
 
Amended 

Public Hearing Agenda 
Tuesday, February 17, 2026 - 7:00 PM 

 
  

I.   Call To Order 
 
II.  Opening Remarks by Chairwoman 
 
III.  Approval of Agenda 
 
IV.  Approval of Minutes: 
 

• Work Session: February 3, 2026 
• Informal Presentation 11:00 a.m.: February 3, 2026 
• Business Session: February 3, 2026 

 
V.  Announcements: 
 

• Special Presentation: Gwinnett Youth Commission Minute  
• Proclamation: Celebrating Eagle Scout Kaylin Landrian-Shrewsbury 
• Proclamation: Celebrating Go Red for Women: American Heart Month 

 
VI. Public Hearing - Old Business 
 
 1.  Planning & Development/Matt Dickison 
 

2025-1296 SUP2025-00019, Applicant: Lotus Grounds; Owner: Niloofar 
Etemadhaeri; Tax Parcel No. R6046 127; 4497 Shiloh Ridge Trail; Special Use 
Permit with Concurrent Variances in an RA-200 and R-100 Zoning District for a 
Community Center; 13.25 acres; District 2/Ku (Tabled on 1/27/2026) (Public 
hearing was not held) [Planning Department Recommendation: Deny] [Planning 
Commission Recommendation: Deny w/out Prejudice] 
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VI. Public Hearing - Old Business 
 
 1.  Planning & Development/Matt Dickison 
 

2025-1298 REZ2025-00025, Applicant: Walker Anderson Homes, LLC c/o 
Weener Nathan Phillips, LLP; Owner: Bradenton Investors, LLC; Rezoning with 
Concurrent Variances of Tax Parcel Nos. R7119 002A, 100, 114, 116, and 118; 
2449 Duluth Highway and 2800 Block of McDaniel Road; C-2 and O-I to R-TH for 
Townhouses; 20.87 acres; District 1/Carden (Tabled on 1/27/2026) (Public 
hearing was not held) [Planning Department Recommendation: Approve with 
Conditions] [Planning Commission Recommendation: Approve with Conditions] 

 
VII.  Public Hearing - New Business 
 
 1.  Change in Conditions 
 

2026-0247 CIC2026-00002, Applicant: Brownsmill Enterprises Corporation c/o 
Andersen, Tate & Carr, P.C.; Owner: Sanaa Nassar; Tax Parcel Nos. R7002 015A, 
116, and 117; 884 Bethesda School Road, 2596 and 2606 Cruse Road; Change of 
Conditions with Concurrent Variances and Waiver of Zoning for Property Zoned 
C-1; 1.42 acres; District 2/Ku [Planning Department Recommendation: Approve 
with Conditions] [Planning Commission Recommendation: Approve with 
Conditions] 

 
 2.  Special Use Permits 
 

2026-0246 SUP2026-00004, Applicant: Shaphalie Bavani; Owner: Cans 
Investors, LLC; Tax Parcel No. R6140 023; 6330 Lawrenceville Highway; Special 
Use Permit with Concurrent Variance in a C-2 Zoning District for a Hookah 
Lounge; 2.81 acres; District 2/Ku [Planning Department Recommendation: Deny] 
[Planning Commission Recommendation: Approve with Conditions] 

 
VIII.  New Business 
 
 1.  Law Department/Jenny Carter 
 

2026-0182 Approval/authorization for the Chairwoman to execute an 
Amendment to the Agreement for Ad Valorem Tax Billing and Collection with the 
City of Berkeley Lake, and a related Agreement for Ad Valorem Tax Billing and 
Collection with the Gwinnett County Tax Commissioner. 
 
2026-0281 Approval/authorization for the Chairwoman to execute a Resolution 
Imposing a Temporary Moratorium on the Acceptance of Applications for Certain 
Zoning Map Amendments for Properties Located Within the Harbins-Alcovy 
Small Area Plan Study Area. 
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VIII.  New Business 
 
 2.  Planning & Development/Matt Dickison 
 

2026-0208 Ratification of Plat approvals for January 1, 2026, through  
January 31, 2026. (Recommendation: Approval) 

 
2026-0263 Approval/authorization for the Chairwoman to execute a 
Memorandum of Agreement by and between the Georgia Department of 
Community Affairs and Gwinnett County, to maintain Gwinnett County’s 
designation as a PlanFirst Community for a three-year period ending December 
31, 2028. (Recommendation: Approval) 

