sq. Ft.:                          Floor Area Ratio:                                                   
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JLCS Enterprises, Inc., c/o Mahaffey Pickens Tucker, LLP JLCS Enterprises, Inc.

1550 North Brown Road, Suite 125 P.O. Box 83

Lawrenceville Homer

GA 30043 GA 30547

770.232.0000 770.232.0000

slanham@mptlawfirm.com slanham@mptlawfirm.com

Shane Lanham 770.232.0000

slanham@mptlawfirm.com

R-60 RZM2015-00006

R7094 005A 3.79

1830 Old Peachtree Road

Conditions 2.A and 2.B

N/A N/A

7 N/A

2,200 N/A

1.85 N/A

N/A

N/A N/A

N/A N/A
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Exhibit G: Internal and External Agency Review Comments 
 

[attached] 
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

Note: Attach additional pages, if needed

Revised 7/26/2021

TRC Meeting Date: November 26,2025
Department/Agency Name: Transportation
Reviewer Name: Brent Hodges
Reviewer Title: Construction Manager 2
Reviewer Email Address: Brent.Hodges@gwinnettcounty.com
Case Number: CIC2026-00001
Case Address: 1830 Old Peachtree Road, Lawrenceville, 30043

                                   Comments:      X     YES  NO
1 Old Peachtree Road is a minor arterial. The Average Daily Traffic (ADT) volume is 12,509.

2 The nearest Ride Gwinnett facility is located 1.5 miles away at Old Peachtree Road and 
Publix (Stop 5000 / Route 50).

3 Per section 360-90 of the UDO, a 5’ concrete sidewalk shall be constructed along the site 
frontage.

4   

5   

6

7

Recommended Zoning Conditions:        YES X NO
1   

2   

3   

4   

5

6

7
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

Note: Attach additional pages, if needed

Revised 7/26/2021

TRC Meeting Date:
Department/Agency Name: DWR
Reviewer Name: Lorraine Campagne
Reviewer Title: Section Manager
Reviewer Email Address: Lorraine.Campagne@gwinnettcounty.com
Case Number: CIC2026-00001
Case Address: 1830 Old Peachtree Rd

                                   Comments:      X     YES  NO
1 Water: The proposed development may connect the existing 16-inch water on the 

southern right-of-way of Old Peachtree Road or the existing 12-inch water main on the 
western right-of-way of Sunny Hill Road. The existing 48-inch water main on the eastern 
right-of-way of Sunny Hill Road must be avoided during all phases of construction, 
including the construction of driveways and connection to utilities.

2 Sewer: A Sewer Capacity Certification (C2025-002-01) was approved in January 2025 for 
5 single family homes. The proposed development plans to connect to an existing 8-inch 
gravity sewer on parcel 7094 430 to the north of the parcel.

3   

4   

5   

6

7

Recommended Zoning Conditions:        YES X NO
1   

2   

3   

4   

5

6
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Water Comments:

Sewer Comments:

Water Availability:

Sewer Availability:

Water and Sewer Design and Construction Requirements:

Private Road Developments:

Water demands imposed by the proposed development may require upsizing or extensions of existing water mains in order to meet Gwinnett County Standards and fire flow demands. Any cost associated with such required improvements will be the
responsibility of the development.  Current Gwinnett County Standards require a minimum of 12” pipe size for commercial developments and a minimum of 8” pipe size for residential developments.  Additionally, connection to a minimum of 12” and 8” mains are required for
commercial and residential developments, respectively. It is the responsibility of the developer’s engineer to confirm pressure and volumes are available for the development.
                                   A Sewer Capacity Certification must be obtained from Gwinnett County to confirm the existing system can serve the development.  Sewer demands imposed by the proposed development may require upsizing and/or extensions of existing sewer mains,
and/or upsizing of an existing pump station, and/or installation of a new pump station. Any cost associated with such required improvements will be the responsibility of the development. The developer shall provide easements for future sewer connection to all locations
designated by Gwinnett County during plan review.
                                                                                                        Extensions of the water and/or sanitary sewer systems within the subject development must conform to this department’s policies, Gwinnett County’s ordinances, and the Water Main and Sanitary Sewer Design and
Construction Standards and Specifications, dated April 5th, 2016. Subsequent to design, construction, inspection, and final acceptance of the required utilities, service would then become available under the applicable utility permit rate schedules.
                                                    Any development with private roads must comply with the Standard Policy Requirement for the Installation of Water and Sanitary Sewer Mains within Private Developments.  This policy stipulates minimum easement requirements and location of
public mains and appurtenances, among other requirements.

Proposed
Sewer Collector

8 Inch

The proposed development may connect the existing 16-inch water on the southern right-of-way of Old Peachtree Road or the existing 12-inch water main on the western right-of-way
of Sunny Hill Road. The existing 48-inch water main on the eastern right-of-way of Sunny Hill Road must be avoided during all phases of construction, including the construction of
driveways and connection to utilities.
A Sewer Capacity Certification (C2025-002-01) was approved in January 2025 for 5 single family homes. The proposed development plans to connect to an existing 8-inch gravity
sewer on parcel 7094 430 to the north of the parcel.
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Residential Rezoning Impact on Local Schools

Proposed Zoning 

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

Mountain View High School 2217 2,300 -83 2,250 2,300 -50 2,284 2,300 -16 1
CIC2026-00001 Twin Rivers Middle School 1702 2,150 -448 1,720 2,150 -430 1,737 2,150 -413 1

Freemans Mill Elementary School 1000 925 75 981 925 56 972 925 47 2
Discovery High School 2641 2,525 116 2,654 2,525 129 2,668 2,525 143 2

REZ2026-00001 Richards Middle School 2005 2,200 -195 2,016 2,200 -184 2,037 2,200 -163 1
Baggett Elementary School 1,002 1,125 -123 1,013 1,125 -112 1,000 1,125 -125 2
Grayson High School 3738 3,000 738 3,850 3,000 850 3,946 3,000 946 8

REZ2026-00002 Couch Middle School 1181 1,150 31 1,198 1,150 48 1,222 1,150 72 5
Starling Elementary School 1383 1,200 183 1,430 1,200 230 1,459 1,200 259 9
South Gwinnett High School 2720 2,750 -30 2,758 2,750 8 2,745 2,750 -5 12

REZ2026-00004 Grace Snell Middle School 1204 1,200 4 1,222 1,200 22 1,235 1,200 35 8
Magill Elementary School 1271 1,525 -254 1,284 1,525 -241 1,300 1,525 -225 16

2025-26 2026-27 2027-28

Prepared for Gwinnett County BOC, January, 2026
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Exhibit H: Maps 

[attached] 
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Planning Commission Advertised Public Hearing Date: 1/6/2026 
Board of Commissioners Advertised Public Hearing Date: 1/27/2026 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

Case Number: REZ2026-00001 
Current Zoning: R-100 (Single-Family Residence District)
Request: Rezoning to R-60 (Single-Family Residence District)
Address: 411 Oakland Road
Map Number: R5048 005
Site Area: 3.35 acres
Units: 10
Proposed Development: Single-Family Detached Subdivision
Commission District:  District 2 – Commissioner Ku
Future Development Type: Neighborhood Traditional+ 

Staff Recommendation:   APPROVAL WITH CONDITIONS 



Applicant: Laval Luxury Homes, LLC Owner: Akram Alnouffey 
c/o Andersen, Tate & Carr, P.C. 3163 Heathchase Lane 

 1960 Satellite Boulevard  Suwanee, GA 30024 
 Duluth, GA 30097   
    

Contact:  Daphne Boyd Phone:              770.822.0900 
                                                                                                                                                                                                                                     
Zoning History  

The subject property is zoned R-100 (Single-Family Residence District). No prior zoning cases are on 
record for this property.  
 
Existing Site Condition 
The subject property is a 3.35-acre parcel located along Oakland Road, north of its intersection with 
Lawrenceville Highway. Development began on the site for a seven-lot residential subdivision in 2017; 
however, it was not completed and only the partially-constructed stormwater detention facility walls 
remain. There is no sidewalk along the Oakland Road frontage. The nearest Ride Gwinnett transit stop 
is approximately 1.9 miles from the subject property. 
 
Surrounding Use and Zoning 
The site is surrounded by single-family residences within subdivisions and on large lots. The Oakland 
Park, Oakland Place, Thornberry Station, and Shannon Woods subdivisions are located to the north, 
east, south, and west, respectively. Residences on large lots are also located to the north and east. 
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Project Summary 
The applicant requests rezoning of a 3.35-acre property from R-100 to R-60 for a single-family detached 
subdivision, including: 

• 10 single-family residences on lots ranging from 7,221 to 19,830 square feet, yielding a density 
of 2.99 units per acre. 

• Two-story, front-loaded residences with two-car garages and a minimum heated floor area of 
2,400 square feet. 

• Exterior building materials of cementitious siding, shake, and/or board and batten on all 
façades.   

• 20,138 square feet of open space, including 8,149 square feet of usable open space in the front 
of the development. 

• Two parallel parking spaces serving the mail kiosk. 
• A stormwater management facility utilizing the existing walls at the rear of the property.  
• A 40-foot-wide setback, including a 10-foot-wide landscape strip along Oakland Road. 
• One full-access entrance with a deceleration lane and a 5-foot-wide sidewalk along Oakland 

Road. 
 
Zoning and Development Standards 
The following is a summary of applicable standards from the Unified Development Ordinance (UDO):  
 

Standard Required Proposed Meets 
Standard? 

Density Maximum 4.0 units per acre 2.99 units per acre YES  
Lot Size Minimum 7,200 square feet Minimum 7,200 square feet YES  

Lot Width Minimum 60’ Minimum 60’ YES 
Lot Coverage Maximum 60% Maximum 60% YES  

Front Yard Minimum 15’ Minimum 15’ YES 
Rear Yard Minimum 20’ Minimum 20’ YES 
Side Yard Minimum 5’ Minimum 5’ YES 

Building Height Maximum 35’ Maximum 35’ YES 
Open Space Minimum 10% or 0.34 acres 13.8% or 0.46 acres YES 

Usable Open Space Minimum 5% or 0.17 acres 5.6% or 0.19 acres YES 
 

 

 

 

Location Land Use Zoning Density 
Proposed Single-Family Residential R-60 2.99 units per acre 

North Single-Family Residential  
Single-Family Residential (Oakland Park) R-100 0.64 units per acre 

2.13 units per acre 

East Single-Family Residential  
Single-Family Residential (Oakland Place) R-60 0.89 units per acre 

3.40 units per acre 
South Single-Family Residential (Thornberry Station) R-75 2.87 units per acre 
West Single-Family Residential (Shannon Woods) R-100 1.46 units per acre 

REZ2026-00001 Page 3 of 64 BF



Staff Analysis 
Rezoning Request Analysis: The standards governing the exercise of zoning power are outlined in 
Section 270-20.6 of the UDO. Staff makes the following findings related to the zoning requests: 
 

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

The proposed rezoning would allow single-family residences in an area that is characterized by 
single-family residences within subdivisions and on large lots. The proposed rezoning will 
permit a use that is suitable in view of the use and development of adjacent and nearby 
property. 
 

B. Whether the proposed rezoning will adversely affect the existing use or usability of adjacent or 
nearby property. 

The proposed rezoning would allow a residential subdivision that is within the range of densities 
and lot sizes of surrounding subdivisions. Staff has recommended a condition requiring 50 
percent brick and/or stone for the front façades to ensure compatibility with surrounding 
neighborhoods. With proper conditions, the proposed rezoning will not adversely affect the 
existing use or usability of adjacent or nearby property.  

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

as currently zoned. 

The property has a reasonable economic use as currently zoned.  
 

D. Whether the proposed rezoning will result in a use which will or could cause an excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools. 

An increase in impacts on public facilities would be anticipated in the form of traffic, utility 
demand, and stormwater runoff; however, these impacts could be mitigated with appropriate 
conditions, site development requirements, and planning. The traffic impact study estimates 
that the development would generate 9 morning and 11 evening peak hour trips, and 
recommends a deceleration lane. An increased impact is anticipated on school enrollment.  
 

E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan 
and Future Development Map; and 

The Unified Plan's Future Development Map indicates "Neighborhood Traditional+" for the 
subject property, which encourages gentle density through smaller footprint homes in 
predominantly single-family residential areas. Single-family detached residences are a 
recommended land use, and R-60 is a recommended zoning district. A zoning condition has 
been added to create a sufficiently sized green, as intended by the Unified Plan. With proper 
conditions, the proposed rezoning is in conformity with the policy and intent of the Unified Plan 
and Future Development Map. 
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F. Whether there are other existing or changing conditions affecting the use and development of 

the property which give supporting grounds for either approval or disapproval of the proposed 
rezoning. 

There are no other conditions giving support for approval or disapproval of the proposal. 
 
Staff Recommendation 
Based on the staff’s evaluation of the request and the standards governing the exercise of zoning 
power, the Department of Planning and Development recommends APPROVAL WITH CONDITIONS of 
the rezoning request. 
 
Staff Recommended Conditions  
Approval as R-60 (Single-Family Residence District) for a single-family detached subdivision, subject to 
the following conditions: 
 

1. The development shall be limited to single-family detached dwellings and accessory uses and 
structures, not exceeding 10 units. 
 

2. The proposed development shall be constructed in general conformance with Exhibit B: Site 
Plan dated received November 19, 2025, with revisions required by zoning conditions and the 
Unified Development Ordinance, subject to the review and approval of the Department of 
Planning and Development. 
 

3. The front façades of residences shall contain at least 50 percent brick and/or stone, subject to 
the review and approval of the Department of Planning and Development. 

 
4. The minimum heated floor area shall be 2,400 square feet.  

   
5. Usable open space shall have a minimum depth and/or width of 20 feet, subject to the review 

and approval of the Department of Planning and Development. 
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6. A full-access entrance, a deceleration lane, and a 5-foot-wide sidewalk shall be provided along 
Oakland Road, prior to the issuance of a Certificate of Occupancy, subject to the review and 
approval of the Gwinnett County Department of Transportation. 
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Exhibits: 
A. Site Visit Photos 
B. Site Plan 
C. Building Elevations 
D. Letter of Intent and Applicant’s Response to Standards 
E. Application and Disclosure of Campaign Contributions 
F. DWR Sewer Capacity Certification Letter 
G. Traffic Impact Study  
H. Internal and External Agency Review Comments  
I. Maps  
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Exhibit A: Site Visit Photos  
 

 

View of existing site conditions 
 

 

View of Oakland Road frontage 
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View of Thornberry Station residences 
 

 

View of Oakland Place residences 
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View of Oakland Park residences 
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Exhibit B: Site Plan 

[attached] 
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Exhibit C: Building Elevations 

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

[attached] 
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Andersen, Tate & Carr, P.C.  One Sugarloaf Centre  Suite 4000  1960 Satellite Boulevard  Duluth GA 30097  www.atclawfirm.com 

 

August 25, 2025 
(Revised October 6, 2025; November 18, 2025) 

 
LETTER OF INTENT FOR REZONING  

  
Rezoning Application 

Gwinnett County, Georgia  
 

Applicant: 
Laval Luxury Homes, LLC 

 
Property:      

Tax Parcel R5048 005  
+/-3.35 Acres of Land  

Located at 411 Oakland Road, Lawrenceville, Georgia 
Unincorporated Gwinnett County  

From R-100 to R-60    
 
 
 

Submitted for Applicant by:  
Melody A. Glouton, Esq. 

ANDERSEN TATE & CARR, P.C.   
One Sugarloaf Centre 
1960 Satellite Blvd. 

Suite 4000 
Duluth, Georgia 30097 

770.822.0900 
mglouton@atclawfirm.com 
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I. INTRODUCTION 

This Application for Rezoning is submitted for a 3.35-acre parcel of land located at 411 
Oakland Road, Lawrenceville, north of its intersection with Thornberry Drive and west of its 
intersection with Oakland Place Drive  The Property is a single 
tax parcel with frontage only along Oakland Road. The Property that is the subject of this 
Rezoning Application is further identified below from the Gwinnett County GIS Map: 

 

  
 

   The Property is currently zoned R-100 (Single-Family Residence District) pursuant to the 
 The Applicant, Laval Luxury 

Homes, LLC now seeks approval to rezone the Property to R-60 (Single Family 
Residence District) to develop a distinctive and attractive single-family residential detached 
subdivision with a total of 10 lots. This document is submitted as the Letter of Intent, Response to 
Standard Governing the Exercise of Zoning Power, and other materials required by the Gwinnett 
County UDO.      

 
II. DESCRIPTION OF THE PROPERTY AND SURROUNDING AREA 

The Property consists of a single tax parcel and contains a total of 3.35 acres. The 
Property is surrounded by single-family detached subdivisions and residences. The following 
is a summary of the surrounding zoning classifications:  
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The Character Area of the 2045 Unified 

Plan and Future 5 .  The Traditional+ future development 
areas are primarily residential areas on sewer within one mile of a Village Center or Urban 
Corridor. These areas are predominantly single-family residential with the goal to encourage 
gentle density through smaller footprint homes.  As such, a single-family detached residential 
subdivision with 10 lots would be appropriate for this area. More importantly, the development 
would help achieve the housing goals of Gwinnett County and provide additional housing 
supply.   

 
III. PROJECT SUMMARY 

As shown on the site plan dated July 1, 2025, and 
the Applicant proposes to develop the Property into a single-family detached 

subdivision. The Applicant is proposing to rezone 3.35 acres from R-100 to R-60 to 
accommodate the development of a residential community with 10 lots for a gross density of 
2.99 units per acre. Notably, this is a lower density than the existing R-60 community located 
across the street, which maintains 3.4 units per acre. As indicated above, the site is surrounded 
by single-family residential subdivisions and the proposed density and nature of this 
development is compatible with existing properties. The proposed development would provide 
attractive two-story residences with a minimum heated floor area of 2,400 square feet, which is 
complementary to the size of homes in the area. The architectural style of the homes would be 
constructed with a variety of facades, including hardi plank, shake, board and batten.  For 
reference, the Applicant has included sample elevations with this Application.  
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IV. CONCLUSION  

 For the foregoing reasons, the Applicant respectfully requests that this Application to Rezone 
the Property from R-100 to R-60 be approved.  The Applicant welcomes the opportunity to meet 
with the Gwinnett County Planning Department staff to answer any questions or to address any 
concerns relating to this Letter of Intent or supporting materials.   
 

Respectfully submitted this 18th day of November, 2025.     
 
       ANDERSEN, TATE & CARR, P.C. 
 

       Melody A. Glouton 

Melody A. Glouton, Esq.  

 
4933-7175-7177, v. 1 
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GWINNETT COUNTY  
PLANNING AND DEVELOPMENT│ PLANNING DIVISION 
RESPONSES TO STANDARDS GOVERNING THE 

EXERCISE OF ZONING POWER 
 
Pursuant to requirements of the United 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. 
 
 

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

Yes, approval of the proposed Rezoning Application will permit a use that is suitable in view of the use and 
development of adjacent and nearby properties. The Property has frontage along Oakland Road with 
convenient access to Lawrenceville Highway.  The proposed residential development is compatible with the 
2045 Comprehensive Plan and future development map. The development will provide additional housing 
supply and further diversify housing options in the surrounding area. 

 
B. Whether a proposed rezoning will adversely affect the existing use or usability of adjacent or nearby property: 

No, the proposed Rezoning Application will not adversely affect the existing use or usability of any of the 
nearby properties. Rather the proposed development would complement existing residential uses. 

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

The Applicant submits that due to the size, location, layout, topography, and natural features of the Subject 
Property, it does not have reasonable economic use as currently zoned.  The Applicant submits the rezoning 
of the Subject Property would allow for a gentle density increase in density as supported by the 2045 Plan and 
provide additional housing supply. 

 
D. Whether the proposed rezoning will result in a use which could cause an excessive or burdensome use of 

existing streets, transportation facilities, utilities, or schools: 

No, the proposed rezoning will not result in an excessive or burdensome use of the infrastructure systems. 
The Property has convenient access to Lawrenceville Highway. The proposed development would 
complement the nearby uses and coexist peacefully with surrounding residential communities.  However, any 
potential impacts on public facilities such as traffic, utility demand, stormwater, and schools can be mitigated 
with appropriate zoning conditions and site development requirements. 

 
E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan and Future 

Development Map: 

The proposed rezoning application is in conformity with the policy and intent of the Gwinnett County 2045 
Unified Plan. The subject property is located within the "Traditional+" Character Area of the 2045 Future 
Development Map.  Encouraged land uses for the "Traditional+" Character Area include the R-60 zoning 
classification with target density of 7-8 dwelling units an acre. 

 
F. Whether there are other existing or changing conditions affecting the use and development of the property 

which give supporting grounds for either approval or disapproval of the proposed rezoning: 

The Applicant submits that the character of the surrounding properties and quality of the proposed homes 
provide supporting reasons for approval of the rezoning application.  Anticipated growth in Gwinnett County, 
as well as the shortage in available housing, suggests a strong need for additional single-family housing. 
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Exhibit E: Application and Disclosure of Campaign Contributions 
 

[attached] 
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Gwinnett County Planning Division 
Rezoning Application 

Last Updated 12/2023 

 

3  

REZONING APPLICATION 
 

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

0 BAPPLICANT INFORMATION 1B            PROPERTY OWNER INFORMATION 

Name:     

Address:     

City:     

State:  ZIP:    

Phone:                 

Email:                                                                    

Name:     

Address:     

City:     

State:  ZIP:    

Phone:                 

Email:                                                                    

Contact Person:  Phone:    

Contact’s Email:    

APPLICANT IS THE: 

        Owner’s Agent              Property Owner                  Contract Purchaser 

 Current Zoning District(s):                  Requested Zoning District:                     

Parcel Number(s):    Acreage:                                              

Property Address(es):          

Proposed Development:        

Variance(s):                                                                              Waiver(s):                                              

RESIDENTIAL DEVELOPMENT 

No. of Dwelling Units:    

Dwelling Unit Sq. Ft.:    

Density:     

Floor Area Ratio (LRR, MRR, HRR):    

NON-RESIDENTIAL DEVELOPMENT 

No. of Buildings:                                                

Total Building Sq. Ft.:                                        

Floor Area Ratio:                                                

MIXED-USE DEVELOPMENT 

No. of Dwelling Units:    Dwelling Unit Sq. Ft.:                                              

Total Non-Residential Sq. Ft.:                            Floor Area Ratio:                                             
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

Gwinnett PROPERTY OWNER CERTIFICATION 

  

  
The undersigned below, or as attached, is the owner of the property considered in this application. The undersigned is 
aware that no application or reapplication affecting the same land shall be acted upon in less than six (6) months from the 
date of last action by the Board of Commissioners. 

Property Owner 

Name: A Kyran A4 C ee they 

cm ML cana A E Lp À. 

Oe 
Date: 2/2 Fe 

  

  

  

  

Notary Public 

  
  

  

   
  

  

WUE, 
Name: Sem Hee Yes SON Hee "4, | San y | / S NOTAS 0% o = MOS 

Signature: | 5 Ene a 

29 ocr 22 Cl 5 Aris ESA $ Dai 7 / 0 a € Te Y BLAS $ 
4 We RU S 

“My, TT cov wr 
“AHWR Seal     
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GWINNETT COUNTY 

. PLANNING AND DEVELOPMENT 

O Gwinnett PROPERTY TAX VERIFICATION 

The undersigned certifies that all Gwinnett County property taxes are current. In no such case shall an application or 

reapplication be processed without such property tax verification. 

  

Applicant Information 

  

ALNOUFFEY AKRAM 

Name: 

Signature: dot rae Jude Date: August 22, 2025 

Melody A. Glouton, Attorney for Applicant 

  

  
  

Property Information 
  

Enter all parcel IDs in the table below. Search for Parcel ID   

Parcel ID(s) (by Applicant) Property Taxes Paid (Yes or No) (Tax Commissioner Use Only) 

R5048 005 YES 
    
  

  

  

  

  

  

  

  

  

  

  

          
Tax Commissioner Affirmation 
  

All Gwinnett County property taxes are current for the above referenced parcel(s) and confirmed by the signature below. 

Name: Bi 4) h [97m Title: TA 

Signature: W Br _ Date: Erez. - 282 O 

fe 
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT│ PLANNING DIVISION 
DISCLOSURE OF CAMPAIGN CONTRIBUTIONS 

Disclosure of campaign contributions aggregating to $250.00 or more to a member of the Board of Commissioners is 
required pursuant to Section 270-25.E. of the Unified Development Ordinance.  

Name: Andersen Tate & Carr 

Relationship to Application (Applicant or Representative of Applicant): Applicant 

Campaign Contributions? Yes 

Contributions: 

Official Name Contribution Amount Date of Contribution Contributor 
Nicole Love Hendrickson $1,500.00 3/3/2023 Andersen Tate & Carr 
Nicole Love Hendrickson $1,000.00 6/7/2023 Andersen Tate & Carr 
Nicole Love Hendrickson $800.00 10/5/2023 Andersen Tate & Carr 

Kirkland Carden $2,000.00 7/17/2023 Andersen Tate & Carr 
Kirkland Carden $800.00 2/5/2024 Andersen Tate & Carr 

Matthew Holtkamp $2,500.00 9/15/2023 Andersen Tate & Carr 
Matthew Holtkamp $800.00 1/24/2024 Andersen Tate & Carr 
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Exhibit F: DWR Sewer Capacity Certification Letter 
 

[attached] 
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Exhibit G: Traffic Impact Study 
 

[attached] 
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T R A F F I C  I M P A C T  S T U D Y
F O R

R E S I D E N T I A L  D E V E L O P M E N T  A T  
4 11 O A K L A N D  R O A D  N W

G W I N N E T T  C O U N T Y , G E O R G I A

Prepared for:
Laval Luxury Homes, LLC
3163 Heathchase Lane
Suwanee, GA 30024

Prepared By:

July 14, 2025
A & R Project # 25-132

A&R Engineering Inc.
2160 Kingston Court, Suite O
Marietta, GA 30067
Tel: (770) 690-9255 Fax: (770) 690-9210
www.areng.com
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A&R Engineering Inc.
1

1 . 0 I N T R O D U C T I O N

This traffic study for the proposed residential development at 411 Oakland Road NW is prepared 
according to the components in Tables 1 and 2 given in Gwinnett County’s Traffic Impact Study 
Guidelines. The traffic analysis evaluates the traffic operations in the existing conditions as required in 
the guidelines. The proposed development will consist of 10 single-family homes and proposes one full-
access driveway on Oakland Road NW, located north of Oakland Place Drive and south of Crescentview
Drive in Gwinnett County.

This study includes the evaluation of traffic operations for the AM and PM peak hours at the 
intersections of:

1. US 29/ SR 8 (Lawrenceville Highway) at Oakland Road NW / Saint Marlowe Drive
2. Oakland Road NW at Oakland Place Drive
3. Oakland Road NW at Crescentview Drive

Recommendations for intersection and roadway geometry have been identified as appropriate and are 
discussed in detail in the following sections of the report. The location of the development and the 
surrounding roadway network is shown in Figure 1.
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A&R Engineering Inc. 
3 

2 . 0  E X I S T I N G  F A C I L I T I E S  /  C O N D I T I O N S

2.1 Roadway Facilities  
The following is a brief description of each of the roadway facilities located in proximity to the site: 

2.1.1 US 29/ SR 8 (Lawrenceville Highway) 
US 29/ SR 8 (Lawrenceville Highway) is an east-west, four-lane undivided roadway with a left-turn lane 
and posted speed limit of 45 mph in the vicinity of the site. Georgia Department of Transportation 
(GDOT) traffic counts indicate that the daily traffic volume on US 29/ SR 8 (Lawrenceville Highway) in 
2023 was 20,600 vehicles per day southwest of Gloster Road. US 29/ SR 8 (Lawrenceville Highway) is 
classified as a Principal Arterial as per GCDOT’s Long Range Road Classification (LRCC) map. 

2.1.2 Oakland Road Northwest 
Oakland Road Northwest is a north-south, two-lane, undivided roadway with a posted speed limit of 40 
mph in the vicinity of the site. Between the Oakland Ridge Drive and S. Oak Drive/ Condor Drive, 
Oakland Road NW is a two-lane roadway with a two-way left-turn lane and is classified as a Major 
Collector as per GCDOT’s LRCC map. 

2.1.3 Saint Marlowe Drive 
Saint Marlowe Drive is a north-south, two-lane, undivided, residential roadway with an assumed speed 
limit of 25 mph in the vicinity of the site. 

2.1.4 Oakland Place Drive 
Oakland Place Drive is an east-west, two-lane, undivided, residential roadway with a posted speed limit 
of 25 mph in the vicinity of the site.  

2.1.5 Crescentview Drive 
Crescentview Drive is an east-west, two-lane, undivided, residential roadway with a posted speed limit 
of 25 mph in the vicinity of the site. 
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3 . 0  S T U D Y  M E T H O D O L O G Y  
 
In this study, the methodology used for evaluating traffic operations at each of the subject intersections 
is based on the criteria set forth in the Transportation Research Board’s Highway Capacity Manual, 6th 
edition (HCM 6). Synchro software, which utilizes the HCM methodology, was used for the analysis. The 
following is a description of the methodology employed for the analysis of unsignalized and signalized 
intersections. 

3.1 Unsignalized Intersections 
For unsignalized intersections controlled by a stop sign on minor streets, the level-of-service (LOS) for 
motor vehicles with controlled movements is determined by the computed control delay according to 
the thresholds stated in Table 1 below. LOS is determined for each minor street movement (or shared 
movement), as well as major street left turns. LOS is not defined for the intersection as a whole or for 
major street approaches. The LOS of any controlled movement which experiences a volume to capacity 
ratio greater than 1 is designed as “F” regardless of the control delay. 
 
Control delay for unsignalized intersections includes initial deceleration delay, queue move-up time, 
stopped delay and final acceleration delay. Several factors affect the control delay for unsignalized 
intersections, such as the availability and distribution of gaps in the conflicting traffic stream, critical 
gaps and follow-up time for a vehicle in the queue. 
 
Level-of-service is assigned a letter designation from “A” through “F”. Level-of-service “A” indicates 
excellent operations with little delay to motorists, while level-of-service “F” exists when there are 
insufficient gaps of acceptable size to allow vehicles on the side street to cross the main road without 
experiencing long delays.  
 

Table 1 –– LLevel-oof-sservice Criteria for Unsignalized Intersections 

Control Delay (sec/vehicle) LOS by Volume-to-Capacity Ratio* 
v/c  1.0 v/c > 1.0 

 10 A F 
> 10 and  15 B F 
> 15 and  25 C F 
> 25 and  35 D F 
> 35 and  50 E F 

> 50 F F 
            *The LOS criteria apply to each lane on a given approach and to each approach on the minor street. LOS is not calculated for  
                major-street approaches or for the intersection. 

Source: Highway Capacity Manual, 6th edition, Exhibit 20-2 LOS Criteria: Motorized Vehicle Mode 
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3.2 Signalized Intersections 
According to HCM procedures, LOS can be calculated for the entire intersection, each intersection 
approach, and each lane group. HCM uses control delay alone to characterize LOS for the entire 
intersection or an approach. Control delay per vehicle is composed of initial deceleration delay, queue 
move-up time, stopped delay and final acceleration delay. Both control delay and volume-to-capacity 
ratio are used to characterize LOS for a lane group. A volume-to-capacity ratio greater than 1.0 for a lane 
group indicates failure from capacity perspective. Therefore, such a lane group is assigned LOS F 
regardless of the amount of control delay.  
 
Table 2 below summarizes the LOS criteria from HCM for motorized vehicles at signalized intersections. 
 

Table 2 –– LLevel-oof-sservice Criteria for Signalized Intersections 

Control Delay (sec/vehicle) * LOS for Lane Group by Volume-to-Capacity Ratio* 
v/c  1.0 v/c > 1.0 

 10 A F 
> 10 and  20 B F 
> 20 and  35 C F 
> 35 and  55 D F 
> 55 and  80 E F 

> 80 F F 
            *For approach-based and intersection wide assessments, LOS is defined solely by control delay 

Source: Highway Capacity Manual, 6th edition, Exhibit 19-8 LOS Criteria: Motorized Vehicle Mode 
 
LOS A is typically assigned when the volume-to-capacity (v/c) ratio is low and either progression is 
exceptionally favorable, or the cycle length is very short. LOS B is typically assigned when the v/c ratio is 
low and either progression is highly favorable, or the cycle length is short. However, more vehicles are 
stopped than with LOS A. LOS C is typically assigned when progression is favorable, or the cycle length is 
moderate. Individual cycle failures (one or more queued vehicles are not able to depart because of 
insufficient capacity during the cycle) may begin to appear at this level. Many vehicles still pass through 
the intersection without stopping, but the number of vehicles stopping is significant. LOS D is typically 
assigned when the v/c ratio is high and either progression is ineffective, or the cycle length is long. There 
are many vehicle-stops and individual cycle failures are noticeable. LOS E is typically assigned when the 
v/c ratio is high, progression is very poor, the cycle length is long, and individual cycle failures are 
frequent. LOS F is typically assigned when the v/c ratio is very high, progression is very poor, the cycle 
length is long, and most cycles fail to clear the queue. 
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4 . 0  A D D I T I O N A L  I N F O R M A T I O N  –  G W I N N E T T  

C O U N T Y  L E V E L  1  T R A F F I C  I M P A C T  S T U D Y   
The following sections have been included per Gwinnett County’s Traffic Impact Study Guidelines 
(updated June 30, 2023) to meet the requirements of a Level 1 traffic study. Additional information 
regarding access management/spacing, intersection sight distance, or connectivity and circulation 
should be requested from the civil site engineer. 

4.1 Future Identified Projects (i.e., GCCTP, GDOT, SPLOST) 
There are no planned/scheduled GDOT/Gwinnet County projects that will be completed within the study 
network or that will have any notable impact on the study network. 
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5 . 0  E X I S T I N G  2 0 2 5  T R A F F I C  A N A L Y S I S  

5.1 Existing Traffic Volumes 
Existing traffic counts were obtained at the following study intersections: 

1. US 29/ SR 8 (Lawrenceville Highway) at Oakland Road NW/ Saint Marlowe Drive 
2. Oakland Road NW at Oakland Place Drive 
3. Oakland Road NW at Crescentview Drive 

 

Turning movement counts were collected on Wednesday, July 09, 2025. All turning movement counts 
were recorded during the AM and PM peak hours between 7:00 AM to 9:00 AM and 4:00 PM to 6:00 
PM, respectively. The four consecutive 15-minute interval volumes that produced the highest volume at 
the intersections were then determined. These volumes make up the peak hour traffic volumes for the 
intersections counted and are shown in Figure 2. Since schools were not in session when the counts 
were collected, the peak hour volumes in Figure 2 were increased by an adjustment factor of 10%. The 
resulting adjusted peak hour volumes are shown in Figure 3 and were used in the existing traffic 
operations analysis. The existing traffic control and lane geometry for the study intersections are shown 
in Figure 4. 
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5.2 Existing Traffic Operations 
Existing 2025 traffic operations were analyzed at the study intersections in accordance with the HCM 
methodology. The results of the analyses are shown in Table 3.  

Table 3 –– EExisting Intersection Operations 

Intersection Traffic Control 
LOS (Delay) 

AM Peak Hour PM Peak Hour 

1 

US 29/ SR 8 (Lawrenceville Highway) @ Oakland 
Road NW/ Saint Marlowe Drive 
-Eastbound Approach
-Westbound Approach
-Northbound Approach
-Southbound Approach

Signalized 

C (21.5) 
B (11.0) 
B (19.0) 
D (44.3) 
D (52.2) 

D (43.4) 
C (31.7) 
D (50.4) 
D (51.4) 
 D (54.2) 

2 
Oakland Road NW @ Oakland Place Drive 
-Westbound Approach
-Southbound Left

Stop-Controlled 
on WB Approach B (13.3) 

A (8.4) 
B (13.6) 
A (8.3) 

3 
Oakland Road NW @ Crescentview Drive 
-Westbound Approach
-Southbound Left

Stop-Controlled 
on WB Approach B (13.3) 

A (8.5) 
C (16.0) 
A (8.3) 
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6 . 0 P R O P O S E D D E V E L O P M E N T

A site plan is shown in Figure 5. 
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6.1 Trip Generation 
Trip generation estimates for the project were based on the rates and equations published in the 11th 
edition of the Institute of Transportation Engineers (ITE) Trip Generation report. This reference contains 
traffic volume count data collected at similar facilities nationwide. The trip generation was based on the 
following ITE Land Use category 210 – Single-Family Detached Housing. The calculated trip generation 
for the proposed development is shown in Table 4. 
 

Table 44 –– TTrip Generation 

Land Use Size 
AM Peak Hour PM Peak Hour 24 Hour 

Enter Exit Total Enter Exit Total Two-way 
ITE 210 – Single-Family Detached 
Housing 

10 lots 2 7 9 7 4 11 121 

 

6.2 Trip Distribution 
The trip distribution describes how traffic arrives and departs from the site. An overall trip distribution 
was developed for the site based on a review of the existing travel patterns in the area and the locations 
of major roadways and highways that will serve the development. The site-generated peak hour traffic 
volumes, shown in Table 4, were assigned to the study area intersections based on this distribution. The 
outer-leg distribution and AM and PM peak hour new traffic generated by the site are shown in Figure 6.  
 

6.3 Auxiliary Lane Analysis 

6.3.1 Left Turn Lane Analysis 
According to Gwinnett County Criteria and Guidelines for Left Turn Lanes, left turn lanes must be 
provided at each subdivision street that accesses a minor/major collector street or major thoroughfare if 
the characteristics of the major street and site density exceed certain thresholds. Per Gwinnett County 
left turn lane standards (Table 1 – Residential Developments), the minimum threshold for a left turn 
lane on a 40-mph road with an ADT above 6,000 is 65 lots. Since the proposed development will have 10 
lots and will therefore not exceed the threshold, a left turn lane is not warranted at the site driveway. 
 

6.3.2 Deceleration Turn Lane Analysis 
According to Gwinnett County Unified Development Ordinance (UDO) Standards, a right turn 
deceleration lane shall be required at each subdivision street entrance that is provided street access to a 
Minor/Major Collector Street or Major Thoroughfare (900-30.2). Since Oakland Road NW is classified by 
Gwinnett County as a major collector roadway as per GCDOT’s Long Range Road Classification (LRCC) 
map, a right turn lane is warranted at the site driveway. 
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7 . 0  C O N C L U S I O N S  A N D  R E C O M M E N D A T I O N S

This traffic study for the proposed residential development at 411 Oakland Road NW is prepared 
according to the components in Tables 1 and 2 given in Gwinnett County’s Traffic Impact Study 
Guidelines. The proposed development will consist of 10 single-family homes and proposes one full-
access driveway on Oakland Road NW, located north of Oakland Place Drive and south of Crescentview 
Drive in Gwinnett County. 