 
IX.  Comments from Audience 
 
X.  Adjournment 
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M E M O R A N D U M 
 
To: Chairwoman Hendrickson  

District 1 Commissioner Carden  
District 2 Commissioner Ku 

 District 3 Commissioner Watkins  
 District 4 Commissioner Holtkamp 
 
From: Ashia Gallo, Communications Department 
 
The following item(s) will be on the agenda for the BOC public hearing on February 17, 2026, under 
the item of business announcements as a resolution of recognition, award, etc., as indicated: 
 

1) Special Presentation: Gwinnett Youth Commission Minute  
Requested by: Muriam Nafees, Civic Engagement and Social Impact Director  
Attendee(s): Johana Caracoza-Perez and Julissa Lopez-Sobalvarro, South Gwinnett High 
School 
Presented by: Johana Caracoza-Perez and Julissa Lopez-Sobalvarro, South Gwinnett High 
School 
 

2) Proclamation: Celebrating Eagle Scout Kaylin Landrian-Shrewsbury 
Requested by: David Shrewsbury and Diana Landrian, Parents of Kaylin Landrian-Shrewsbury 
Attendee(s): Kaylin Landrian-Shrewsbury and family, Scoutmaster Allison Silvey, and 
representatives from Scouting America Troop 5508 and Venturing Crew 20 
Presented by: Chairwoman Nicole Love Hendrickson 

 
3) Proclamation: Celebrating Go Red for Women: American Heart Month 

Requested by: Kimberly Goodloe, American Heart Association Advocate 
Attendee(s): Kimberly Goodloe and members of Gwinnett County Alumni Chapter of Delta Sigma 
Theta Inc. 
Presented by: Chairwoman Nicole Love Hendrickson 

 
 

 
 
 
 
 
 
 
 

cc: Glenn Stephens  Betrand Williams 
Buffy Rainey   Arteen Afshar 
Joe Sorenson                Hunter Coleman 
Heather Sawyer   Neshanta Banks 
Kimberly Banner                        Katie Gill 
Tina King   Tammy Gibson 
Carli Primavera  Jeanie Donaldson    
Lauren Gamel   Chad Wasdin 
Lindsey Gravitt  Deborah Tuff 
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Planning Commission Advertised Public Hearing Date: 12/2/2025 (Public Hearing Tabled to 
1/6/2026/Public Hearing Not Held) 
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: SUP2025-00019 
Current Zoning: RA-200 (Agriculture-Residence District) and R-100 (Single-Family 

Residence District) 
Request: Special Use Permit 
Additional Requests:  Variances 
Address: 4497 Shiloh Ridge Trail  
Map Number: R6046 127 
Site Area: 13.25 acres  
Square Feet: 1,200   
Proposed Development: Community Center  
Commission District:  District 2 – Commissioner Ku 
Future Development Type: Neighborhood Traditional 

Staff Recommendation:   DENIAL 

Planning Commission 
Recommendation:  DENIAL WITHOUT PREJUDICE 



Applicant: Lotus Grounds Owner: Niloofar Etemadhaeri 
 4497 Shiloh Ridge Trail  4497 Shiloh Ridge Trail 
 Snellville, GA 30039  Snellville, GA 30039 
    

Contact:  Ofir Hackmon    Phone:              314.397.9055 
                                                                                                                                                                                                                                        
Zoning History  

The subject property is zoned RA-200 (Agriculture-Residence District) and R-100 (Single-Family 
Residence District). In 1973, the southern portion of the property was rezoned to RA-200 as part of an 
areawide rezoning. 
 
Existing Site Condition 
The subject property is a 13.25-acre parcel located along Shiloh Ridge Trail, west of its intersection with 
Ross Road. The site contains one single-family residence with accessory structures. Dense vegetation, 
a stream, and floodplain lie along the northern and eastern property lines, and two ponds are located 
along the western and eastern property lines. There is no sidewalk along the 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 residential, commercial, and institutional uses. Single-family residences 
within the Rivercliff subdivision and a special event facility are located to the north. Single-family 
residences on large lots are to the east, south, and west. Shiloh Elementary, Middle, and High School 
are farther east, across Ross Road. The following is a summary of surrounding uses and zoning:  
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Project Summary 
The applicant requests a special use permit for a community center, including: 

• Use of an existing 1,200-square-foot building for guided meditations, counseling sessions,
wellness workshops, and small group gatherings.

• Group sizes ranging from 5 to 25 individuals per gathering, with gathering frequency based on
interest and facilitator availability.