Existing operations of the project were analyzed at the intersections of: 

1. US 29/ SR 8 (Lawrenceville Highway) at Oakland Road NW/ Saint Marlowe Drive
2. Oakland Road NW at Oakland Place Drive
3. Oakland Road NW at Crescentview Drive

The results of existing traffic operations analysis indicate that the signalized study intersection (
SR 8 @ Oakland Road NW/Saint Marlowe Drive) is operating at an overall level of service “D” or better 
in both the AM and PM peak hours. The stop-controlled approaches at the unsignalized 
intersections are operating at a level of service “C” or better in both the AM and PM peak hours. 

7.1 Recommendations for Site Access Configuration 
The following access configuration is recommended for the site driveway intersection. 

Site Driveway: Full Access Driveway on Oakland Road NW

o One entering lane and one exiting lane
o Stop-sign controlled on the driveway approach with Oakland Road NW remaining free

flow
o Deceleration turn lane for entering traffic
o Provide/confirm adequate sight distance per AASHTO standards.
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Exhibit I: Internal and External Agency Review Comments 
 

[attached] 
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE 

 

 

 

 Note: Attach additional pages, if needed  
Revised 7/26/2021 

 

 

  

TRC Meeting Date:  November 26, 2025 
Department/Agency Name:  Transportation 
Reviewer Name:  Brent Hodges 
Reviewer Title:  Construction Manager 2 
Reviewer Email Address:  Brent.Hodges@gwinnettcounty.com  
Case Number:  REZ2026-00001 
Case Address:  411 Oakland Road, Lawrenceville, 30044 
                                      Comments:        X      YES      NO  

1  Oakland Road is a major collector. The Average Daily Traffic (ADT) volume is 10,050. 

2  The nearest Ride Gwinnett facility is located 1.9 miles away at Sugarloaf Parkway and 
Marathon Boulevard (McDonald’s) (Stop 4116 / Route 40). 

3  Per section 360-90 of the UDO, a 5’ concrete sidewalk shall be constructed along the site 
frontage.   

4     

5     

6    

7    

   Recommended Zoning Conditions:           YES  X  NO  
1     

2     

3     

4     

5    

6    

7    

REZ2026-00001 Page 57 of 64 BF

mailto:Brent.Hodges@gwinnettcounty.com


 

Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE 

 

 

 

 Note: Attach additional pages, if needed  
Revised 7/26/2021 

 

 
  
TRC Meeting Date:  

 

Department/Agency Name:  DWR 
Reviewer Name:  Lorraine Campagne 
Reviewer Title:  Section Manager 
Reviewer Email Address:  Lorraine.Campagne@gwinnettcounty.com 
Case Number:  REZ2026-00001 
Case Address:  411 Oakland Rd 
                                      Comments:        X     YES      NO  

1  Water: The proposed development intends to utilize an 8-inch water main that was 
installed in 2019 within the subject site but was never dedicated to Gwinnett County. The 
developer is required to pass inspections and provide as-builts prior to connecting the 
homes. 

2  Sewer: The proposed development intends to utilize an 8-inch gravity sewer that was 
installed in 2019 within the subject site but was never dedicated to Gwinnett County. The 
developer is required to pass inspections and provide as-builts prior to connecting the 
homes. A Sewer Capacity Certification (C2025-198-07) was approved in July 2025 for 10 
single family homes. 

3     

4     

5     

6    

7    

   Recommended Zoning Conditions:           YES  X NO  
1     

2     

3     

4     

5    

 

REZ2026-00001 Page 58 of 64 BF



!!!!!!!!!!!!!!!!!!!!!!!

!!!!!!!

!

!!!!!!!
!
!
!
!
!
!

!!!!!!!!

!

!!!!!!!!!!!!!!

G!. G!.

G!.

G!.

G!.

G!.

G!.

G!.
G!.

G!.

G!.

!R

!R

!R

!R

!R

!R

!R

!R

!R

!R

!R

!R

!R

!R

!R

!R!R

!R
!R

!R

!R
!R

!R

O
A

K
LA

N
D

 R
D

2

/
0 100 200

Feet LO
C

AT
IO

N

LE
G

EN
D 411 Oakland Rd

Water & Sewer
Utility Map

Water Comments:

Sewer Comments:

Water Availability:

Sewer Availability:

Water and Sewer Design and Construction Requirements:

Private Road Developments:

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

                                   A Sewer Capacity Certification must be obtained from Gwinnett County to confirm the existing system can serve the development.  Sewer demands imposed by the proposed development may require upsizing and/or extensions of existing sewer mains,
and/or upsizing of an existing pump station, and/or installation of a new pump station. Any cost associated with such required improvements will be the responsibility of the development. The developer shall provide easements for future sewer connection to all locations
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Construction Standards and Specifications, dated April 5th, 2016. Subsequent to design, construction, inspection, and final acceptance of the required utilities, service would then become available under the applicable utility permit rate schedules.
                                                    Any development with private roads must comply with the Standard Policy Requirement for the Installation of Water and Sanitary Sewer Mains within Private Developments.  This policy stipulates minimum easement requirements and location of
public mains and appurtenances, among other requirements.
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Sewer Collector
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The proposed development intends to utilize an 8-inch water main that was installed in 2019 within the subject site but was never dedicated to Gwinnett County. The developer is
required to pass inspections and provide as-builts prior to connecting the homes.

The proposed development intends to utilize an 8-inch gravity sewer that was installed in 2019 within the subject site but was never dedicated to Gwinnett County. The developer is
required to pass inspections and provide as-builts prior to connecting the homes. A Sewer Capacity Certification (C2025-198-07) was approved in July 2025 for 10 single family
homes.

R-100 to R-60

January 2026

8 Inch

REZ2026-00001

8 Inch

O
AKLAND PLACE DR

CRESCENT VIEW DR

EDW
ARDS CT

8 Inch

THORNBERRY DR

#7 Flow Management

#* Pump Station

#7 Regional

!R Manhole

G!. Hydrant

City

Sewer Collector

Sewer Interceptor

Water Main
Proposed
Water Main

Sewer Force Main

VALLEY

W
OOD DR

8 Inch

2 Inch

5048
005

8 Inch



Residential Rezoning Impact on Local Schools

Proposed Zoning 

Approximate Student Projections

School Forecast Capacity +/- Cap. Forecast Capacity +/- Cap. Forecast Capacity +/- Cap. from Proposed Developments

Mountain View High School 2217 2,300 -83 2,250 2,300 -50 2,284 2,300 -16 1

CIC2026-00001 Twin Rivers Middle School 1702 2,150 -448 1,720 2,150 -430 1,737 2,150 -413 1

Freemans Mill Elementary School 1000 925 75 981 925 56 972 925 47 2

Discovery High School 2641 2,525 116 2,654 2,525 129 2,668 2,525 143 2
REZ2026-00001 Richards Middle School 2005 2,200 -195 2,016 2,200 -184 2,037 2,200 -163 1

Baggett Elementary School 1,002 1,125 -123 1,013 1,125 -112 1,000 1,125 -125 2
Grayson High School 3738 3,000 738 3,850 3,000 850 3,946 3,000 946 8

REZ2026-00002 Couch Middle School 1181 1,150 31 1,198 1,150 48 1,222 1,150 72 5
Starling Elementary School 1383 1,200 183 1,430 1,200 230 1,459 1,200 259 9
South Gwinnett High School 2720 2,750 -30 2,758 2,750 8 2,745 2,750 -5 12

REZ2026-00004 Grace Snell Middle School 1204 1,200 4 1,222 1,200 22 1,235 1,200 35 8

Magill Elementary School 1271 1,525 -254 1,284 1,525 -241 1,300 1,525 -225 16

2025-26 2026-27 2027-28

Prepared for Gwinnett County BOC, January, 2026
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Exhibit J: Maps 

[attached] 
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Planning Commission Advertised Public Hearing Date: 1/6/2026 
Board of Commissioners Advertised Public Hearing Date: 1/27/2026  

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Number: REZ2026-00002 
Current Zoning: R-100 (Single-Family Residence District)  
Request: Rezoning to R-TH (Single-Family Townhouse District) 
Additional Requests:  Waivers 
Address:  2290 Sugarloaf Parkway 
Map Number:  R5118 029 
Site Area:  4.77 acres  
Units:  32    
Proposed Development: Townhouses 
Commission District:  District 3 – Commissioner Watkins 
Future Development Type: Suburban Residential 
 
Staff Recommendation:   APPROVAL WITH CONDITIONS 
 

 



Applicant: Local Land Co. 
c/o Mahaffey Pickens Tucker, LLP 

Owner: Morris Podber 
7710 Wickley Way 

 1550 North Brown Road, Suite 125  Atlanta, GA 30350 
 Lawrenceville, GA 30043   
    

Contact:  Shane Lanham                 Phone:   770.232.0000 
                                                                                                                                                                                                            
Zoning History  

The subject property is zoned R-100 (Single-Family Residence District). No prior zoning requests are on 
record for this property. 
 
Existing Site Condition 
The subject property is a 4.77-acre parcel located along Sugarloaf Parkway, at its intersection with 
Davis Road. The property is undeveloped and densely wooded, sloping downwards approximately 40 
feet from the road frontage to a stream and floodplain along the rear property line. There is an existing 
5-foot-wide sidewalk along the Sugarloaf Parkway frontage. The nearest Ride Gwinnett transit stop is 
approximately 1.5 miles from the subject property. 
 
Surrounding Use and Zoning 
The property is surrounded by a mixture of civic use, single-family detached residences, and 
townhouses. The Gwinnett County Fairground and the Kelly Corners subdivision are located to the 
north, across Sugarloaf Parkway. A single-family residence on a large lot is located to the east. The 
Johnson Landing subdivision is to the south and the Inverness at Sugarloaf townhouse subdivision is 
to the west. The following is a summary of surrounding uses and zoning: 
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Project Summary 
The applicant requests rezoning of a 4.77-acre property from R-100 to R-TH for townhouses, including: 

 32 townhouses, including 5 rear-loaded units and 27 front-loaded units, yielding a density of 
6.71 units per acre. 

 Two-story townhouses with two-car garages and a minimum heated floor area of 1,800 square 
feet.  

 Exterior building materials of brick, stone, and cementitious siding on the front façade with 
cementitious siding on the side and rear façades. 

 1.41 acres of open space, including 0.26 acres of usable open space comprised of a lawn area. 
 Eight on-street parallel guest parking spaces and four amenity parking spaces. 
 One stormwater management facility located in the rear of the development. 
 A 35-foot-wide zoning buffer along the eastern property line, a 75-foot-wide stream buffer along 

the southern property line, and a 10-foot-wide landscape strip along Sugarloaf Parkway. 
 One full-access entrance with a deceleration lane along Sugarloaf Parkway while maintaining 

the existing 5-foot-wide sidewalk. 
 
Zoning and Development Standards 
The following is a summary of applicable standards from the Unified Development Ordinance (UDO):  
 

Standard Required Proposed Meets Standard? 
Density Maximum 10 units per acre 6.71 units per acre YES 

Front Setback Minimum 10’ Minimum 10’ YES 
Rear Setback Minimum 25’ Minimum 25’ YES 
Side Setback Minimum 5’ Minimum 5’ YES 

Building Height Maximum 40’ Maximum 35’ YES 
Open Space Minimum 10% or 0.48 acres 29.57% or 1.41 acres YES 

Usable Open Space Minimum 5% or 0.24 acres 5.45% or 0.26 acres YES 
Guest Parking Minimum 8 spaces 8 spaces YES 
Zoning Buffer Minimum 35’  35’ YES 

 
Public Participation 
The applicant held a community meeting on October 29, 2025, at the Hampton Inn & Suites in Snellville. 
There were two community members in attendance, who raised questions regarding buffers, traffic, 
and surrounding development pattern. The applicant responded to these concerns by providing the 
traffic study and reaffirming the buffers would remain.  
 

 

 

Location Land Use Zoning Density 
Proposed Townhouses R-TH 6.71 units per acre 

North Gwinnett County Fairgrounds 
Single-Family Residential (Kelly Corners) 

C-1 
R-100 

N/A 
1.74 units per acre 

East Single-Family Residential R-100 0.20 units per acre 
South Single-Family Residential (Johnson Landing) R-100 2.13 units per acre 
West Townhouses (Inverness at Sugarloaf) R-TH 5.02 units per acre 
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Staff Analysis 
Rezoning Request Analysis: The standards governing the exercise of zoning power are outlined in 
Section 270-20.6 of the UDO. Staff makes the following findings related to the zoning requests: 
 

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

The property is surrounded by a mixture of civic use, single-family detached residences, and 
townhouses. A townhouse subdivision abuts the site to the west, and farther west are two more 
townhouse developments. The proposed rezoning will permit a use that is suitable in view of 
the use and development of adjacent and nearby property. 
 

B. Whether the proposed rezoning will adversely affect the existing use or usability of adjacent or 
nearby property. 

The property is adjacent to an existing townhouse development along Sugarloaf Parkway. The 
35-foot-wide zoning buffer along the eastern property line and the 75-foot-wide stream buffer 
along the southern property line would provide screening and separation for existing single-
family detached subdivisions. The proposed rezoning will not adversely affect the existing use 
or usability of adjacent or nearby property. 

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

as currently zoned. 

The property has a reasonable economic use as currently zoned.  
 

D. Whether the proposed rezoning will result in a use which will or could cause an excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools. 

An increase in impacts on public facilities would be anticipated in the form of traffic, utility 
demand, and stormwater runoff; however, these impacts could be mitigated with appropriate 
conditions, site development requirements, and planning. The traffic impact study estimates 
that the development would generate 4 morning and 10 evening peak hour trips. The study 
recommends a full-access entrance aligned with Davis Road, and a deceleration lane. Staff has 
recommended conditions regarding repaving and restriping the U-turn lane along Sugarloaf 
Parkway and providing inter-parcel access to the east. An increased impact is anticipated on 
school enrollment.  
 

E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan 
and Future Development Map; and 

The Unified Plan's Future Development Map indicates "Suburban Residential" for the subject 
property, which envisions single-family detached residential development. Although 
townhouses are not a recommended use, the proposed development is located along a major 
corridor and is adjacent to an existing townhouse development.  
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F. Whether there are other existing or changing conditions affecting the use and development of 

the property which give supporting grounds for either approval or disapproval of the proposed 
rezoning. 

There are no conditions giving support for approval or disapproval of the proposal. 
 
Waiver Requests and Analyses: 

The applicant is seeking waivers from the following provisions of the UDO: 

1. Section 360-20.2.F.4 Dead-End Turnaround. The applicant is requesting not to provide a 
turnaround for dead-end streets serving more than three units. 
 

Analysis: Given the narrow shape of the property, approval of the requested waiver would 
not nullify the intent of the UDO. 

 
2. Section 360-100 Multi-Use Path Requirements. The applicant is requesting not to provide a 

12-foot-wide multi-use path along Sugarloaf Parkway. 
 

Analysis: This portion of Sugarloaf Parkway is identified as a priority trail in the Gwinnett 
County Trails Master Plan, with a 12-foot-wide multi-use path. Approval of the requested 
waiver would nullify the intent of the UDO. 

 
Staff Recommendation 
Based on the staff’s evaluation of the request and the standards governing the exercise of zoning 
power, the Department of Planning and Development recommends APPROVAL WITH CONDITIONS of 
the rezoning request and APPROVAL of the following waiver: 
 

1. To not provide a turnaround for dead-end streets serving more than three units. 
 

Staff recommends DENIAL of the following waiver: 
 

1. To not provide a 12-foot-wide multi-use path along Sugarloaf Parkway.  
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Staff Recommended Conditions  
Approval as R-TH (Single-Family Townhouse District) for a townhouse subdivision, subject to the 
following conditions: 
 

1. The development shall be limited to townhouses and accessory uses, not exceeding 32 units. 
 

2. The proposed development shall be constructed in general conformance with Exhibit B: Site 
Plan dated received December 4, 2025, and Exhibit C: Building Elevations dated received 
October 30, 2025, with revisions required by zoning conditions and the Unified Development 
Ordinance, subject to the review and approval of the Department of Planning and Development. 

 
3. The minimum heated floor area shall be 1,800 square feet. 

 
4. Usable open space shall be provided in general conformance with Exhibit B: Site Plan dated 

received December 4, 2025, including but not limited to a lawn area, subject to the review and 
approval of the Department of Planning and Development. 
 

5. Provisions for future inter-parcel access shall be provided to Parcel R5118 051, subject to the 
review and approval of the Department of Planning and Development. 
 

6. The following roadway improvements shall be provided in general conformance with Exhibit B: 
Site Plan dated received December 4, 2025, prior to the issuance of a Certificate of Occupancy, 
subject to the review and approval of the Gwinnett County Department of Transportation: 

a. A full-access entrance, a deceleration lane and a 12-foot-wide multi-use path along 
Sugarloaf Parkway.   

b. Repaving and restriping (mill and inlay) of the U-turn lane along Sugarloaf Parkway. 
 

7. An Intersection Control Evaluation (Level 1 and Level 2) shall be submitted to the Gwinnett 
County Department of Transportation, prior to the issuance of a land disturbance permit. 
Recommendations in the Intersection Control Evaluation shall be constructed, prior to issuance 
of a Certificate of Occupancy, subject to the review and approval of the Gwinnett County 
Department of Transportation. 
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Exhibits: 
A. Site Visit Photos 
B. Site Plan 
C. Building Elevations 
D. Letter of Intent and Applicant’s Response to Standards 
E. Application and Disclosure of Campaign Contributions 
F. DWR Sewer Capacity Certification Letter 
G. Traffic Impact Study  
H. Public Participation Plan and Report 
I. Internal and External Agency Review Comments  
J. Maps  
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Exhibit A: Site Visit Photos  
 

 

View of property 
 

 

View of Sugarloaf Parkway frontage 
 
 

REZ2026-00002 Page 8 of 63 MR



 
 

 

View of Sugarloaf Parkway frontage 
 

 

View of townhouses in adjacent subdivision 
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View of townhouses in adjacent subdivision 
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Exhibit B: Site Plan 
 

[attached] 
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Exhibit C: Building Elevations 
 

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

[attached] 
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LETTER OF INTENT FOR REZONING APPLICATION 
 

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

application (the “Application”) on behalf of Local Land Co. (the “Applicant”) requesting the 

rezoning of an approximately 4.769-acre tract of land (the “Property”) located at the intersection 

of Sugarloaf Parkway and Davis Drive. The Property is currently zoned R-100 and is located 

within the Suburban Residential Future Development Area according to the Gwinnett County 2045 

Unified Plan Future Development Map. 

The Applicant proposes to develop the Property for use as a single-family attached 

townhome community including a total of 32 homes at an overall density of 6.71 units per acre, 

which is well below the maximum density for R-TH of 10.0 units per acre. The proposed 

community would include homes with attractive building materials including brick, stone, and/or 

fiber cement siding or shake which is compatible with the architectural style and building materials 

of homes in the surrounding area. All of the homes would include a two-car garage and have a 

minimum square footage of 1,800 square feet. All townhomes will have a usable front porch with 

dimensions ranging from four feet by five feet up to four feet by twelve feet. The proposed 
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development would be accessed by a single entrance on Sugarloaf Parkway. The proposed 

development will include 5 feet wide sidewalks throughout, including along the Sugarloaf 

Parkway road frontage as shown on the site plan submitted with the Application.  

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

zoning classifications and fits within the established pattern of development in the area. The 

Property is adjacent to land zoned R-100 and R-TH with additional single-family attached 

residential uses located to the north and southeast of the Property. Additionally, across Sugarloaf 

Parkway from the Property is the Gwinnett County Fairgrounds. The proposed development would 

provide an appropriate transition from a more intensive use for the R-100 single-family 

developments behind the Property. 

Further, the proposed development is in line with the policy and intent of the Gwinnett 

County 2045 Unified Plan (the “2045 Plan”) which broadly promotes residential development. 

Specifically, Chapter 4: Housing of the 2045 Plan provides abundant data and statistics that reflect 

a housing shortage in Gwinnett County. In the Needs & Opportunities section of Chapter 4, the 

2045 Plan identifies a need of “More Housing Development” and provides that the “housing 

shortage inhibits population growth, business attraction, and other economic development by 

raising housing prices and failing to accommodate new residents.” The 2045 Plan crystalizes this 

policy when it provides that a “higher volume of housing development is needed to meet economic 

goals and countywide growth potential.” The Applicant respectfully submits that the Property’s 

location near the edge of the character area as well as the nature of adjacent land uses support a 

residential development with attached single-family homes.  

Furthermore, approval of the proposed development is in line with character of surrounding 

development. The Applicant submits that, while the Property is currently classified as Suburban 
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Residential under the 2045 Plan, the Property’s characteristics more closely align with the land 

use policies of the Traditional+ Future Development Area. Two main differences in the 

Traditional+ Future Development Area and the Suburban Residential Future Development Area is 

the availability of sewer infrastructure and the location of the property within one mile of a Village 

Center. The Property has access to sewer infrastructure and is located within one mile of a Large 

Village Center in the Webb Gin Daily Community. Accordingly, the land use policies of the 

Traditional+ Future Development area are applicable to the Property. The 2045 Plan provides that 

R-TH is a recommended zoning classification for Traditional+. Traditional+ accommodates a 

variety of housing types including townhomes, quads/triplexes/duplexes, and single-family 

cottages. 

In order to develop the Property in accordance with the site plan submitted with the 

Application, the Applicant respectfully requests the following two waivers:  

1. Section 360-20.2(F)(3) – A Waiver to allow for a dead end street serving more than 

three lots to not provide a temporary vehicular turnaround within the right-of-way. The 

dead-end streets in the proposed development are a maximum distance of 150 feet.  

2. Section 360-100 – A Waiver to allow the Applicant not to construct a 12 feet wide 

multi-use trail along Sugarloaf Parkway. None of the surrounding properties, including 

the adjacent parcel, have a 12 feet wide multi-use trail. The construction of a 12 feet 

wide multi-use trail on the Property along Sugarloaf Parkway would detract from the 

aesthetics of the surrounding area and does not accomplish the spirit and intent of this 

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

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

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

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

 

Respectfully submitted this 11th day of September, 2025. 

 

MAHAFFEY PICKENS TUCKER, LLP 

 

  Julia A. Maxwell  
      Julia A. Maxwell 

Attorneys for Applicant 
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT  PLANNING DIVISION 
RESPONSES TO STANDARDS GOVERNING THE 

EXERCISE OF ZONING POWER 
 
Pursuant to requirements of the United 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. 
 
 

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

The proposed rezoning to R-TH (Residential Townhouse District) would allow for a use that is appropriate given 
the surrounding development and adjacent properties. According to the Unified Development Ordinance, the R-
TH zoning district is intended for smaller infill parcels that have access to public utilities and are well-connected 
to local streets, collector roads, and major thoroughfares. The subject property meets these criteria, as it is a 
small, undeveloped tract bordered on three sides by existing development and has direct frontage on Sugarloaf 
Parkway, which is classified by Gwinnett County as a Major Arterial. The proposed rezoning is therefore 
consistent with both the intent of the R-TH zoning district and the existing development context. 

 
B. Whether a proposed rezoning will adversely affect the existing use or usability of adjacent or nearby property: 

A proposed rezoning will not adversely affect the existing use or usability of adjacent or nearby property. 
 

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

The property to be affected by a proposed rezoning does have reasonable economic use as currently zoned, but 
the existing development patterns and location on a major arterial significantly diminish the value. 

 
D. Whether the proposed rezoning will result in a use which could cause an excessive or burdensome use of 

existing streets, transportation facilities, utilities, or schools: 

To the knowledge of the Applicant, the proposed rezoning from R-100 to R-TH will not result in a use which 
could cause an excessive or burdensome use of existing streets, transportation facilities, utilities, or schools. 

 
E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan and Future 

Development Map: 

The proposed rezoning is in conformance with the spirit and intent of the 2045 Unified Plan and Future 
Development Map. It aligns with the prevailing development patterns along Sugarloaf Parkway and is located 
directly adjacent to a townhome community approved in 2019. This context suggests that the proposed 
rezoning is compatible with the surrounding land uses and reflects the continuing development trends in the 
area. 

 
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: 

To the knowledge of the Applicant, there are not 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. 
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Exhibit E: Application and Disclosure of Campaign Contributions 
 

[attached] 
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Gwinnett County Planning Division
Rezoning Application 

Last Updated 12/2023 

 

3  

REZONING APPLICATION 
 

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

0 BAPPLICANT INFORMATION 1B            PROPERTY OWNER INFORMATION 

Name:     

Address:     

City:     

State:  ZIP:    

Phone:                 

Email:                                                                    

Name:     

Address:     

City:     

State:  ZIP:    

Phone:                 

Email:                                                                    

Contact Person:  Phone:    

Contact’s Email:    

APPLICANT IS THE: 

        Owner’s Agent              Property Owner                  Contract Purchaser 

 Current Zoning District(s):                  Requested Zoning District:                     

Parcel Number(s):    Acreage:                                              

Property Address(es):          

Proposed Development:        

Variance(s):                                                                              Waiver(s):                                              

RESIDENTIAL DEVELOPMENT 

No. of Dwelling Units:    

Dwelling Unit Sq. Ft.:    

Density:     

Floor Area Ratio (LRR, MRR, HRR):    

NON-RESIDENTIAL DEVELOPMENT 

No. of Buildings:                                                

Total Building Sq. Ft.:                                        

Floor Area Ratio:                                                

MIXED-USE DEVELOPMENT 

No. of Dwelling Units:    Dwelling Unit Sq. Ft.:                                              

Total Non-Residential Sq. Ft.:                            Floor Area Ratio:                                             
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Local Land Co. c/o Mahaffey Pickens Tucker, LLP Morris Podber

1550 North Brown Road, Suite 125 7710 Wickley Way

Lawrenceville Atlanta

GA 30043 GA 30350

770.232.0000 770.232.0000

slanham@mptlawfirm.com slanham@mptlawfirm.com

Shane Lanham 770.232.0000

slanham@mptlawfirm.com

R-100 R-TH

R5118 029 4.77

2290 Sugarloaf Parkway

Townhouses

N/A Two waivers

32 N/A

1,800 N/A

6.71 N/A

N/A

N/A N/A

N/A N/A
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Exhibit F: DWR Sewer Capacity Certification Letter 
 

[attached] 
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Exhibit G: Traffic Impact Study 
 

[attached] 
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nv5.com 

 
TRAFFIC IMPACT STUDY FOR 

 
 

DAVIS POINTE 
RESIDENTIAL DEVELOPMENT 

 
 
 
 
 
 
 
 
 

 
 
 
 

 
DATE:  
October 16, 2025 
 
 
LOCATION: 
City of Lawrenceville, Gwinnett County, Georgia 
 
 
PREPARED FOR: 
Gaskins LeCraw 
 
 
PREPARED BY: 
NV5 Engineers and Consultants, Inc. 
10745 Westside Way, Suite 300  
Alpharetta, GA 30009 
678.795.3600 
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Executive Summary 

This Level 1 Traffic Impact Study (TIS) has been prepared for the proposed Davis Pointe residential 
development located at 2290 Sugarloaf Parkway in Lawrenceville, Gwinnett County, Georgia. The 
project proposes 32 single-family attached units on approximately 4.77 acres, with access provided 
via a single full-access driveway aligned with Davis Road. The site is currently zoned R-100 (Single-
Family Residential District) and is proposed to be rezoned to R-TH (Single-Family Residence 
Townhouse District) to accommodate the planned use. 

The purpose of this study is to evaluate existing traffic conditions, trip generation, access 
management, intersection sight distance, and geometric considerations in accordance with Gwinnett 
County Department of Transportation (GCDOT) requirements for Level 1 TIS studies. 

Three study intersections were analyzed under 2025 Existing Conditions: 

1. Sugarloaf Parkway & Elgin Trail 
2. Sugarloaf Parkway & Davis Road 
3. Sugarloaf Parkway & SR 20 (Grayson Highway) 

All study intersections currently operate acceptably overall, with the signalized intersections at Elgin 
Trail and SR 20 operating at LOS A and LOS C, respectively. The unsignalized intersection at Davis 
Road experiences LOS F delays on the southbound approach, which is typical for side-street 
movements along high-volume arterial corridors such as Sugarloaf Parkway. The high delay reflects 
limited available gaps in through traffic rather than a localized geometric or control deficiency. 

The proposed Davis Pointe development is expected to generate only 10 PM-peak-hour trips (6 
entering and 4 exiting), resulting in a negligible impact on overall corridor operations. These additional 
trips do not materially change approach volumes, delays, or queue lengths. As such, no roadway 
capacity or off-site mitigation measures are warranted under Gwinnett County Level 1 TIS guidelines. 

The proposed access design includes a dedicated eastbound right-turn lane on Sugarloaf Parkway and 
a 139-foot driveway throat, consistent with Gwinnett County UDO Table 360.3 spacing standards and 
GDOT Driveway Design Guidelines. Intersection sight-distance analysis, conducted per AASHTO Case 
B - Stop-Controlled Intersections, confirms that adequate visibility can be achieved for all turning and 
crossing maneuvers at the posted 45 mph design speed. 

The County may consider a Right-In/Right-Out (RIRO) configuration as a future access-management 
improvement if warranted by long-term traffic growth or safety conditions, but no immediate 
modifications are required. 

Based on the findings of this study, the proposed Davis Pointe development is expected to operate 
safely and efficiently within the existing roadway network, with site access and circulation meeting 
Gwinnett County design and access management standards.  
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Gwinnett County Level 1 TIS for 
Davis Pointe  Residential Development 
Lawrenceville, Gwinnett County, GA 

A. Introduction 

The proposed development, Davis Pointe, is a single-family attached residential community located at 
2290 Sugarloaf Parkway in Lawrenceville, Gwinnett County, Georgia. The project will consist of 32 
residential units and will be served by a single full-access driveway completing the fourth leg of the 
Sugarloaf Parkway and Davis Road intersection. 

Based on trip-generation estimates, the development is expected to generate 10 PM peak-hour trips, 
thereby meeting the threshold for preparation of a Level 1 Traffic Impact Study (TIS) in accordance 
with Gwinnett County standards. 

This study evaluates 2025 existing traffic conditions at the following intersections: 

1. Sugarloaf Parkway and Elgin Trail 
2. Sugarloaf Parkway and Davis Road 
3. Sugarloaf Parkway and SR 20 (Grayson Highway) 

The analysis addresses AM and PM peak-hour traffic operations, site access, driveway spacing, 
internal circulation, connectivity, intersection sight distance, and provides geometric and access-
management recommendations, as applicable, in accordance with Level 1 TIS requirements. 

Figure 1 illustrates the site location within Lawrenceville, while Figure 2 presents the site location 
aerial with the study intersections. A copy of the conceptual development plan is included in Appendix 
A. 

Figure 1: Vicinity Map 
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Gwinnett County Level 1 TIS for 
Davis Pointe  Residential Development 
Lawrenceville, Gwinnett County, GA 

Figure 2: Site Location Aerial 

1. Sugarloaf Parkway and Elgin Trail 
2. Sugarloaf Parkway and Davis Road 
3. Sugarloaf Parkway and SR 20 (Grayson Highway) 

A.1. Development Site Description 

The proposed Davis Pointe development is a single-family attached residential community located at 
2290 Sugarloaf Parkway in Lawrenceville, Gwinnett County, Georgia. The site encompasses 
approximately 4.77 acres (207,741 square feet) along the south side of Sugarloaf Parkway near its 
intersection with Davis Road. Sugarloaf Parkway is classified by GDOT as an urban principal arterial, 
providing east west connectivity through central Gwinnett County and linking SR 316. 

The surrounding area is predominantly residential, with nearby single-family subdivisions, townhome 
communities, and undeveloped parcels. Public amenities such as Alexander Park, the Gwinnett County 
Fairgrounds, and nearby schools and retail centers are located within approximately two miles of the 
site. This context supports moderate-density residential infill consistent with existing neighborhood 
character. 

The property is currently zoned R-100 (Single-Family Residential District) and is proposed to be 
rezoned to R-TH (Single-Family Residence Townhouse District) to accommodate 32 townhome units. 
The proposed gross density of 6.4 units per acre is below the Co
permitted under R-TH zoning. Typical building setbacks include 15 feet front, 25 feet rear, and 20 feet 
between buildings. 
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Each unit will feature a front-loaded garage, with driveway and on-street parking distributed throughout 
the community. A total of 76 parking spaces are proposed 64 driveway spaces (two per unit) and 12 
on-street or amenity spaces. Approximately 1.41 acres (29.5%) of the site will be preserved as open 
space, of which 0.31 acres (6.5%) are designated as usable open space.

The townhomes will have typical lot dimensions of 24 × 91 feet, a maximum height of 30 feet, and an 
average heated floor area of 1,800 square feet per unit. The proposed building coverage totals 
approximately 34,580 square feet.

Figure 3 presents the conceptual site plan illustrating the proposed layout, parking distribution, and 
open-space areas.

Figure 3: Site Layout
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B. Existing Conditions 

B.1. Transportation Facilities 

Davis Road is classified as an urban local roadway that intersects Sugarloaf Parkway. The roadway 
runs north south between Sugarloaf Parkway and SR 20 (Grayson Highway), providing access to 
several single-family subdivisions. Within the study area, Davis Road has two travel lanes with curb 
and gutter, sidewalks on the west side, and a posted speed limit of 35 MPH. Land uses along Davis 
Road are predominantly single-family residential. The proposed Davis Pointe development will 
introduce a new driveway forming the fourth leg of this intersection. 

Elgin Trail is a local residential street that intersects Sugarloaf Parkway west of Davis Road. The 
intersection is now signalized and accommodates full turning movements on all approaches. Within 
the study area, Elgin Trail consists of two travel lanes with curb and gutter and has a posted speed 
limit of 25 MPH. Land uses along Elgin Trail are primarily single-family residential, and the signal 
provides enhanced access and safety for neighborhood traffic entering and exiting Sugarloaf Parkway. 

SR 20 (Grayson Highway) is classified as an urban minor arterial that extends north toward downtown 
Lawrenceville and south toward Loganville. According to the GDOT Traffic Analysis and Data 
Application (TADA), SR 20 carries an AADT of approximately 46,900 vehicles per day within the study 
area. The roadway includes four travel lanes divided by a raised median, curb and gutter, and 
sidewalks on both sides, with a posted speed limit of 45 MPH. Land uses near the intersection of SR 
20 and Sugarloaf Parkway are a mix of commercial, retail, and residential uses typical of a high-
capacity suburban corridor. The intersection of SR 20 and Sugarloaf Parkway is signalized and serves 
as a major regional connection for east west and north south travel in southern Gwinnett County. 

Sugarloaf Parkway is a four-lane divided urban principal arterial with a raised median and dedicated 
left-turn lanes at major intersections. The roadway runs east-west through central Gwinnett County, 
providing a key connection between SR 316 to the north and SR 20 (Grayson Highway) to the south. 
According to TADA, Sugarloaf Parkway carries an average annual daily traffic (AADT) of approximately 
30,800 vehicles per day within the study area. The corridor includes curb and gutter, sidewalks on 
both sides, and dedicated on-street bicycle lanes in each direction, supporting multimodal travel and 
local connectivity. The posted speed limit is 45 MPH, and land uses along the corridor are primarily 
residential and institutional, with some scattered commercial and undeveloped parcels. 
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B.2. Traffic Counts 

Intersection turning movement counts (TMCs) were collected at the three study intersections on 
Tuesday, September 30, 2025, under normal weekday conditions while schools were in session to 
ensure representative traffic activity. The AM peak hour occurred between 7:15 and 8:15 AM, and the 
PM peak hour occurred between 5:00 and 6:00 PM, based on the highest total intersection volumes. 
The existing peak-hour traffic volumes are illustrated in Figure 4. Traffic counts are provided in 
Appendix B for reference.  
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Figure 4: 2025 Existing Traffic Volumes 
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C. Future Conditions 

C.1. Planned Improvements 

Several public and private projects are planned or programmed in the vicinity of the Davis Pointe 
development. Information from the Gwinnett County 2023 SPLOST Program, the Gwinnett County 
Comprehensive Transportation Plan (GCCTP), and the Georgia Department of Transportation (GDOT) 
identifies multiple roadway, intersection, and corridor improvements that will enhance regional 
capacity, safety, and multimodal connectivity. In addition, large-scale mixed-use development activity 
within the Sugarloaf Parkway corridor is expected to generate new travel demand and contribute to 
localized roadway upgrades. The following summarizes key planned improvements. 

1. Sugarloaf Parkway Extension  Phase II (SR 20 to SR 316 / I-85 Corridor) 
Gwinnett County and GDOT are advancing the Sugarloaf Parkway Extension, Phase II, which will extend 
Sugarloaf Parkway eastward from SR 20 (Grayson Highway) to SR 316 as a limited-access, four-lane 
divided roadway. The project will improve east - west mobility, reduce congestion on parallel arterials, 
and enhance access between Lawrenceville, Dacula, and the I-85 corridor. Design and right-of-way 
acquisition are underway, with construction anticipated later this decade. 

2. SPLOST Intersection Improvements  Sugarloaf Parkway at SR 8 (U.S. 29 / Lawrenceville Highway) 
A SPLOST-funded intersection improvement project is programmed at Sugarloaf Parkway and SR 8 / 
U.S. 29 to address congestion and operational efficiency. Planned upgrades include dual left-turn 
lanes on Sugarloaf Parkway, an extended right-turn lane, signal modernization, and sidewalk and 
drainage enhancements. Construction is expected to be completed by early 2026. 

3. Sugarloaf Parkway Corridor Improvements (Satellite Boulevard to Meadow Church Road) 
The Sugarloaf Community Improvement District (CID), in coordination with Gwinnett County DOT, is 
implementing corridor improvements along Sugarloaf Parkway between Satellite Boulevard and 
Meadow Church Road. Planned enhancements include widening from four to six lanes, installation of 
new or upgraded traffic signals, dual left-turn lanes, expanded sidewalks, and streetscape and 
drainage improvements. Construction is anticipated in 2025 2026 to support capacity and safety 
enhancements near the I-85 area. 