• 19 parking spaces, including 17 in a new gravel parking area, and 2 paved ADA spaces in front
of the community center.

• Maintaining existing vegetation adjacent to residentially-zoned properties.

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

Standard Required Proposed Meets Standard? 
Lot Size Minimum 40,000 sq ft Minimum 40,000 sq ft YES 

Lot Width Minimum 200’ Minimum 200’ YES 
Front Yard Minimum 35’ Minimum 35’ YES 
Rear Yard Minimum 40’ Minimum 40’ YES 
Side Yard Minimum 20’ Minimum 20’ YES 

Building Height Maximum 35’ Maximum 35’ YES 

Parking Minimum 20 spaces 
Maximum 26 spaces 19 spaces NO* 

* The applicant is requesting a variance from this standard.

Staff Analysis 

Special Use Permit 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 request: 

A. Whether the proposed 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 located in a low-density residential area. The proposed special use permit is not
suitable in view of the use and development of adjacent and nearby property.

Location Land Use Zoning 
Proposed Community Center RA-200 and R-100 

North Single-Family Residential (Rivercliff) 
Commercial (Special Event Facility) 

R-100
R-100

East Single-Family Residential 
Institutional 

RA-200 and R-100 
R-100

South Single-Family Residential RA-200 
West Single-Family Residential RA-200 and R-100 
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B. Whether the proposed special use permit will adversely affect the existing use or usability of
B. adjacent or nearby property.

The property is located in a large-lot residential subdivision on a cul-de-sac street. Introducing a
community center to a low-density residential area would adversely affect the existing use and
usability of the adjacent properties.

C. Whether the property to be affected by the proposed 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 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.

Impacts on public facilities would be anticipated for the special use permit in the form of traffic,
utility demand, stormwater runoff. No impact is anticipated on school enrollment.

E. Whether the proposed 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 "Neighborhood Traditional" for the
subject property, which envisions low-density single-family residential development. Community
centers are not recommended in this future development type. Therefore, the proposed special
use permit is not 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
special use permit.

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 the UDO: 

1. Section 240-20.1 Minimum Parking Space Requirements. The applicant is requesting to 
reduce the minimum parking requirement from 20 spaces to 19 spaces.  

Analysis: Staff recommends denial of the special use permit, thus the denial of the variance.  
 
2. Section 240-60.3 Improvement of off-street parking lots. The applicant is requesting to 
allow a gravel parking area.  

Analysis: Staff recommends denial of the special use permit, thus the denial of the variance.  
 
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 DENIAL of the special use permit 
and DENIAL of the following variances: 
 

1. To reduce the minimum parking requirement from 20 spaces to 19 spaces. 
 

2. To allow a gravel parking area.  
 
Staff Recommended Conditions  
NOTE: The following conditions are provided as a guide should the Board of Commissioners choose to 
approve this petition.  
 
Approval of a special use permit for a community center in RA-200 (Agriculture-Residence District) and 
R-100 (Single-Family Residence District), subject to the following conditions: 
 

1. The special use of the property shall be limited to a community center. Residential uses shall 
not be permitted. 
 

2. The proposed use shall be in general conformance with Exhibit B: Site Plan dated received 
December 31, 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 parking lot shall be located behind the community center, subject to review and approval of 
the Department of Planning and Development. 

 
Planning Commission Recommendation 
Based on staff’s evaluation of the request, information presented at the public hearing, and the 
Planning Commission’s consideration of the standards governing the exercise of zoning power related 
to this application, the Planning Commission recommends DENIAL WITHOUT PREJUDICE of the 
special use permit request and DENIAL WITHOUT PREJUDICE of the following variances: 
 
 1. To reduce the minimum parking requirement from 20 spaces to 19 spaces. 

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

 

Property from Shiloh Ridge Trail 
 

 

Existing building to be converted into facility and parking area 
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East of subject property, towards Ross Road 
 

 

Pond and vegetation on site 
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Exhibit B: Site Plan 
 

[attached] 
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
12.31.2025
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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 
Dear Planning Department, 

I am writing to respectfully submit this Letter of Intent regarding the proposed 
establishment of a spiritual retreat and healing center at 4497 Shiloh Ridge Trail, Snellville, 
GA. The property is currently zoned RA-200, and we are seeking a Special Use Permit under 
Section 210-140.7 to operate a small, non-residential community facility offering wellness, 
spiritual reflection, and counseling services in a natural setting. The center will serve 
individuals and small groups seeking emotional and spiritual support in a peaceful, 
minimally developed environment. 