4. SR 20 (Grayson Highway) Widening  Sugarloaf Parkway to Rosebud Road 
The Gwinnett 2023 SPLOST Program includes funding to widen SR 20 (Grayson Highway) from four to 
six lanes between Sugarloaf Parkway and Rosebud Road. The project will improve north south 
capacity, reduce congestion, and enhance overall corridor operations. Design and right-of-way 
acquisition are underway, with construction anticipated in the next SPLOST funding cycle. 
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5. Sugarloaf Logistics Hub / Mixed-Use Redevelopment (SR 316 / Sugarloaf Parkway Area) 
A large-scale mixed-use redevelopment south of the SR 316 / Sugarloaf Parkway interchange is 
planned to include industrial, retail, and residential components over approximately 300 acres. The 
development will incorporate new internal roadways, traffic signals, and pedestrian infrastructure that 
will influence long-term travel patterns and access demands along the Sugarloaf Parkway corridor. 
Although privately funded, the project will contribute to overall corridor growth and may necessitate 
future operational or access management adjustments. 

C.2. Project Trip Generation 

The proposed development will consist of thirty-two (32) single family units. The anticipated trips were 

Trip Generation Manual, 12th Edition, 2025. Table 1 summarizes the project trips to and from the new 
development. The trips generated can be found in Appendix C.   

Table 1: Trip Generation 

 LAND USE PERIOD  TOTAL IN OUT 

Single-Family Attached Housing, LUC 215 
(32 Dwelling Units) 

Daily  212 106 106 
AM Peak Hour 4 1 3 
PM Peak Hour 10 6 4 

The development will generate a total of 4 new vehicle trips (1 entering and 3 exiting) during the AM 
peak hour and a total of 10 trips (6 entering and 4 exiting) during the PM peak hour. 

C.3. Access Management Review 

Access to the proposed Davis Pointe development will be provided via a single full-access driveway 
connecting to Sugarloaf Parkway through the existing Davis Road intersection. This shared intersection 
access supports safe and efficient operations consistent with Gwinnett County access management 
standards. 

The proposed design includes a dedicated eastbound right-turn lane on Sugarloaf Parkway to 
accommodate entering vehicles, improving deceleration and reducing conflict with through traffic. The 
driveway throat length of approximately 138 feet provides adequate on-site vehicle storage and 
prevents queue spillback into the internal circulation system. 

While the Gwinnett County Unified Development Ordinance (UDO) does not specify a numeric throat-
length requirement, it requires sufficient on-site storage to prevent interference with through 
movements. The design is consistent with guidance from the GDOT Driveway Design Guidelines 
(Section 3.1.3), which recommends 100 feet for low- to moderate-volume residential developments 
accessing arterial roadways. 

This access configuration, combined with signal control and auxiliary lane improvements, is expected 
to operate safely and efficiently under projected build conditions. 
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C.4. Adjacent Access Spacing  Upstream and Downstream 

The Gwinnett County UDO Table 360.3 (2023) specifies minimum separation distances between 
driveways and intersections to ensure safe and efficient traffic operations. The required spacing is 
369 feet for a posted speed of 45 mph along Sugarloaf Parkway and 244 feet for a posted speed of 
35 mph along Davis Road. 

Measurements taken using Google Earth show the following distances from the proposed site access 
to adjacent driveways and intersections: 

 Upstream (west along Sugarloaf Parkway): 455 feet 
 Downstream (east along Sugarloaf Parkway): 305 feet 

Because the site access is integrated into the existing Davis Road intersection, it functions as a shared 

nearest downstream driveway (305 feet east) is located be
does not conflict with site operations. 

No additional driveways are proposed along Sugarloaf Parkway or Davis Road. The proposed access 
design complies with Gwinnett County UDO Table 360.3 and maintains adequate separation from 
adjacent access points to preserve safe and efficient traffic flow. 

C.5. Connectivity and Circulation Review 

The internal circulation system within the Davis Pointe development is designed to provide safe and 
efficient movement for residents, visitors, and emergency vehicles. Private drive aisles connect all 
residential units, shared parking areas, and open spaces, allowing for convenient internal access and 
vehicle maneuvering. 

The layout includes on-street parking distributed throughout the community and internal sidewalks 
connecting each unit to common areas and the development entrance. These sidewalks tie into the 
existing sidewalk network along Sugarloaf Parkway, providing pedestrian connectivity to adjacent 
neighborhoods and nearby amenities. 

Pedestrian access to the north side of Sugarloaf Parkway will be accommodated via existing sidewalks 
and crosswalks at nearby intersections, allowing safe pedestrian travel along the corridor. The internal 
street network provides adequate turning radii and clearances to accommodate emergency service 
vehicles consistent with Gwinnett County Fire and Emergency Services design criteria. 

Overall, the proposed circulation and connectivity design provide safe, efficient, and multimodal 
access consistent with Gwinnett County connectivity objectives and the surrounding suburban context. 
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C.6. Intersection Sight Distance Evaluation 

Intersection sight distance (ISD) for the proposed unsignalized driveway on Sugarloaf Parkway was 

Book, 7th Edition) under Case B  Intersections with Stop Control on the Minor Road. Each potential 
movement - left turn, right turn, and crossing - was analyzed using the standard ISD equation: 

 

Where Vmajor is the design speed of the major roadway (45 mph for Sugarloaf Parkway) and tg is the 
time gap required for a driver to safely enter or cross the major road. 

The proposed driveway will operate under stop control, requiring drivers exiting the site to yield to 
through traffic on Sugarloaf Parkway. The intersection approach includes a 3% grade, with the 
eastbound approach consisting of four lanes and a 7-foot median, and the westbound approach 
consisting of five lanes (including an auxiliary lane) and a 7-foot median. Using these parameters, the 
required ISD was calculated for each movement scenario as shown in Table 2 below. 

Table 2: Intersection Sight Distance Requirements for Stop-Controlled Driveway on 
Sugarloaf Parkway 

Case Maneuver Base Time Gap 
(s) 

Adjustment for 
Addition Width 

(s) 

Total Time Gap 
(s) 

Required ISD 
(ft) 

B1 Left Turn from 
Minor Road 7.5 +1.25 9.0 595 

B2 Right Turn from 
Stop 6.5 - 6.5 430 

B3 Crossing 
Maneuver 6.5 +1.7 8.2 542 

These values represent the minimum sight distances required along Sugarloaf Parkway for a 
passenger car to safely execute each movement under stop-controlled conditions. 

height of 3.5 feet, and a 10-foot setback from the edge of the nearest travel lane. The available sight 
distance along Sugarloaf Parkway should meet or exceed these minimum values to ensure safe 
driveway operation. 

Intersection sight distance should be verified following construction to confirm that final grading, 
landscaping, and roadside features do not restrict visibility. If any obstructions are identified, corrective 
measures such as vegetation trimming, grading adjustments, or signage improvements should be 
implemented. 
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D. Traffic Impact Analyses  

The operational analysis for the study intersections was performed using Synchro® 12 traffic analysis 
software. Average vehicle delays were calculated and reported as Levels of Service (LOS) in 
accordance with the methodologies outlined in the Highway Capacity Manual (HCM), 7th Edition. 

Under HCM criteria, LOS A represents free-flow conditions with minimal delay, while LOS F indicates 
oversaturated or failing conditions with significant congestion. LOS A through D is considered 
acceptable for both signalized and unsignalized intersections; LOS E and F are generally considered 
unacceptable and may require mitigation. 

The traffic signal timings applied in the analysis were reviewed, and all signalized intersections were 
evaluated using a 60-second cycle length. In accordance with HCM procedures, any existing U-turn 
movements at the study intersections were combined with left-turn volumes for operational analysis. 
Additionally, a through-left lane was incorporated on the southbound approach at Sugarloaf Parkway 
and Elgin Trail to reflect standard NEMA phasing configuration. 

Capacity analysis worksheets are provided in Appendix D for reference. 

D.1. 2025 Existing Conditions Analysis 

The results of the 2025 Existing Conditions capacity analysis are presented in Table 3 and are based 
on the AM and PM peak-hour traffic volumes illustrated in Figure 4. The analysis evaluates operational 
performance at the study intersections under existing traffic control conditions, including both 
signalized and stop-controlled intersections along Sugarloaf Parkway. 

Table 3: 2025 Existing Conditions Capacity Analysis 

ID Intersection Control Movement 
AM PM 

LOS Delay LOS Delay 

1 Sugarloaf Parkway 
& Elgin Trail Signal 

Overall A 6.5 A 6.1 
EB A 4.6 A 6.5 
WB A 7.2 A 5.3 
NB B 16.3 B 15.0 
SB B 16.2 B 14.9 

2 Sugarloaf Parkway 
& Davis Road 

Stop-
Control 

EB C 15.5 B 10.7 
WB A 0.0 A 0.0 
SB F 188.7 F >200 

3 Sugarloaf Parkway 
& SR 20 Signal 

Overall C 23.4 C 23.1 
EB C 23.6 C 30.2 
WB C 32.9 C 26.4 
NB B 18.8 C 24.5 
SB B 11.7 B 11.7 
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Under existing conditions, all study intersections operate at acceptable levels of service (LOS D or 
better) overall during both the AM and PM peak hours. The signalized intersections at Sugarloaf 
Parkway & Elgin Trail and Sugarloaf Parkway & SR 20 (Grayson Highway) operate at LOS A and LOS C, 
respectively, with minimal average delays, indicating efficient traffic progression along the corridor. 

The unsignalized intersection at Sugarloaf Parkway & Davis Road operates acceptably for the 
eastbound and westbound approaches; however, the southbound approach from Davis Road 
experiences excessive delays (LOS F) during both peak hours, with average control delays exceeding 
180 seconds. This performance is typical of low-volume minor-street approaches at two-way stop-
controlled intersections along high-volume arterials, where limited gaps restrict safe turning 
movements. 

Overall, existing traffic conditions indicate that Sugarloaf Parkway operates efficiently as a major east
west arterial, with localized delays on the Davis Road approach reflecting the unbalanced traffic 
volumes and high through speeds characteristic of the corridor. 
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E. Conclusions 

The Davis Pointe Traffic Impact Study (TIS) evaluated existing traffic conditions, site access, trip 
generation, and geometric considerations associated with the proposed 32-unit single-family attached 
residential development at 2290 Sugarloaf Parkway in Lawrenceville, Gwinnett County, Georgia. 

Trip-generation estimates prepared using the ITE Trip Generation Manual, 12th Edition (2025) indicate 
that the development will generate approximately 10 PM peak-hour trips (6 entering and 4 exiting), 
which is well below the threshold requiring a detailed Build capacity analysis. 

Under 2025 Existing Conditions, all study intersections operate acceptably overall, with the signalized 
intersections at Sugarloaf Parkway & Elgin Trail and Sugarloaf Parkway & SR 20 (Grayson Highway) 
operating at LOS A and LOS C, respectively. The unsignalized intersection at Sugarloaf Parkway & Davis 
Road operates at LOS F for the southbound approach due to limited gaps in through traffic on the 
arterial, a condition typical of minor-street approaches at two-way stop-controlled intersections. 

Although the southbound approach at the Sugarloaf Parkway and Davis Road intersection operates at 
LOS F under existing conditions, this is typical for minor-street approaches at two-way stop-controlled 
intersections along high-volume arterial corridors. The high delay reflects limited available gaps in 
through traffic rather than a localized geometric or control deficiency. 

Because the proposed Davis Pointe development is expected to generate only 10 PM-peak-hour trips, 

change approach volumes, delays, or queue lengths. As such, mitigation measures such as 
signalization or geometric modification are not warranted under Gwinnett County Level 1 TIS 
guidelines. 

The County may consider long-term access management strategies - such as a Right-In/Right-Out 
(RIRO) configuration - if warranted by future traffic growth or safety trends, but no immediate 
improvements are required to accommodate site traffic. 

The proposed full-access driveway, dedicated eastbound right-turn lane, and 139-foot driveway throat 
meet Gwinnett County UDO Table 360.3 spacing standards and GDOT Driveway Design Guidelines. 
Intersection sight-distance analysis based on AASHTO Case B confirms that adequate visibility can be 
achieved for all turning and crossing maneuvers at the 45 mph design speed of Sugarloaf Parkway. 

Overall, the Davis Pointe development is expected to operate safely and efficiently within the existing 
transportation network and is consistent with Gwinnett County access management and design 
standards. 
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E.1. Recommendations 

The following recommendations are provided to ensure safe and efficient operations along the 
Sugarloaf Parkway corridor. 

1. Site Access and Design 
 Maintain a single full-access driveway aligned with Davis Road, including a dedicated 

eastbound right-turn lane and 139-foot driveway throat. 
 Verify intersection sight distance after construction per AASHTO Case B standards. 

2.  Sugarloaf Parkway & Davis Road 
 The southbound Davis Road approach operates at LOS F under existing conditions due to 

limited gaps on Sugarloaf Parkway. Project trips are minimal and do not require 
mitigation. 

 A Right-In/Right-Out (RIRO) configuration may be considered as a future access-
management improvement if warranted by traffic growth or safety performance, but it is 
not required at this time.  
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[attached] 
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3475 CORPORATE WAY - SUITE A - DULUTH, GA 30096 - 678.546.8100

PUBLIC PARTICIPATION PLAN

1. Who do you intend to contact in addition to property owners within 1,000 feet of the site, if 
any? 

In addition to contacting all property owners within 1,000 feet of the site, we will be contacting the 
Inverness at Sugarloaf Townhome Association, the Johnson’s Landing Homeowners Association, 
Inc., the Gwinnett County Planning Commissioners for District 3, the Gwinnett County Planning 
Commission Chairwoman, Commissioner Watkins III for District 3 and Commission Chairwoman 
Hendrickson. 

2. Where do you plan to host the Public Participation Meeting? Ensure that the meeting is 
held in person at a convenient location for interested parties.

The meeting will be held in a community room at Rhodes Jordan Park. Additionally, community 
members unable to attend the in-person meeting will be allowed to log into a Zoom meeting that will 
be broadcast from the meeting.  

3. What date and time do you plan to host the Public Participation Meeting? Ensure that the 
meeting is held at a convenient time for interested parties, e.g. not during typical work hours 
on weekdays. 

The meeting will be from 6:00 pm until 8:00 pm on Tuesday, October 21st at Rhodes Jordan Park.   

4. What is your method for providing opportunities for discussion with interested parties at 
the Public Participation Meeting?

After a brief presentation by the applicant, the remainder of the meeting will be reserved for 
community discussions. During this time, attendees will be able to ask questions and provide 
comments on the proposed rezoning. Additionally, all community members attending will be given 
an email address to submit questions or comments that they do not feel comfortable sharing in a 
public meeting.  
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Public Participation Report 
 

1. List all groups that you notified of the requested application. Include a copy of the 
notification package and stamped Postal Service Form 3665 (attached) with itemized 
name and address of each addressee.  

_____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 

 
2. Provide the date, time, and location of all meeting(s) that the applicant and/or 

representative attended to discuss an application with interested parties.  

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

               
3. Provide the number of people who participated in the meeting(s). Include the sign-in 

sheet(s) with meeting date, time, location, and attendee names. 

_____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 

 
4. What issues and concerns were expressed by attendees at the meeting(s)?

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 
 

5. What are the applicant’s responses to the issues and concerns that were expressed 
at the meetings? What changes to the development will be made?  

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 

Please see attached. 

Hampton Inn & Suites, 1905 Pharrs Road, Snellville, GA at 6:00pm on Wednesday, October 29, 2025. 

Two neighbors attended the meeting along with Planning Commissioner Fellows 

(See attached sign-in sheet). Three Applicant representatives attended the meeting as well. 

Question about buffers surrounding the Property.

Concerns about promises from the neighboring townhome development that have not been achieved. 

Concerns about lack of growth in population in the area causing homes to sit unoccupied.

Concerns about the need for a traffic study. 

The Applicant showed the buffers along the proeprty line that abutts a R-100 zoned property and 

explained that the southern portion of the property has a stream that requires a large buffer. The Applicant

presented the idea of zoning conditions to insure neighbor concerns were met and welcomed the opportunity 

to discuss with neighbors and the County to achieve this. The Applicant will provide a copy of the traffic study 

to the requesting neighbor and the traffic study has been submitted as a part of the application process. 
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[attached] 
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

Note: Attach additional pages, if needed

Revised 7/26/2021

TRC Meeting Date: January 2025
Department/Agency Name: Parks & Recreation
Reviewer Name: Adanegn Woldemichael
Reviewer Title: Construction Manager I
Reviewer Email Address: Adanegn.woldemichael@gwinnettcounty.com
Case Number: ZON2025-00085 – REZ2026-00002

Case Address: 2290 SUGARLOAF PKWY, LAWRENCEVILLE
                                   Comments:          YES  X NO

1

2

3

4

5

6

7

Recommended Zoning Conditions:  X NO
1 Provide a 12 foot wide trail/side path along Sugarloaf Pkwy as per the Gwinnett County 

Trails Master Plan.  
2   

3   

4   

5

6
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

Note: Attach additional pages, if needed

Revised 7/26/2021

TRC Meeting Date: November 26, 2025
Department/Agency Name: Transportation
Reviewer Name: Brent Hodges
Reviewer Title: Construction Manager 2
Reviewer Email Address: Brent.Hodges@gwinnettcounty.com
Case Number: REZ2026-00002
Case Address: 2290 Sugarloaf Parkway, Lawrenceville, 30045  

   Comments:     X     YES  NO
1 Sugarloaf Parkway is a principal arterial. The Average Daily Traffic (ADT) volume is 20,725.

2 The nearest Ride Gwinnett facility is located 1.5 miles away at Sugarloaf Parkway and 
Johnson Road (Stop 4067 / Route 40).

3 Per section 360-90 of the UDO, a minimum 5’ sidewalk shall be constructed along the site 
frontage.

4 Per section 360-30 of the UDO, the developer shall construct a right-turn deceleration lane 
along Sugarloaf Parkway into the site.

5

6

7

Recommended Zoning Conditions:  X    YES NO
1 The developer shall provide an intersection control evaluation (ICE) study (levels 1 and 2) to 

determine the safest and most appropriate intersection control for the intersection of 
Sugarloaf Parkway and Davis Road/site entrance.

2 The developer shall provide the improvements recommended in the ICE study, subject to 
the review and approval of the Gwinnett County Department of Transportation.

3 In addition to restriping the existing westbound U-Turn Lane along Sugarloaf Parkway, to
also reflect it as a left-turn lane into the site; the developer shall also mill and inlay the full 
lane so that the old striping is eradicated and the new striping has maximum visibility.

4

5

6
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

Note: Attach additional pages, if needed

Revised 7/26/2021

TRC Meeting Date:
Department/Agency Name: DWR
Reviewer Name: Lorraine Campagne
Reviewer Title: Section Manager
Reviewer Email Address: Lorraine.Campagne@gwinnettcounty.com
Case Number: REZ2026-00002
Case Address: 2290 Sugarloaf Pkwy

                                   Comments:      X     YES  NO
1 Water: The proposed development may connect to the existing 12-inch water main on the 

northern right-of-way of Sugarloaf Parkway. A jack-and-bore may be required.
2 Sewer: A Sewer Capacity Certification (C2025-263-09) was approved in September 2025 

for 45 townhomes. The proposed development plans to connect to an existing 14-inch 
gravity sewer located on parcel 5118 109. An offsite easement will be required. An aerial 
crossing may be required.