Applicant & Property Information 
Applicant: Address: 4497 Shiloh Ridge Trail, Snellville, GA 30039 
Zoning District: RA-200 and R-100 
Parcel Size: Approx. 13.25 acres 
Current Use: Single-family residence with existing structure (~1,200 sq ft) 

Project Purpose & Use Description 
The proposed center will provide a space for emotional wellness, spiritual reflection, and 
healing. Activities include guided meditation, counseling sessions, wellness workshops, and 
small group gatherings focused on inner transformation. The intent is to maintain a quiet, 
low-traffic environment where attendees can find support in a natural, wooded setting. 
Group sizes will typically range from 5 to 25 individuals per gathering, with no daily or 
repetitive worship services. Events will be scheduled flexibly, based on interest and 
facilitator availability. 

Site Description & Proposed Improvements 
The site includes an existing 1,200 sq. ft. structure that will serve as the main retreat facility. 
No new buildings are proposed at this time. A 17 -spaces gravel parking lot and 2 ADA 
asphalt spaces are planned, located adjacent to the main entry building.  

The Log cabin which also resides on the lot is not planned to be part of the spiritual retreat 

The lot was historically dived into two plots, for the benefit of the doubt there is no 
intention to subdivide this lot as part of the plan or in the foreseeable future  

Variance Requests – Gravel Parking/ UDO 240-60.3. and Minimum Parking/ 
UDO 240-20.1
We respectfully request a variance to allow the use of 17 spaces gravel surfacing for the 
parking lot in lieu of paved materials. We also request to reduce the required 
minimum parking from 20 to 19 spaces.  
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 The limited size and frequency of gatherings, along with the site’s rural character and 
mission for spiritual healing, make gravel a more appropriate and environmentally sensitive 
choice. Gravel allows better drainage, blends with the natural surroundings, and reduces 
the cost burden on a community-oriented initiative. As noted above and as can be seen in 
the site plan for the ADA compliant parking lot , we will use Asphalt. 

Community Compatibility & Benefits 
The project is designed to be quiet, non-disruptive, and visually harmonious with the 
neighborhood. A 50 ft vegetative buffer will be maintained along all neighboring property 
lines. No outdoor sound amplification will be used. Parking and site access are designed to 
ensure smooth traffic flow with no congestion. The center will serve as a valuable resource 
for individuals seeking emotional, spiritual, or mental healing in a respectful, natural space. 

We appreciate your time and consideration of this proposal. We are committed to working 
closely with the County and the community to ensure the success and alignment of this 
project. Please do not hesitate to contact us with any questions or to arrange a site visit. 

Sincerely, 

____________ 
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Variance Request from Sections 240-60.3 and 240-20.1 
Gravel Surface for Parking Area 

ZAM2025-00213 – 4497 Shiloh Ridge Trail/ Parcel ID 6046 127 

As part of our Special Use Permit application to operate a small-scale cultural/community 
center on our 13.25-acre property, we respectfully request a variance from 

1. Code Section 240-60.3 of the Gwinnett County Unified Development Ordinance,
which requires parking to be on a paved surface.

2. Code Section 240-20.1 of the Gwinnett County Unified Development Ordinance,
which required minimum number of parking in relates to the building occupancy

 Code Section 240-60.3/240-20.1 Variance Justification: 

1. Low-Impact Use and Intermittent Traffic
The facility will host occasional gatherings, workshops, and spiritual retreats with
limited daily traffic. Unlike high-turnover commercial operations, the frequency and
volume of parking use is expected to remain low and sporadic, making a fully paved
surface unnecessary and cost-inefficient.

2. Environmental Considerations
A gravel surface provides improved stormwater infiltration compared to asphalt or
concrete, helping reduce runoff and maintain the natural topography of this primarily
wooded property. This aligns with the County’s broader sustainability goals and
minimizes disruption to the land’s ecological integrity.

3. Aesthetic Harmony and Rural Character
The property is located in a rural residential area (RA-200) surrounded by natural
greenery and wooded lots. A gravel parking area better complements the surrounding
environment and preserves the natural, retreat-like feel of the facility.

4. Cost-Effective for a Community-Oriented Operation
As a nonprofit, community-focused initiative, minimizing unnecessary infrastructure
costs is critical to our ability to remain sustainable and serve local residents. Paving the
parking area would place an undue financial burden on the operation without
corresponding public benefit.

5. Precedent and Flexibility
Similar variances have been granted in other low-intensity community or rural-use
cases. We are open to working with County staff to use a gravel system that meets load
bearing, dust suppression, and maintenance standards as approved by the Director.

6. Two ADA compliant parking spots are planned to be on asphalt, the reminder 17
parking spots will be on gravel.

7. The building occupancy is designed for 25 participants but given the notes above and
the neighbors’ concerns regarding potential traffic and noise, we are requesting a
reduction in the minimum required parking spaces from 20 to 19. Of these, 17 spaces
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will be located on gravel, and 2 ADA-compliant asphalt paved  parking spaces will be 
positioned adjacent to the building 
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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 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 use — preserving the existing structure and adding low-impact features such as walking
trails, benches, a small meditation platform, and decorative ponds — is suitable and compatible with nearby
properties. These improvements are designed to enhance the land’s natural setting and support quiet, passive
enjoyment of the property. The project aligns with the surrounding area’s peaceful, residential character and
does not introduce any disruptive or incompatible elements.

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

No. The proposed use is quiet, non-intrusive, and designed to blend into the natural environment. There will be
no loud noise, bright lighting, or significant traffic, and additions such as benches, a meditation platform, and
ponds are intended to foster tranquility and harmony with nature. We are not requesting any rezoning, and our
goal is to preserve and respect the character of the surrounding area.

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

Yes. The property already has a reasonable economic use under current zoning. Our project works within those
limits by making light-touch, beautifying enhancements that preserve the structure and landscape while
supporting community wellness and peaceful outdoor use.

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

No. The proposed use will have minimal or no impact on roads, utilities, or public services. There are no new
buildings or commercial functions, and no expected strain on schools or traffic infrastructure. The additions are
passive and nature-oriented.

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

Yes. The proposed use aligns closely with Gwinnett County’s land use goals, which emphasize preservation of
natural resources, responsible development, and community wellness. By using the land for trails, benches,
meditation spaces, and ponds, we are promoting a low-impact, enriching use of the land that fits the vision for
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 special use permit:

Yes. There are several supporting conditions that justify approval of the proposed use:

The property has an existing structure that will be preserved and reused, avoiding unnecessary construction or
land disruption.

The surrounding area is experiencing a growing interest in wellness, nature-based recreation, and passive
outdoor uses, which our project directly supports.
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The proposed additions — benches, a meditation platform, and decorative ponds — are consistent with a 
broader trend toward low-impact, community-centered development. 

There is also an opportunity to enhance the environmental and aesthetic value of the property without 
overdevelopment, which supports long-term community goals for land stewardship and quality of life. 

We believe these conditions, combined with the project’s alignment with zoning intent and land use policy, 
support the approval of this request. 
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Exhibit E: Application and Disclosure of Campaign Contributions 
 

[attached] 
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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):     

    Waiver(s): 

            Floor Area Ratio:   

4497 Shiloh Ridge Trail

Snellville 

GA 30039

314.397.9055

ofirinbl@gmail.com

  

Ofir Hackmon

ofirinbl@gmail.com

314.397.9055

NILOOFAR ETEMADHAERI 

4497 Shiloh Ridge Trail

Snellville 

GA 30039

niloofar1963@yahoo.com

 RA-200 and R-100

6046 127 13.25

4497 Shiloh Ridge Trail Snellville GA 30039

Proposed Development:             Community Center   

 Variance(s):    

Building/Leased Sq. Ft.: 1200

858.722.2950

240-60.3 and 240-20.1
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EXEMPTION PLAT FOR:

TOTAL AREA: 13.246 ACRES (577,004 SF) 

EXEMPTION PLAT CASE NO. XPL2021-00047
REFERENCE DEEDS: DEED BOOK 9900, PAGE 160
REFERENCE PLAT: PLAT BOOK 16, PAGE 193

OWNERS ACKNOWLEDGEMENT AND DECLARATION:
STATE OF GEORGIA, COUNTY OF GWINNETT

THE OWNER OF THE LAND SHOWN ON THIS PLAT AND WHOSE NAME IS SUBSCRIBED
HERETO, AND IN PERSON OR THROUGH A DULY AUTHORIZED AGENT,
ACKNOWLEDGES THAT THIS PLAT WAS MADE FROM AN ACTUAL SURVEY, AND
DEDICATES BY THIS ACKNOWLEDGEMENT AND DECLARATION TO THE USE OF THE
PUBLIC FOREVER ALL STREETS, SEWER COLLECTORS, LIFT STATIONS, DRAINS,
EASEMENTS, AND OTHER PUBLIC FACILITIES AND APPURTENANCES THEREON
SHOWN.