3

  
4

5   

6

7

Recommended Zoning Conditions:        YES X NO
1   

2   

3   

4   

5

6

7
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Water & Sewer
Utility Map

Water Comments:

Sewer Comments:

Water Availability:

Sewer Availability:

Water and Sewer Design and Construction Requirements:

Private Road Developments:

Water demands imposed by the proposed development may require upsizing or extensions of existing water mains in order to meet Gwinnett County Standards and fire flow demands. Any cost associated with such required improvements will be the
responsibility of the development.  Current Gwinnett County Standards require a minimum of 12” pipe size for commercial developments and a minimum of 8” pipe size for residential developments.  Additionally, connection to a minimum of 12” and 8” mains are required for
commercial and residential developments, respectively. It is the responsibility of the developer’s engineer to confirm pressure and volumes are available for the development.
                                   A Sewer Capacity Certification must be obtained from Gwinnett County to confirm the existing system can serve the development.  Sewer demands imposed by the proposed development may require upsizing and/or extensions of existing sewer mains,
and/or upsizing of an existing pump station, and/or installation of a new pump station. Any cost associated with such required improvements will be the responsibility of the development. The developer shall provide easements for future sewer connection to all locations
designated by Gwinnett County during plan review.
                                                                                                        Extensions of the water and/or sanitary sewer systems within the subject development must conform to this department’s policies, Gwinnett County’s ordinances, and the Water Main and Sanitary Sewer Design and
Construction Standards and Specifications, dated April 5th, 2016. Subsequent to design, construction, inspection, and final acceptance of the required utilities, service would then become available under the applicable utility permit rate schedules.
                                                    Any development with private roads must comply with the Standard Policy Requirement for the Installation of Water and Sanitary Sewer Mains within Private Developments.  This policy stipulates minimum easement requirements and location of
public mains and appurtenances, among other requirements.

Proposed
Sewer Collector

8 Inch

The proposed development may connect to the existing 12-inch water main on the northern right-of-way of Sugarloaf Parkway. A jack-and-bore may be required.

A Sewer Capacity Certification (C2025-263-09) was approved in September 2025 for 45 townhomes. The proposed development plans to connect to an existing 14-inch gravity
sewer located on parcel 5118 109. An offsite easement will be required. An aerial crossing may be required.
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Residential Rezoning Impact on Local Schools

Proposed Zoning 

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

Mountain View High School 2217 2,300 -83 2,250 2,300 -50 2,284 2,300 -16 1
CIC2026-00001 Twin Rivers Middle School 1702 2,150 -448 1,720 2,150 -430 1,737 2,150 -413 1

Freemans Mill Elementary School 1000 925 75 981 925 56 972 925 47 2
Discovery High School 2641 2,525 116 2,654 2,525 129 2,668 2,525 143 2

REZ2026-00001 Richards Middle School 2005 2,200 -195 2,016 2,200 -184 2,037 2,200 -163 1
Baggett Elementary School 1,002 1,125 -123 1,013 1,125 -112 1,000 1,125 -125 2
Grayson High School 3738 3,000 738 3,850 3,000 850 3,946 3,000 946 8

REZ2026-00002 Couch Middle School 1181 1,150 31 1,198 1,150 48 1,222 1,150 72 5
Starling Elementary School 1383 1,200 183 1,430 1,200 230 1,459 1,200 259 9
South Gwinnett High School 2720 2,750 -30 2,758 2,750 8 2,745 2,750 -5 12

REZ2026-00004 Grace Snell Middle School 1204 1,200 4 1,222 1,200 22 1,235 1,200 35 8
Magill Elementary School 1271 1,525 -254 1,284 1,525 -241 1,300 1,525 -225 16

2025-26 2026-27 2027-28

Prepared for Gwinnett County BOC, January, 2026
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Exhibit J: Maps 

[attached] 
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Planning Commission Advertised Public Hearing Date: 1/6/2026 
Board of Commissioners Advertised Public Hearing Date: 1/27/2026 

 

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Numbers: REZ2026-00003/SUP2026-00002 
Current Zoning: C-1 (Neighborhood Business District)  
Requests: Rezoning to C-2 (General Business District) 
 Special Use Permit 
Additional Requests:  Variances and Waiver 
Address:  5092 Annistown Road  
Map Number:  R6040 162 
Site Area:  2 acres  
Square Feet:  7,000   
Proposed Development: Vehicle Repair, Service, and Body Work Establishment  
Commission District:  District 2 – Commissioner Ku 
Future Development Type: Suburban Residential 
 
Staff Recommendation:   APPROVAL WITH CONDITIONS    
 

           

 
 
 
 
 
 
 



Applicant: Complete Permitting Services, LLC Owner: Brian Norman 
 11660 Alpharetta Highway  5072 Annistown Road 
 Roswell, GA 30076  Stone Mountain, GA 30087 
    

Contact:  Rachael Burt            Phone:              678.749.6550 
                                                                                                                                                                                                                                        
Zoning History  

The subject property is zoned C-1 (Neighborhood Business District). In 1973, the property was rezoned 
to C-1 as part of an areawide rezoning. 
 
Existing Site Condition 
The subject property is a 2-acre parcel located along Annistown Road, east of its intersection with 
North Deshong Road/Rockbridge Road. Brian’s Precision Paint & Body has been operating on the 
adjacent property to the east since 2000, and expanded onto the subject property in 2010. The northern 
portion of the site contains gravel parking while the southern portion is heavily wooded. A curb cut and 
a five-foot-wide sidewalk are located along the Annistown Road frontage. The nearest Ride Gwinnett 
transit stop is approximately 1.2 miles from the subject property.  
 
Surrounding Use and Zoning 
The property is surrounded by industrial and commercial uses, and a manufactured home park. A utility 
substation is located to the north, across Annistown Road. Brian’s Precision Paint & Body and the 
Valley Brook manufactured home park are to the east. A undeveloped commercial property is to the 
south, and a vacant retail center is to the west. The following is a summary of surrounding uses and 
zoning: 
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Project Summary 
The applicant requests a rezoning of a 2-acre property from C-1 to C-2, and a special use permit for 
expansion of an existing vehicle repair, service, and body work establishment, including: 

• A 7,000-square-foot building with five vehicle bays for the storage of vehicles and parts, yielding 
a floor area ratio (FAR) of 0.08. 

• Exterior building materials consisting of brick, metal, and glass. 
• A detention pond located west of the building.  
• A 20-foot-wide zoning buffer along the eastern property line abutting residential uses.  
• A full-access entrance along Annistown Road and inter-parcel access to the east, while 

maintaining the existing 5-foot-wide sidewalk along Annistown Road.  
 

Zoning and Development Standards 
The following is a summary of applicable standards from the Unified Development Ordinance (UDO):  
 

Standard Required Proposed Meets Standard? 
Floor Area Ratio Maximum 1.0 0.08 YES 

Lot Coverage Maximum 80% 23% YES 
Building Height Maximum 45’ 20’ YES 

Parking Minimum 24 spaces 
Maximum 35 spaces 0 spaces NO* 

Zoning Buffer Minimum 20’ Minimum 20’ YES 
* The applicant is requesting a variance from this standard. 
 
Public Participation 
The applicant held a community meeting on September 9, 2025, at Brian’s Precision Paint & Body shop 
in Stone Mountain. There were no community members in attendance. 
 
Staff Analysis 

Rezoning and Special Use Permit Requests Analysis: The standards governing the exercise of zoning 
power are outlined in Section 270-20.6 of the UDO. Staff makes the following findings related to the 
zoning requests: 
 

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

The property is surrounded by non-residential uses including auto-oriented uses along 
Annistown Road. The proposal is intended for the expansion of Brian’s Precision Paint & Body, 
which has been in operation for 25 years. The proposed rezoning and special use permit will 

Location Land Use Zoning 
Proposed Vehicle Repair, Service, and Body Work Establishment C-2 

North Substation  R-100 
East Commercial (Vehicle Repair, Service, and Body Work Establishment) 

Manufactured Home Park (Valley Brook) 
C-1 
MH 

South Undeveloped C-1 
West Commercial (Vacant) C-2 
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permit a use that is suitable in view of the use and development of adjacent and nearby 
property. 
 

B. Whether the proposed rezoning and special use permit will adversely affect the existing use or 
usability of adjacent or nearby property. 

The proposed building will be located over 300 feet from the nearest residences, and existing  
dense vegetation would mitigate potential adverse impact. The proposal would improve the 
current condition of the site by storing vehicles and parts indoors. Staff has recommended 
conditions prohibiting bay doors on the front façade, and that all repair activities occur indoors. 
The proposal will permit a use that is suitable in view of the use and development of adjacent 
and nearby property. 

 
C. Whether the property to be affected by the proposed rezoning and special use permit has a 

reasonable economic use as currently zoned. 

The property has a reasonable economic use as currently zoned. 
 

D. Whether the proposed rezoning and special use permit will result in a use which will or could 
cause an excessive or burdensome use of existing streets, transportation facilities, utilities, or 
schools. 

Minimal impact on public facilities is anticipated in the form of traffic, utility demand, 
stormwater runoff, or schools.   
 

E. Whether the proposed rezoning and special use permit is in conformity with the policy and 
intent of the Unified Plan and Future Development Map; and 

The Unified Plan's Future Development Map indicates "Suburban Residential" for the subject 
property, which envisions single-family detached residential development. Although auto-
oriented commercial is not a recommended use, the proposal is an expansion of a use that 
predates the adoption of the 2045 Unified Plan and is also compatible with surrounding uses. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

REZ2026-00003 & SUP2026-00002 Page 4 of 38 RP



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 and special use permit. 

There are no other conditions giving support for approval or disapproval of the proposal. 
 
Variance Requests and Analyses:  
The applicant is seeking variances from the following provisions of the UDO: 

1. Section 240-20.1 Minimum Parking Space Requirements. The applicant is requesting to 
eliminate the minimum parking requirement of 24 spaces.  

Analysis: The proposed building will be used by employees of Brian’s Precision Paint & Body to 
store vehicles and parts, and will not be open to the public. Eliminating the parking spaces 
would not nullify the intent of the UDO.  

 
2. Section 240-70.1.B Inter-parcel Access. The applicant is requesting not to provide inter-parcel 

access to the adjacent properties to the south and west.  

Analysis: There are topographical constraints to the south and west. The development will 
provide inter-parcel access to the east. Approval of the variance request would not nullify the 
intent of the UDO. 

 
Waiver Request and Analysis:  

The applicant is seeking a waiver from the following provision of the UDO: 

1. Section 360-100 Multi-Use Path. The applicant is requesting not to provide a multi-use path 
along Annistown Road. 

Analysis: There are existing five-foot-wide sidewalks along Annistown Road. A 12-foot-wide 
multi-use path along a short segment would be inconsistent with the existing sidewalk. 
Approval of the requested waiver would not nullify the intent of the UDO. 

 
Staff Recommendation 
Based on the staff’s evaluation of the requests and the standards governing the exercise of zoning 
power, the Department of Planning and Development recommends APPROVAL WITH CONDITIONS of 
the rezoning and special use permit and APPROVAL of the following variances and waiver: 
 

1. To eliminate the minimum parking requirement.  
 

2. To not provide inter-parcel access to the adjacent properties to the south and west. 
 

3. To not provide a multi-use path along Annistown Road. 
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Staff Recommended Conditions  
REZ2026-00003 

Approval as C-2 (General Business District), subject to the following conditions: 
 

1. The property shall be limited to uses allowed in C-2 with the following uses prohibited: 
a. Emission inspection facility. 
b. Microbrewery or distillery facility. 
c. Precious metals dealer establishment. 
d. Restaurant, with drive-in or drive-through service. 
e. Smoke, novelty, or CBD shop. 
f. Special events facility.  

 
SUP2026-00002 

Approval of a special use permit for a vehicle repair, service, and body work establishment, subject to 
the following conditions: 
 

1. The special use of the property shall be limited to a vehicle repair, service, and body work 
establishment, with the following uses prohibited: 
a. Vehicle sales.  
b. Salvage of inoperable vehicles. 
c. Outdoor storage of automobiles, automobile parts or tires. 
 

2. All repair activities shall take place indoors. 
 

3. The proposed development shall be constructed in general conformance with Exhibit B: Site 
Plan dated received November 10, 2025, with revisions required by zoning conditions and the 
Unified Development Ordinance, subject to the review and approval of the Department of 
Planning and Development. 
 

4. No bay doors shall be located on the front of the building.  
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Exhibits: 
A. Site Visit Photos 
B. Site Plan 
C. Building Elevations 
D. Letter of Intent and Applicant’s Response to Standards 
E. Application and Disclosure of Campaign Contributions 
F. Public Participation Plan and Report 
G. Internal and External Agency Review Comments  
H. Maps  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

REZ2026-00003 & SUP2026-00002 Page 7 of 38 RP



Exhibit A: Site Visit Photos  
 

 

Property from Annistown Road 
 

 

Proposed location of Building  
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Annistown Road, east from subject property   
 

 

Annistown Road, west from subject property 
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Exhibit B: Site Plan 
 

[attached] 
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Exhibit C: Building Elevations 
 

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

[attached] 
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11660 Alpharetta Hwy Suite 145Roswell, GA 30076
770-691-5105

October 1, 2025

Gwinnett County Department of Planning & Zoning
446 West Crogan Street, Suite 300
Lawrenceville, GA 30046

RE: Letter of Intent - Rezoning Application & Special Use Permit – ZAM2025-00225

To Gwinnett County Planning & Zoning:

On behalf of Mr. Brian Norman, Complete Permitting Services is applying for a rezoning and special use permit 
on the property located at 5092 Annistown Road, Stone Mountain, GA 30087. This property is adjacent to Mr. 
Norman’s existing business - Brian’s Precision Body & Paint – located at 5072 Annistown Road.

Brian’s Precision Body & Paint has been open for almost 30 years. They are a certified collision repair facility for 
most major vehicle manufacturers and a direct repair facility for several major insurance companies. The shop 
provides high-quality, complete automotive repair services, catering to both major body damage and minor 
scratches. Some of the services include body frame straightening, paintless dent repair, undetectable paint 
matching, and automative detailing. A team of 23 employees makes this business run smoothly & successfully. 
Their hours of operation are 8 AM to 6 PM Monday through Friday, 8 AM to 12 PM on Saturdays and are closed 
on Sundays.

The current zoning for this property is C-1 (Neighborhood Business District). We are requesting a rezoning to C-2 
(General Business District) and a special use permit to allow the continuation of the non-conforming use of 
vehicle service repair and body work. 

The intended use of the proposed building at 5092 Annistown Road is a storage building for Brian’s Precision 
Body & Paint. This building will be for storage of cars, parts, etc.; repair work will not be performed in this 
building. This building will NOT be open to the public and will only be accessed by Mr. Norman and his staff.
The proposed building is a 7,000 square feet steel building with the outside being a mixture of brick and metal 
siding.

Due to the current proposed location of the building and the fact that this property will not be open to the 
public, the parking requirements located in code section 240-20.1 Minimum Parking Space Requirements 
cannot be met. We are requesting a variance to reduce the minimum parking number from 24 spaces to 0 
spaces.

We are also requesting a variance to not provide inter-parcel access to the properties lying to the West and 
South. 
Per Code Section: 240-70.1.B.
"Inter-parcel driveway connection or provision of a future inter-parcel driveway stub (with appropriate cross-
access easements) shall be required between adjacent non-single-family residential properties."

It is not topographically feasible, nor is the parcel large enough to do so. 

Lastly, we are requesting a waiver to not provide a 12' wide multiuse path along an arterial road (Annistown Road). We are 
requesting the waiver from code section 360-100. "Multi-use paths shall be provided along all arterial streets.
Multi-use trails and paths shall be a minimum of 12 feet in width." 

Thank you for your consideration of this request.

Rachael Burt
rachael@completepermitting.com

678-749-6550
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT  PLANNING DIVISION 
RESPONSES TO STANDARDS GOVERNING THE 

EXERCISE OF ZONING POWER 
 
Pursuant to requirements of the United 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. 
 
 

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

Yes, the proposed request will permit a use to the existing business at 5072 Annistown Road. The proposed 
request will allow the current business to better serve the community. 

 
B. Whether a proposed rezoning and special use permit will adversely affect the existing use or usability of 

adjacent or nearby property: 

The proposed request will not adversely affect the existing use or usability of adjacent or nearby property. This 
request will aid the existing business. The surrounding properties are heavily wooded and will not be impacted. 

 
C. Whether the property to be affected by a proposed rezoning and special use permit has reasonable economic 

use as currently zoned: 

Seeing as the property is owned by the same owner as Brian's Precision Paint & Body, the current zoning does 
not appeal to him with a different economic use than what is being proposed. 

 
D. Whether the proposed rezoning and special use permit will result in a use which could cause an excessive or 

burdensome use of existing streets, transportation facilities, utilities, or schools: 

The proposed request will not result in a use which will or could cause an excessive or burdensome use of 
existing streets, transportation facilities, utilities, or schools. The proposed request will aid the existing business 
that has been serving this community for over 20 years. 

 
E. Whether the proposed rezoning and special use permit is in conformity with the policy and intent of the 

Unified Plan and Future Development Map: 

Located in #83 - Centerville, this request does conform with the intent of the Unified Plan and Future 
Development Map. 

 
F. Whether there are other existing or changing conditions affecting the use and development of the property 

which give supporting grounds for either approval or disapproval of the proposed rezoning and special use 
permit: 

The existing business was grandfathered in with a non-forming use of vehicle service, repair, and body work. As 
this an existing condition, and this request is to support the existing business, we believe that this provides 
supporting grounds for approval. 
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Exhibit E: Application and Disclosure of Campaign Contributions 
 

[attached] 
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Gwinnett County Planning Division
Rezoning Application 

Last Updated 12/2023 

 

3  

REZONING APPLICATION 
 

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

0 BAPPLICANT INFORMATION 1B            PROPERTY OWNER INFORMATION 

Name:     

Address:     

City:     

State:  ZIP:    

Phone:                 

Email:                                                                    

Name:     

Address:     

City:     

State:  ZIP:    

Phone:                 

Email:                                                                    

Contact Person:  Phone:    

Contact’s Email:    

APPLICANT IS THE: 

        Owner’s Agent              Property Owner                  Contract Purchaser 

 Current Zoning District(s):                  Requested Zoning District:                     

Parcel Number(s):    Acreage:                                              

Property Address(es):          

Proposed Development:        

Variance(s):                                                                              Waiver(s):                                              

RESIDENTIAL DEVELOPMENT 

No. of Dwelling Units:    

Dwelling Unit Sq. Ft.:    

Density:     

Floor Area Ratio (LRR, MRR, HRR):    

NON-RESIDENTIAL DEVELOPMENT 

No. of Buildings:                                                

Total Building Sq. Ft.:                                        

Floor Area Ratio:                                                

MIXED-USE DEVELOPMENT 

No. of Dwelling Units:    Dwelling Unit Sq. Ft.:                                              

Total Non-Residential Sq. Ft.:                            Floor Area Ratio:                                             

Complete Permitting Services LLC

11660 Alpharetta Hwy, Suite 145

Roswell

GA 30076

678.749. 6550

Brian Norman

5072 Annistown Road 

Stone Mountain 

GA 30087

770.469.1127

Rachael Burt 678.749.6550

rachael@completepermitting.com

C-1 C-2

6040 162 2.00

5092 Annistown Road 

Vehicle Repair, Service, and Body Work

240-20.1, 240-70.1.B 360-100

1

7000

.08
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Gwinnett County Planning Division 
Special Use Permit Application 

Last Updated 12/2023 

3 

SPECIAL USE PERMIT APPLICATION 

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

APPLICANT INFORMATION PROPERTY OWNER INFORMATION 

Name:   

Address:   

City:  

State:  ZIP:   

Phone:   

Email:        

Name:  

Address:   

City:  

State:   ZIP:  

Phone:   

Email:        

Contact Person:  Phone:                         

Contact’s Email:    

APPLICANT IS THE: 

OWNER’S AGENT PROPERTY OWNER CONTRACT PURCHASER 

Existing/Proposed Zoning District(s):                                                                                             

Parcel Number(s):   Acreage:  

Property Address(es):    

Proposed Development:                                                      

Variance(s):                                               Waiver(s):                

  Building/Leased Sq. Ft.:             Floor Area Ratio:             

Complete Permitting Services LLC

11660 Alpharetta Hwy, Suite 145

Roswell

GA 30076

678.749. 6550

Brian Norman

5072 Annistown Road 

Stone Mountain

GA 30087

770.469.1127

Rachael Burt 678.749.6550

rachael@completepermitting.com

6040 162 2.00

5092 Annistown Road

Vehicle Repair, Service, and Body Work

240-20.1, 240-70.1.B 360-100

7000 0.08

C-1 existing, C-2 proposed through concurrent rezoning
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Yes

Yes

Jacqueleen Garcia

Jacqueleen Garcia

Tax Associate II

8/19/2025
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT  PLANNING DIVISION 
DISCLOSURE OF CAMPAIGN CONTRIBUTIONS 

 
Disclosure of campaign contributions aggregating to $250.00 or more to a member of the Board of Commissioners is 
required pursuant to Section 270-25.E. of the Unified Development Ordinance.  
 
Name: Brian Norman 
 
Relationship to Application (Applicant or Representative of Applicant): Property Owner 
 
Campaign Contributions? NO 
 
Contributions: 
 

Official Name Contribution Amount Date of Contribution Contributor 
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT  PLANNING DIVISION 
DISCLOSURE OF CAMPAIGN CONTRIBUTIONS 

Disclosure of campaign contributions aggregating to $250.00 or more to a member of the Board of Commissioners is 
required pursuant to Section 270-25.E. of the Unified Development Ordinance.  

Name: Rachael Burt  

Relationship to Application (Applicant or Representative of Applicant): Representative of Applicant 

Campaign Contributions?  

Contributions: 

Official Name Contribution Amount Date of Contribution Contributor 

REZ2026-00003 & SUP2026-00002 Page 27 of 38 RP



Exhibit F: Public Participation Plan and Report 
 

[attached] 
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3 
 

Public Participation Plan 
 

1. Who do you intend to contact in addition to property owners within 1,000 feet of the 
site, if any?  

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 

2. Where do you plan to host the Public Participation Meeting? Ensure that the meeting 
is held in person at a convenient location for interested parties.  

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

     
3. What date and time do you plan to host the Public Participation Meeting? Ensure that 

the meeting is held at a convenient time for interested parties, e.g. not during typical 
work hours on weekdays. 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 

4. What is your method for providing opportunities for discussion with interested parties 
at the Public Participation Meeting?  

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 
 
 
 

We do not intend to formally contact any additional parties other than those
on the list provided by Gwinnett County

The "Public Participation Meeting" will be held at Brian's Precision Body and Paint
located at 5072 Annistown Road, Stone Mountain, GA, the business adjacent to the
the property that is applying for rezoning (both properties are owned by Brian Norman)

We plan to host the meeting Tuesday, September 9, 2025 at 6:30pm.

We will present current aerial imagery and photos followed by the proposed location of the building on

the property and initial renderings of the building. We will describe its intended use and then open the

discussion for questions, comments, and concerns from the attendees. The discussion will be an open

forum to include business owners, neighbors, etc. Additionally, prior to the meeting, the community will

have the opportunity to email any questions or concerns. These emails will be read and answered

publicly during the meeting.

REZ2026-00003 & SUP2026-00002 Page 29 of 38 RP



 

4 
 

Public Participation Report 
 

1. List all groups that you notified of the requested application. Include a copy of the 
notification package and stamped Postal Service Form 3665 (attached) with itemized 
name and address of each addressee.  

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 

 
2. Provide the date, time, and location of all meeting(s) that the applicant and/or 

representative attended to discuss an application with interested parties.  

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

               
3. Provide the number of people who participated in the meeting(s). Include the sign-in 

sheet(s) with meeting date, time, location, and attendee names. 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 

 
4. What issues and concerns were expressed by attendees at the meeting(s)? 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 
 

5. What are the applicant’s responses to the issues and concerns that were expressed 
at the meetings? What changes to the development will be made?  

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 

Stamped firm mailing book attached to this file.

September 9th, 2025 at 6:30pm. At 5072 Annistown Road, Stone Mountain, GA 30087

There were 3 attendees: Rachael Burt (Applicant), Brian Norman (Owner) and Kerri Ginn (owner's
employee & recipient of a mailed notice)
Sign-in sheet attached to this file

No issues or concerns were expressed at the meeting. Nor were there any emailed issues

provided to applicant prior to the applicant to discuss.

No issues or concerns were expressed at the meeting. Nor were there any emailed issues

provided to applicant prior to the applicant to discuss. No changes to the development will be 

made.
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Exhibit G: Internal and External Agency Review Comments 

[attached] 
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

Note: Attach additional pages, if needed 
Revised 7/26/2021 

TRC Meeting Date: November 26, 2025 
Department/Agency Name: Transportation 
Reviewer Name: Brent Hodges 
Reviewer Title:  Construction Manager 2 
Reviewer Email Address: Brent.Hodges@gwinnettcounty.com 
Case Number: REZ2026-00003 / SUP2026-00002 
Case Address: 5092 Annistown Road, Stone Mountain, 30087 

   Comments:     X     YES  NO 
1 Annistown Road is a minor arterial. The Average Daily Traffic (ADT) is 23,793. 

2 The nearest Ride Gwinnett facility is located 1.2 miles away at Rockbridge Road and West 
Park Place Boulevard (Stop 2551 / Routes 25 and 70). 

3 

4 

5 

6 

7 

Recommended Zoning Conditions:    YES X NO 
1 

2 

3 

4 

5 

6 

7 

REZ2026-00003 & SUP2026-00002 Page 32 of 38 RP

mailto:Brent.Hodges@gwinnettcounty.com


 

Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE 

 

 

 

 Note: Attach additional pages, if needed  
Revised 7/26/2021 

 

  

TRC Meeting Date:  
 

Department/Agency Name:  DWR 
Reviewer Name:  Lorraine Campagne 
Reviewer Title:  Section Manager 
Reviewer Email Address:  Lorraine.Campagne@gwinnettcounty.com 
Case Number:  REZ2026-00003 & SUP2026-00002 
Case Address:  5092 Annistown Rd 
                                      Comments:        X     YES      NO  

1  Water: GCDWR does not have comments for these Rezoning and Special Use Permit 
cases. The proposed building plans to utilize the same water connection as the existing 
building on the adjacent parcel 6040 052. Both parcels are under the same ownership. 

2  Sewer: GCDWR does not have comments for these Rezoning and Special Use Permit 
cases. The proposed building plans to utilize the same septic connection as the existing 
building on the adjacent parcel 6040 052. Both parcels are under the same ownership. 

3     

4     

5     

6    

7    

   Recommended Zoning Conditions:           YES  X NO  
1     

2     

3     

4     

5    

6    

7    
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Exhibit H: Maps 
 

[attached] 
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Planning Commission Advertised Public Hearing Date: 1/6/2026 
Board of Commissioners Advertised Public Hearing Date: 1/27/2026 

 

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Number: REZ2026-00005 
Current Zoning: R-75 (Single-Family Residence District)  
Request: Rezoning to O-I (Office-Institutional District) 
Additional Requests:  Variances 
Address:  5176 Old Norcross Road 
Map Number:  R6241 006 
Site Area:  1.45 acres  
Square Feet:  7,700   
Proposed Development: Medical Office 
Commission District:  District 1 – Commissioner Carden 
Future Development Type: Neighborhood Traditional+ 
 
Staff Recommendation:   APPROVAL WITH CONDITIONS 
 
 

           

           
           



Applicant: Georgia Health Holdings, LLC  Owner: Georgia Health Holdings, LLC  
 c/o Battle Law, P.C.   4220 Falls Ridge Road 
 3562 Habersham at Northlake Road  Alpharetta, GA 30022 
 Building J, Suite 100   
 Tucker, GA 30082   
    

Contact:  Joshua Mahoney                 Phone:              404.601.7616 
                                                                                                                                                                                                                                     
Zoning History  

The subject property is zoned R-75 (Single-Family Residence District). No prior zoning requests are on 
record for this property. 
 
Existing Site Condition 
The subject property is a 1.45-acre parcel located along Old Norcross Road, east of its intersection with 
Buford Highway. The property contains a vacant one-story residence which was utilized as a daycare 
facility, as well as a pole sign. Two 100-foot-wide overhead powerline easements cross the property in 
the front yard. A 5-foot-wide sidewalk is located along Old Norcross Road. The nearest Ride Gwinnett 
transit stop is approximately 0.15 miles from the subject property. 
 
Surrounding Use and Zoning 
The property is surrounded by residential, institutional, commercial and industrial uses. The Cambridge 
Manor subdivision is located across Old Norcross Road to the north. A place of worship and single-
family residences on large lots are to the east. Farther east is an auto-oriented commercial use. The 
Old Norcross Station subdivision is to the south and west. Industrial uses (contractor’s office, 
landscape supply, truck storage) are located farther west within the City of Norcross. The following is a 
summary of surrounding uses and zoning:   
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Project Summary 
The applicant requests rezoning of a 1.45-acre property from R-75 to O-I for a medical office, including: 

• Demolition of the existing single-family detached residence and the pole sign.  
• Construction of a one-story, 7,700-square-foot building, yielding a floor area ratio (FAR) of 0.12. 
• Exterior building materials of cementitious siding and stone.  
• 30 parking spaces located in front of the building and a dumpster enclosure in the eastern 

portion of the parking lot. 
• A 50-foot-wide zoning buffer along the southern property line and a 10-foot-wide landscape strip 

along Old Norcross Road.  
• Maintaining the existing full-access entrance and 5-foot-wide sidewalk along Old Norcross 

Road. 
 
Zoning and Development Standards 
The following is a summary of applicable standards from the Unified Development Ordinance (UDO):  
 

Standard Required Proposed Meets Standard? 
Floor Area Ratio Maximum 3.0 0.12 YES 

Lot Coverage Maximum 80% 48.7% YES 
Building Height Maximum 75’ 32’ YES  

Parking Minimum 16 spaces 
Maximum 30 spaces 30 spaces YES 

 
Public Participation 
The applicant held a community meeting on September 29, 2025, at the subject property in Norcross. 
There were no community members in attendance. 
 
Staff Analysis 
Rezoning Request Analysis: The standards governing the exercise of zoning power are outlined in 
Section 270-20.6 of the UDO. Staff makes the following findings related to the zoning requests: 
 

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

The surrounding area contains a mixture of residential, institutional, commercial, and industrial 
uses. The proposed rezoning will permit a use that is suitable in view of the use and 
development of adjacent and nearby property. 
 

Location Land Use Zoning 
Proposed Medical Office O-I 

North Single-Family Residential (Cambridge Manor) R-75  

East 
Place of Worship 

Single-Family Residential 
Commercial (Auto-oriented) 

R-75 
R-100 

C-1 
South Single-Family Residential (Old Norcross Station) R-ZT 

West Single-Family Residential (Old Norcross Station) 
Industrial (Contractors Office, Landscape Supply, Truck Storage) 

R-ZT 
C-2 (City of Norcross) 
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B. Whether the proposed rezoning will adversely affect the existing use or usability of adjacent or 
nearby property. 

The proposed building is residential in character, including pitched roofs and architectural 
windows. The 50-foot-wide zoning buffer along the southern property line would provide 
screening and separation for existing single-family detached subdivisions. Staff has 
recommended conditions to provide vegetative screening along the western property line, to 
remove the existing pole sign, and to require any future sign to follow the illumination standards 
in residential zoning districts. With proper conditions, the proposed rezoning will not adversely 
affect the existing use or usability of adjacent or nearby property. 

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

as currently zoned. 

The property has a reasonable economic use as currently zoned.  
 

D. Whether the proposed rezoning will result in a use which will or could cause an excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools. 

An increase in impacts on public facilities would be anticipated in the form of traffic, utility 
demand, and stormwater runoff; however, these impacts could be mitigated with appropriate 
conditions, site development requirements, and planning. No impact is anticipated on school 
enrollment.  
 

E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan 
and Future Development Map; and 

The Unified Plan’s Future Development Map indicates “Neighborhood Traditional+” for the 
subject property, which encourages gentle density through smaller footprint homes. Although O-
I is not a recommended zoning district, a medical office is compatible with the surrounding 
commercial and industrial uses, and would also offer services to nearby residents. 
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F. Whether there are other existing or changing conditions affecting the use and development of 
the property which give supporting grounds for either approval or disapproval of the proposed 
rezoning. 

There are no other conditions giving support for approval or disapproval of the proposal. 
 
Variance Requests and Analyses: 

The applicant is seeking variances from the following provisions of the UDO: 
 

1. Section 230-30.13.A Dumpster Location. The applicant is requesting to allow a dumpster 
enclosure to be located in the front yard. 

Analysis: The proposed dumpster enclosure is over 150 feet from the street, and farther away  
from existing residences to the south and west. Approval of the variance request would not 
nullify the intent of UDO. 

 
2. Section 230-100 Zoning Buffer. The applicant is requesting to eliminate the 50-foot-wide 

zoning buffer along the eastern and western property lines, adjacent to the place of worship and 
the Old Norcross Station subdivision.  

Analysis: Zoning buffers are intended to protect single-family uses from non-single-family uses. 
A place of worship is located to the east, and the elimination of the buffer would not nullify the 
intent of the UDO. Along the western property line, the existing driveway would encroach into the 
buffer, if strictly enforced. Given the existing subdivision privacy fence and the location of the 
proposed building, staff has recommended a condition for a 20-foot-wide landscaped buffer. 
With the recommended condition, approval of this variance request would not nullify the intent 
of UDO. 

 
Staff Recommendation 
Based on the staff’s evaluation of the request and the standards governing the exercise of zoning 
power, the Department of Planning and Development recommends APPROVAL WITH CONDITIONS of 
the rezoning request and APPROVAL of the following variances: 
 

1. To allow a dumpster enclosure in the front yard. 
 

2. To eliminate the 50-foot-wide undisturbed buffer along the eastern and western property lines. 
 
Staff Recommended Conditions  
Approval as O-I (Office-Institutional District) for a medical office, subject to the following conditions: 

1. The property shall be limited to uses allowed in O-I with the following uses prohibited: 
a. Lodging Establishments 
b. Dwelling, Multifamily 
c. Outdoor Display or Sales of Merchandise 

 
2. The proposed development shall be constructed in general conformance with Exhibit B: Site 

Plan, dated received December 2, 2025, and Exhibit C: Building Elevations, dated received 
November 14, 2025, with revisions required by zoning conditions and the Unified Development 
Ordinance, subject to the review and approval of the Department of Planning and Development. 
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3. A 20-foot-wide landscaped buffer shall be provided along the western property line, prior to the 
issuance of a Certificate of Occupancy, subject to the review and approval of the Department of 
Planning and Development.  
 

4. The existing ground signage shall be removed prior to the issuance of a Certificate of 
Occupancy. Any new ground sign shall be externally illuminated, subject to the review and 
approval of the Department of Planning and Development.  
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Exhibits: 
A. Site Visit Photos 
B. Site Plan 
C. Building Elevations 
D. Letter of Intent and Applicant’s Response to Standards 
E. Application and Disclosure of Campaign Contributions 
F. Public Participation Plan and Report 
G. Internal and External Agency Review Comments  
H. Maps 
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Exhibit A: Site Visit Photos 

 

View of existing driveway and sign 
 

 

View of existing building 
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View of southern property line adjacent to the Old Norcross Station subdivision 
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View of Property Line adjacent to the eastern Place of Wordship 

View of Rear of Property 
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Exhibit B: Site Plan 

[attached] 
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1" = 20'

Medical Office
(7,700 sf)

SITE  DATA
Lot Coverage 48.6%

12.2%FAR

7,700  sfGross Floor Area
50'Req'd Buffer
32'Proposed Bldg. Ht.
30 SpacesMax. Parking 
16Min. Parking
30 SpacesProposed Parking

30,750 sf  of  63,253  sf

7,700  sf  of  63,253  sf

Easement from W.H. Ingram, C.C. Ingram and C.E. Ingram to Georgia railway and Power
Co., dated June 1, 1912, filed August 12, 1912, recorded in Deed Book 26, Page 450,
Gwinnett County, Georgia Records

08/01/2025
A25335

C
opyright ©

 2017

Scale: 1" = 20'-0"
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Exhibit C: Building Elevations 
 

[attached] 
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08/01/2025
A25335

Copyright © 2017

Scale: 1/8" = 1'-0"

10/27/2025

1 CONCEPTUAL FRONT ELEVATION
1/8" = 1'-0" 2 CONCEPTUAL BACK ELEVATION

1/8" = 1'-0"

3 CONCEPTUAL EAST ELEVATION
1/8" = 1'-0" 4 CONCEPTUAL WEST ELEVATION

1/8" = 1'-0"
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CULTURED STONE BASE

CEMENTITIOUS SIDING (VERT.
BOARD & BATTEN &/OR SHIPLAP)

ARCHITECTURAL ROOF
SHINGLES

SIDE OF DORMER

ARCHITECTURAL ROOF
SHINGLES

STANDING SEAM MTL ROOF

ARCHITECTURAL COLUMNS

MTL ROOF PORCH

CULTURED STONE BASE

CEMENTITIOUS SIDING (VERT.
BOARD & BATTEN &/OR SHIPLAP)

DORMER

ARCHITECTURAL ROOF
SHINGLES

STANDING SEAM MTL ROOF

ARCHITECTURAL COLUMNS

MTL ROOF PORCH

CULTURED STONE BASE

CEMENTITIOUS SIDING (VERT.
BOARD & BATTEN &/OR SHIPLAP)

DORMER

08/01/2025
A25335

Copyright © 2017

Scale: 1/8" = 1'-0"

10/02/2025

1  FRONT ELEVATION
1/8" = 1'-0" 2 BACK ELEVATION

1/8" = 1'-0"

3 EAST ELEVATION
1/8" = 1'-0" 4 WEST ELEVATION

1/8" = 1'-0"
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Exhibit D: Letter of Intent and Applicant’s Response to Standards 

[attached] 
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STATEMENT OF INTENT 

and 

Other Material Required by 
Gwinnett County Zoning Ordinance 

For 
A Rezoning from R-75 to O-I with a Concurrent Variance from 230-100.1 to Reduce the 

Required Zoning Buffer from Fifty Feet to Zero Feet and a Concurrent Variance from 230-
30.13(A) to Allow a Dumpster in the Front Yard for 

A New Therapy Office 

of 

Georgia Health Holdings, LLC 
c/o Battle Law, P.C. 

for 

+/-1.45 Acres of Land 
Being 

5176 Old Norcross Road 
Norcross Ga 30071 

Gwinnett County, Georgia and 
Parcel Nos. 6241 006 

Submitted for Applicant by: 

Michèle L. Battle, Esq. 
Battle Law, P.C. 