OWNER/SUBDIVIDER:

JULIA NOLAN BULLARD

_______________________________________________                   ________________
SIGNATURE OF SUBDIVIDER/OWNER (AGENT)                    DATE SIGNED

_______________________________________________________________
PRINTED OR TYPED NAME OF SUBDIVIDER/OWNER (AGENT)

FINAL SURVEYORS CERTIFICATE:

IT IS HEREBY CERTIFIED THAT THIS PLAT IS TRUE AND CORRECT AS TO THE PROPERTY
LINES AND ALL IMPROVEMENTS SHOWN THEREON, AND WAS PREPARED FROM AN ACTUAL
SURVEY OF THE PROPERTY MADE BY ME OR UNDER MY SUPERVISION; THAT ALL
MONUMENTS SHOWN HEREON ACTUALLY EXIST, AND THEIR LOCATION, SIZE, TYPE AND
MATERIAL ARE CORRECTLY SHOWN.  THE FIELD DATA UPON WHICH THIS PLAT IS BASED
HAS A CLOSURE PRECISION OF ONE FOOT IN
112,537 FEET AND AN ANGULAR ERROR OF 1 SECONDS PER ANGLE POINT, AND WAS
ADJUSTED USING LEAST SQUARES.  THIS PLAT HAS BEEN CALCULATED FOR CLOSURE AND
IS FOUND ON EACH LOT ON THE DEPICTION.  THE EQUIPMENT USED TO OBTAIN THE LINEAR
AND ANGULAR MEASUREMENTS HEREIN WAS A LEICA TS-12 ROBOTIC TOTAL STATION.

BY:________________________________________________________________
       REGISTERED GEORGIA LAND SURVEYOR
       REG NO_____________ DATE OF EXPIRATION ___________________

AFFECTING PARENT PARCEL R6046 127

AS REQUIRED BY SUBSECTION (d) OF O.C.G.A. SECTION 15-6-67, THIS PLAT HAS BEEN
PREPARED BY A LAND SURVEYOR AND APPROVED BY ALL APPLICABLE LOCAL JURISDICTIONS
FOR RECORDING AS EVIDENCED BY APPROVAL CERTIFICATES, SIGNATURES, STAMPS, OR
STATEMENTS HEREON. SUCH APPROVALS OR AFFIRMATIONS SHOULD BE CONFIRMED WITH
THE APPROPRIATE GOVERNMENTAL BODIES BY ANY PURCHASER OR USER OF THIS PLAT AS
TO THE INTENDED USE OF ANY PARCEL. FURTHERMORE, THE UNDERSIGNED LAND SURVEYOR
CERTIFIES THAT THIS PLAT COMPLIES WITH THE MINIMUM TECHNICAL STANDARDS FOR
PROPERTY SURVEYS IN GEORGIA AS SET FORTH IN THE RULES AND REGULATIONS OF THE
GEORGIA BOARD OF REGISTRATION FOR PROFESSIONAL ENGINEERS AND LAND SURVEYORS
AND AS SET FORTH IN O.C.G.A. SECTION 15-6-67.

A PORTION OF THE SUBJECT PROPERTY LIES WITHIN A  FLOOD HAZARD AREA PER GWINNETT COUNTY FEMA
FLOOD MAP NUMBERS 13135C0136F, DATED SEPTEMBER 29, 2006. THIS PROPERTY LIES IN ZONE "AE" WITH A BFE
OF 806.00'

1. A LEICA TS-12 ROBOTIC TOTAL STATION WAS USED TO OBTAIN THE LINEAR AND ANGULAR MEASUREMENTS USED IN THE
PREPARATION OF THIS PLAT.

2. THE FIELD DATA UPON WHICH THIS MAP OR PLAT IS BASED HAS A CLOSURE PRECISION OF 1 FOOT IN 102,651 FEET AND
AN ANGULAR ERROR OF 2" PER POINT AND WAS ADJUSTED USING THE LEAST SQUARES METHOD.

3. THE HORIZONTAL DATUM USED IN THE PREPARATION OF THIS SURVEY IS BASED UPON GA. STATE PLANE WEST ZONE
COORDINATES AND WAS OBTAINED WITH GPS. AN RTK NETWORK ROVER WAS USED TO COLLECT CORRECTED
MEASUREMENTS AS PROVIDED BY THE NETWORK OPERATED BY EGPS SOLUTIONS, INC.

4. THIS MAP OR PLAT HAS BEEN CALCULATED FOR CLOSURE AND THE CLOSURE PRECISION CAN BE FOUND ON EACH LOT
ON THE DEPICTION.

5. ALL UTILITIES SHOWN WERE LOCATED BY ABOVE GROUND OBSERVED EVIDENCE ONLY. NO EFFORT WAS MADE TO
LOCATE THE UTILITIES BEYOND WHAT WAS MARKED ON THE GROUND AT THE TIME OF THE FIELD INVESTIGATION. ALL
UTILITY LOCATIONS SHOWN ON THIS SURVEY SHOULD BE CONSIDERED APPROXIMATE.

6. THIS SURVEY MAY BE SUBJECT TO ANY EASEMENTS AND RIGHT OF WAYS THAT WERE NOT PROVIDED TO THE
SURVEYOR. THIS PLAT WAS PREPARED WITHOUT A TITLE SEARCH.

7.  ALL LOT CORNERS WERE FOUND OR SET(1
2" REBAR) AS DESCRIBED ON THE SURVEY.

8. APPROVAL OF THIS PLAT DOES NOT AUTHORIZE ANY LAND DISTURBANCE OR CONSTRUCTION. LAND DISTURBANCE
PERMITS AND/OR BUILDING PERMITS MUST BE OBTAINED PRIOR TO ANY LAND DISTURBANCE.

9. A SEPARATE BUILDING PERMIT SHALL BE OBTAINED PRIOR TO CONSTRUCTION FOR EACH SITE RETAINING WALL (WHICH
EITHER EXCEEDS 4 FEET IN HEIGHT OR WHICH HAS A BACKFILL SLOPE GREATER THAT 1 FOOT RISE IN 3 FEET HORIZONTAL)
AND FOR EACH DETENTION POND WALL (DAM) IN ACCORDANCE WITH GWINNETT COUNTY BUILDING INSPECTIONS SECTION
FOR ALL WALLS PERTINENT TO THE PROJECT PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY FOR ANY USABLE
STRUCTURE OF THE SITE OR PRIOR TO APPROVAL OF THE PLAT AS APPLICABLE.

LOT 2= 7.055 ACRES (307,130 SF)___TAX PARCEL: R6046 127
LOT 1= 6.191 ACRES (269,874 SF)___TAX PARCEL: R6046 145

THE DESIGN PROFESSIONAL, WHOSE SEAL APPEARS HEREON, CERTIFIES THE FOLLOWING: 1) THE
NATIONAL WETLAND INVENTORY MAPS HAVE BEEN CONSULTED; AND, 2) THE APPROPRIATE PLAN SHEET
[ ] DOES / DOES NOT INDICATE AREAS OF UNITED STATES ARMY CORPS OF ENGINEERS JURISDICTIONAL
WETLANDS AS SHOWN ON THE MAPS; AND, 3) IF WETLANDS ARE INDICATED, THE LAND OWNER OR
DEVELOPER HAS BEEN ADVISED THAT LAND DISTURBANCE OF PROTECTED WETLANDS SHALL NOT OCCUR
UNLESS FEDERAL WETLANDS ALTERATION (SECTION 404") PERMIT HAS BEEN OBTAINED.

x

DEPARTMENTS, AS APPROPRIATE. THIS PLAT APPROVED.

DATED THIS____________________________ DAY OF __________________________,

20_____________________

    _________________________________________________________________________.
    DIRECTOR, DEPARTMENT OF PLANNING AND DEVELOPMENT

XPL2021-00047

“ ” “ ” 
’
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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: NILOOFAR ETEMADHAERI 
 
Relationship to Application (Applicant or Representative of Applicant):  
 
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: Ofir Hackmon 
 
Relationship to Application (Applicant or Representative of Applicant):  
 
Campaign Contributions? No 
 
Contributions: 
 

Official Name Contribution Amount Date of Contribution Contributor 
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Exhibit F: 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:  10.17.2025 
Department/Agency Name:  Transportation 
Reviewer Name:  Brent Hodges 
Reviewer Title:  Construction Manager 2 
Reviewer Email Address:  Brent.Hodges@gwinnettcounty.com  
Case Number:  SUP2025-00019 
Case Address:  4497 Shiloh Ridge Trail, Snellville, 30039 
                                      Comments:        X      YES      NO  

1  Shiloh Ridge Trail is a local street. There is no Average Daily Traffic (ADT) Volume available. 

2  The nearest Ride Gwinnett facility is located 1.2 miles away at Stone Mountain Highway (SR 
10) and Paxton Drive (Stop 7023 / Route 70). 