Habersham at Northlake, Building J, Suite 100 
Tucker, Georgia 300384 
(404) 601-7616 Phone

(404) 745-0045 Facsimile
mlb@battlelawpc.com
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I. LETTER OF INTENT

Georgia Health Holdings, LLC (the “Applicant”) is seeking to develop on +/- 1.45 acres of land 
being tax parcel number. 6241 006 having frontage on 5176 Old Norcross Road (the “Subject 
Property”) with a new therapy office. The Applicant is seeking a rezoning from R-75 to O-I and 
concurrent variance from section 230-100.1 to reduce the required zoning buffer between O-I 
zoned property and R-75 zoned property from fifty (50) feet to zero (0) feet on the east and 
west sides of the Subject Property. The Applicant is also seeking a concurrent variance 
from section 230-30.13(A) to allow a dumpster in the front yard rather than the side or rear yard. 

This document serves as a statement of intent, analysis of the criteria under the Gwinnett County 
and contains notice of constitutional allegations as a reservation of the Applicant’s rights. 

II. GWINNETT COUNTY REZONING CRITERIA

According to Section 270-20.6 of the Gwinnett County Code of Ordinances, 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 of unrestricted 
use of property and shall govern the exercise of the zoning power: 

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

This application seeks to allow a new therapy office on the Subject Property. The Subject Property 
is Stepping Stones Child Care and Pre-K. The Answer Center Church and Christian Center is 
immediately adjacent to the Subject Property on the east, despite being on property zoned R-75. 
Immediately west and south of the Subject Property are single-family detached homes that are part 
of Old Norcross Station. A fence and trees separate the Subject Property from these homes. 

Expanding the scope of analysis, one would find that there are several businesses that front Old 
Norcross Road west of the Subject Property. Despite appearing residential in nature, the buildings 
facing Old Norcross Road are zoned O-I and C-2 in the City of Norcross. Similarly, the Applicant 
plans to construct a residential-like building for this proposed office. 

Given the current use of the Subject Property, the installed screening, the nearby O-I and C-2 
properties, and the adjacent church (which is also immediately adjacent to homes in Old Norcross 
Station), the proposed use will permit a use that is suitable in view of the use and development of 
adjacent and nearby property. 
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Gwinnett County Zoning Map 

City of Norcross Zoning Map 

B. Whether a proposed rezoning will adversely affect the existing use or usability of adjacent or
nearby property;

The proposed rezoning will not adversely affect the existing use or usability of adjacent or nearby 
property. All proposed development will take place on the Subject Property and not spill onto 
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nearby properties. The proposed use will likely produce less traffic and noise than the existing use 
since the Applicant seeks to create a tranquil space for future patients. Furthermore, the proposed 
building will be residential in nature despite being an office. The residential look will blend in with 
the surrounding residential buildings. 

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

The property to be affected by the proposed rezoning does not have a reasonable economic use as 
currently zoned. 

D. Whether the proposed rezoning will result in a use which will or could cause an excessive or
burdensome use of existing streets, transportation facilities, utilities, or schools;

The proposed rezoning will not result in a use which will or could cause an excessive or 
burdensome use of existing streets, transportation facilities, utilities, or schools. The proposed use 
will likely produce less traffic than the day care since only employees and patients will be visiting 
the site. The proposed use will have little to no impact on transportation facilities or utilities and 
will have no impact on schools. 

E. Whether the proposed rezoning is in conformity with the policy and intent of the Unified Plan
and future Development Map; and

The future land use designation of the Subject Property is Traditional+, which does not typically 
call for O-I. However, given the development and use of surrounding properties, the land use plan 
for the area can support a rezoning to O-I and the proposed use. 

F. Whether there are other existing or changing conditions affecting the use and development of
the property which give supporting grounds for either approval or disapproval of the proposed
rezoning.

The Applicant is not aware of 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. 

III. GWINNETT COUNTY VARIANCE CRITERIA

When considering a variance, Gwinnett County Code of Ordinances prescribes the following 
criteria: 

A. Zoning Buffer Reduction

1. Arises from a condition that is unique and peculiar to the land, structures and buildings
involved;
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The requested variance is to reduce the required fifty (50) foot zoning buffer between O-I and R-
75 zoned properties. The request arises directly from the size and shape of the Subject Property. 
The Subject Property is 1.4 acres with most of that area on the southernmost portion of the Subject 
Property. A narrow stretch of land fronts Old Norcross Road. The narrow strip is about seventy-
five (75) feet wide. However, the zoning buffer required by section 230-100.1 would prevent any 
development whatsoever on the narrow strip of land because the buffer would totally cover that 
portion of land. This strip if land is required for access to the rest of the Subject Property. 

Gwinnett County GIS Map 

2. Is necessary because the particular physical surroundings, the size, shape, or topographical
condition of the specific property involved would result in unnecessary hardship for the owner,
lessee, or occupants; as distinguished from a mere inconvenience if the provisions of the UDO
are literally enforced;

The variance requested is necessary because the shape of the Subject Property coupled with the 
required zoning buffer would prevent the Subject Property from any use whatsoever, which is an 
unnecessary hardship for the Applicant. The use of property, subject to the relevant zoning 
ordinance, is a right enjoyed by all property owners. This Applicant would not enjoy that right if 
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the UDO were literally enforced. So, the variance requested does not seek to remedy a mere 
inconvenience. Rather, the variance seeks to remedy an unnecessary hardship. 

3. The condition requiring the requested relief is not ordinarily found in properties of the same
zoning district as the subject property;

The condition requiring the requested relief is not ordinarily found in properties of the same district 
as the Subject Property. The condition is question is unique to the Subject Property because it is 
directly connected to the shape of the Subject Property. 

4. The condition is created by the regulations of the UDO and not by an action or actions of the
property owner or the applicant;

The buffer is created by the regulations of the UDO and not by the action or actions of the property 
owner or the applicant. When combined with the shape of the Subject Property, the unnecessary 
hardship arises. 

5. The granting of the variance will not impair or injure other property or improvements in the
neighborhood in which the subject property is located, nor impair an adequate supply of light
or air to adjacent property, substantially increase the congestion in the public streets, increase
the danger of fire, create a hazard to air navigation, endanger the public safety or substantially
diminish or impair property values within the neighborhood;

The granting of the variance will not impair or injure other property or improvements in the 
neighborhood in which the Subject Property is located, nor impair an adequate supply of light or 
air to adjacent property, nor substantially increase the congestion in the public streets, nor increase 
the danger of faire, nor create a hazard to air navigation, nor endanger the public safety, nor 
substantially diminish or impair property values within the neighborhood. 

6. The variance granted is the minimum variance that will make possible the reasonable use of
the land, building, or structures;

The variance requested is the minimum variance that will make possible the reasonable use of the 
land, building, or structures. 

7. The variance desired will not be opposed to the general spirit and intent of Title 2 of the UDO
or the purpose and intent of the Gwinnett County Unified Plan.

The variance requested will not be opposed to the general spirit and intent of Title 2 of the UDO 
or the purpose and intent of the Gwinnett County Unified Plan. 

B. Dumpster Location

REZ2026-00005 Page 22 of 41 YP



IV. CONCLUSION

For the foregoing reasons, the Applicant hereby requests the Board of Commissioners vote to 
approve this application for a rezoning from R-75 to O-I with a concurrent variance from section 
230-100.1 to allow a new therapy office. The Applicant welcomes any questions and feedback
from the planning staff.

IV. NOTICE OF CONSTITUTIONAL ALLEGATIONS AND PRESERVATION
OF CONSTITUTIONAL RIGHTS 

The portions of the Gwinnett County Zoning Ordinance, facially and as applied to the Subject 
Property, which restrict or classify or may restrict or classify the Subject Property so as to prohibit 
its development as proposed by the Applicant are or would be unconstitutional in that they would 
destroy the Applicant’s property rights without first paying fair, adequate and just compensation 
for such rights, in violation of the Fifth Amendment and Fourteenth Amendment of the 
Constitution of the United States and Article I, Section I, Paragraph I of the Constitution of the 
State of Georgia of 1983, Article I, Section III, Paragraph I of the Constitution of the State of 
Georgia of 1983, and would be in violation of the Commerce Clause, Article I, Section 8, Clause 
3 of the Constitution of the United States. 

The application of the Gwinnett County Zoning Ordinance to the Subject Property which restricts 
its use to any classification other than that proposed by the Applicant is unconstitutional, illegal, 
null and void, constituting a taking of Applicant’s Property in violation of the Just Compensation 
Clause of the Fifth Amendment to the Constitution of the United States, Article I, Section I, 
Paragraph I, and Article I, Section III, Paragraph I of the Constitution of the State of Georgia of 
1983, and the Equal Protection and Due Process Clauses of the Fourteenth Amendment to the 
Constitution of the United States denying the Applicant an economically viable use of its land 
while not substantially advancing legitimate state interests. 

A denial of this Application would constitute an arbitrary irrational abuse of discretion and 
unreasonable use of the zoning power because they bear no substantial relationship to the public 
health, safety, morality or general welfare of the public and substantially harm the Applicant in 
violation of the due process and equal protection rights guaranteed by the Fifth Amendment and 
Fourteenth Amendment of the Constitution of the United States, and Article I, Section I, Paragraph 
I and Article I, Section III, Paragraph 1 of the Constitution of the State of Georgia. 

A refusal by the Gwinnett County Board of Commissioners to amend the land use and/or rezone 
the Subject Property to the classification as requested by the Applicant 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 of the United States. Any Rezoning with Concurrent Variances 
of the Property subject to conditions which are different from the conditions requested by the 
Applicant, to the extent such different conditions would have the effect of further restricting 
Applicant’s utilization of the property, would also constitute an arbitrary, capricious and 

REZ2026-00005 Page 23 of 41 YP



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 set forth hereinabove. 

A refusal to allow the land use amendment and/or rezoning with a concurrent variance in questions 
would be unjustified from a fact-based standpoint and instead would result only from constituent 
opposition, which would be an unlawful delegation of authority in violation of Article IX, Section 
II, Paragraph IV of the Georgia Constitution. 

A refusal to allow the land use amendment and/or rezoning with a concurrent variance in question 
would be invalid inasmuch as it would be denied pursuant to an ordinance which is not in 
compliance with the Zoning Procedures Law, O.C.G.A Section 36-66/1 et seq., due to the manner 
in which the Ordinance as a whole and its map(s) have been adopted. 

The existing land use designation and/or zoning classification on the Subject Property is 
unconstitutional as it applies to the Subject Property. This notice is being given to comply with 
the provisions of O.C.G.A. Section 36-11-1 to afford the County an opportunity to revise the 
Property to a constitutional classification. If action is not taken by the County to rectify this 
unconstitutional land use designation and/or zoning classification within a reasonable time, the 
Applicant is hereby placing the County on notice that it may elect to file a claim in the Superior 
Court of Gwinnett County demanding just and adequate compensation under Georgia law for the 
taking of the Subject Property, diminution of value of the Subject Property, attorney’s fees and 
other damages arising out of the unlawful deprivation of the Applicant’s property rights. 

Michele L. Battle, Esq. 
Attorney for the Applicant 
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Exhibit E: Application and Disclosure of Campaign Contributions 

[attached] 
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Gwinnett County Planning Division
Rezoning Application 

Last Updated 12/2023 

3 

REZONING APPLICATION 

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

0 BAPPLICANT INFORMATION 1B            PROPERTY OWNER INFORMATION 

Name:    

Address:  

City:  

State:  ZIP:  

Phone:   

Email:                                                    

Name:    

Address:    

City:   

State:  ZIP:  

Phone:   

Email:        

Contact Person:  Phone:   

Contact’s Email:   

APPLICANT IS THE: 

  Owner’s Agent    Property Owner    Contract Purchaser 

 Current Zoning District(s):              Requested Zoning District:   

Parcel Number(s):   Acreage:             

Property Address(es):     

Proposed Development:    

Variance(s):                                                                              Waiver(s):     

RESIDENTIAL DEVELOPMENT 

No. of Dwelling Units:   

Dwelling Unit Sq. Ft.:   

Density:   

Floor Area Ratio (LRR, MRR, HRR):   

NON-RESIDENTIAL DEVELOPMENT 

No. of Buildings:    

Total Building Sq. Ft.:              

Floor Area Ratio:           

MIXED-USE DEVELOPMENT 

No. of Dwelling Units:    Dwelling Unit Sq. Ft.:   

Total Non-Residential Sq. Ft.:            Floor Area Ratio:   

Georgia Health Holdings, LLC c/o Battle Law PC GEORGIA HEALTH HOLDINGS LLC

3562 Habersham at Northlake Road, Bldg J, Suite 100 4220 FALLS RIDGE DR

Tucker ALPHARETTA

GA 30082 GA 30022

jsm@battlelawpc.com

Joshua Mahoney (404)601-7616

jsm@battlelawpc.com

R-75 O-I

6241 006 1.45

5176 Old Norcross Rd, Norcross, GA 30071

Medical Office
To have dumpster in the front yard, reduce zoning buffer

1

7,700

0.12
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CONFLICT OF INTEREST CERTIFICATION FOR REZONING 

The undersigned below, applying for a rezoning, has complied with the Official Code of Georgia Section 36-67A-1 and has 

submitted or attached the required information on the forms provided. 

~icant 

10/15/2025 
Date 

Michele Battle, ESQ/ Battle Law PC 10/15/2025 
Type or print name and title Date 

S ;>-S ~ 
~ 

Signature of notary p blic Date ...... L9 \ 

,_.,aJIS A t;_ 

,

1

1 -ll!~G\,.. i 
DISCLOSURE OF CAMPAIGN CONTRIBUTIONS .\~\,-~.. Cf 

.. ,c, -~! ,.u.\. ov~ ~' ,, .. ,, .. 
Have you, within the two years immediately preceding the filing of this application, made ~--ieQ5iMU tions 

aggregating $250 or more to a member of the Gwinnett County Board of Commissioners or a member of the Gwinnett 

County Planning Commission? 

□ Yes 8 No _______________________________ _ 

Name 

If the answer is yes, please complete the following section: 

Contributions 
Name and Official Position of (List all which aggregate Date Contribution Was Made 

Government Official to $250 or more) {Within last two years) 

Attach additional sheets if necessary to disclose or describe all contributions. 
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Exhibit F: Public Participation Plan and Report 

[attached] 
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Public Participation Plan 

1. Who do you intend to contact in addition to property owners within 1,000 feet of the
site, if any?
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

2. Where do you plan to host the Public Participation Meeting? Ensure that the meeting
is held in person at a convenient location for interested parties.
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

3. What date and time do you plan to host the Public Participation Meeting? Ensure that
the meeting is held at a convenient time for interested parties, e.g. not during typical
work hours on weekdays.
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

4. What is your method for providing opportunities for discussion with interested parties
at the Public Participation Meeting?
_____________________________________________________________________________________
_____________________________________________________________________________________ 
_____________________________________________________________________________________ 
____________________________________________________________________________________ 
_____________________________________________________________________________________ 
_____________________________________________________________________________________ 

In addition to the property owners within 1,000 feet of the site the client's staff 

and patients were also informed of the meeting.

We held it at the subject property in the building.

September 29, 2025 at 6:00PM 

We have a Q & A session after the intial presentation and also provide our 
contact information and presentation materials just incase anyone has questions after
the meeting.
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Public Participation Report 

1. List all groups that you notified of the requested application. Include a copy of the
notification package and stamped Postal Service Form 3877 (attached) with itemized
name and address of each addressee.
_____________________________________________________________________________________ 
_____________________________________________________________________________________

2. Provide the date, time, and location of all meeting(s) that the applicant and/or
representative attended to discuss an application with interested parties.
_____________________________________________________________________________________ 
_____________________________________________________________________________________

3. Provide the number of people who participated in the meeting(s). Include the sign-in
sheet(s) with meeting date, time, location, and attendee names.
_____________________________________________________________________________________
_____________________________________________________________________________________

4. What issues and concerns were expressed by attendees at the meeting(s)?

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

5. What are the applicant’s responses to the issues and concerns that were expressed
at the meetings? What changes to the development will be made?
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________
_____________________________________________________________________________________

On September 29, 2025 the Applicant held a community meeting at 5176 Old Norcross Road 
(The Subject Property) at 6:00pm. 

No members of the community joined the meeting.

No members of the community joined the meeting, so there were no concerns expressed.

The Applicant did not provide responses given there were no concerns expressed. 
However, the Applicant remains ready to address concerns should any arise. 

The Applicant notified all property owners within 1,000 feet of the Subject Property per 
Gwinnett County Code of Ordinances. 
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Exhibit G: Internal and External Agency Review Comments 

[attached] 
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TRC Meeting Date: November 26, 2025 
Department/Agency Name: Transportation 
Reviewer Name: Brent Hodges 
Reviewer Title:  Construction Manager 2 
Reviewer Email Address: Brent.Hodges@gwinnettcounty.com 
Case Number: REZ2025-00005 
Case Address: 5176 Old Norcross Road, Norcross, 30071 

   Comments:     X     YES  NO 
1 Old Norcross Road is a minor arterial. The Average Daily Traffic (ADT) volume is 2,144. 

2 The nearest Ride Gwinnett facility is located 0.15 mile away at Buford Highway and 
Cambridge Street (Stop 1170 / Route 10B). 

3 

4 

5 

6 

7 

Recommended Zoning Conditions:    YES X NO 
1 

2 

3 

4 

5 

REZ2026-00005 Page 35 of 41 YP

Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

mailto:Brent.Hodges@gwinnettcounty.com


TRC Meeting Date: 
Department/Agency Name: DWR 
Reviewer Name: Lorraine Campagne 
Reviewer Title: Section Manager 
Reviewer Email Address: Lorraine.Campagne@gwinnettcounty.com 
Case Number: REZ2026-00005 
Case Address: 5176 Old Norcross Rd 

   Comments:     X     YES  NO 
1 Water: The proposed development may require a variance to connect a commercial 

property to the 6-inch water line on the northern right-of-way of Old Norcross Road. 
2 Sewer: The proposed development plans to connect to an existing manhole on the 

subject site. 
3 

4 

5 

6 

7 

Recommended Zoning Conditions:    YES X NO 
1 

2 

3 

4 

5 
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Water & Sewer
Utility Map

Water Comments:

Sewer Comments:

Water Availability:

Sewer Availability:

Water and Sewer Design and Construction Requirements:

Private Road Developments:

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

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

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

Proposed
Sewer Collector

8 Inch

The proposed development may require a variance to connect a commercial property to the 6-inch water line on the northern right-of-way of Old Norcross Road.

The proposed development plans to connect to an existing manhole on the subject site.

R-75 to O-I

January 2026

8 Inch

&

Potential
Tie-in MH
591905

REZ2026-00005

8 Inch

6 Inch

6 Inch

OLD NORCROSS RD

#7 Flow Management

#* Pump Station

#7 Regional

!R Manhole

G!. Hydrant

City

Sewer Collector

Sewer Interceptor

Water Main
Proposed
Water Main

Sewer Force Main

12 Inch

6 Inch

6241
006
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Exhibit H: Maps 
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