3  
 

4  
 

5  
 

6  
 

7    

   Recommended Zoning Conditions:           YES   X NO  
1     

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:  
 

Department/Agency Name:   DWR 
Reviewer Name:  Lorraine Campagne 
Reviewer Title:  Section Manager 
Reviewer Email Address:   Lorraine.campagne@gwinnettcounty.com 
Case Number:  SUP2025-00019 
Case Address:  4497 Shiloh Ridge Trl 
                                      Comments:              YES     X NO  

1  Water: GCDWR does not have comments for this Special Use Permit. The existing 
building is connected to public water. 

2  Sewer: GCDWR does not have comments for this Special Use Permit. The existing 
building is on septic and will remain on septic. 

3  
 

4  
 

5  
 

6  
 

7    

   Recommended Zoning Conditions:           YES   X NO  
1     

2     

3     

4     

5    

6    
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Exhibit G: Maps 
 

[attached] 
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Gwinnett County Board of Commissioners Agenda Request

Authorization: 

Planning and Development

Recommendation:

Planning Commission

Recommendation:

GCID # Group With GCID #:
Rezoning Public Hearing

Department: Date Submitted:

Working Session: Business Session: Public Hearing:

Submitted By:

Agenda Type Rezoning Type

Item of Business:

Land Lot:

District:

Attachments

Chairwoman's Signature?

Department Head

Comments

Tabled 

Motion 

2nd by

Vote

Approve

Approve with Conditions 

Appr w/ Cond As

Deny w/out Prejudice

Deny PH was Held?

No Recommendation

District For Against Abstained Absent

County Clerk Use Only 
Working Session

Action 

District 1

District 1

District 2

District 2

District 3

District 3

District 4

District 4

At Large

Tabled - Date

Approve

Approve with Conditions 

Approve with Conditions As 

Deny

Deny w/out Prejudice

No Recommendation

Parcel:

20251298

Planning & Development 12/02/2025

Rezoning REZ

119

7

002A, 100, 114, 116, and 118

Department Case Report with Planning Commission Recommendation 

jjleitch (2/10/2026)

✔ ✔

02/17/2026

yturruviates

2025-00025, Applicant: Walker Anderson Homes, LLC c/o Weener Nathan Phillips, LLP; Owner: Bradenton Investors, LLC; Rezoning with 
Concurrent Variances of Tax Parcel Nos. R7119 002A, 100, 114, 116, and 118; 2449 Duluth Highway and 2800 Block of McDaniel Road; C-2 
and O-I to R-TH for Townhouses; 20.87 acres; District 1/Carden

Yes

Tabled

01/27/2026

Carden

Ku

5-0; Hendrickson-Yes; Carden-Yes; Ku-
Yes; Watkins-Yes; Holtkamp-Yes

X

X

X

X

X

X

X

X

X

■

■

Jamin Harkness

Nick Nicolosi

Anthony Crotser

Pinkie Farver

Katrina Fellows

Ben Archer

Buzz Brockway

Chris Franklin

Scott Haggard



  

 
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 
2/17/2026) 

 

 

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:   APPROVAL WITH CONDITIONS 
 

           



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.

REZ2025-00025 Page 5 of 75 BF



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: 

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

3. 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.

Planning Commission Recommendation 

Based on staff’s evaluation of the request, information presented at the public hearing, and the 
Planning Commission’s consideration of the standards governing the exercise of zoning power related 
to this application, the Planning Commission recommends APPROVAL WITH CONDITIONS of the 
rezoning request and APPROVAL of the following variance requests: 

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

3. 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.
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Planning Commission Recommended Conditions (includes Staff Recommended Conditions, 
as Amended) 

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 170 120
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
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.

REZ2025-00025 Page 7 of 75 BF



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] 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

REZ2025-00025 Page 14 of 75 BF



REZ2025-00025 Page 15 of 75 BF

Brian Ford
Received



REZ2025-00025 Page 16 of 75 BF

Brian Ford
Received



REZ2025-00025 Page 17 of 75 BF

Brian Ford
Received



REZ2025-00025 Page 18 of 75 BF

Brian Ford
Received



REZ2025-00025 Page 19 of 75 BF

Brian Ford
Received



REZ2025-00025 Page 20 of 75 BF

Brian Ford
Received



REZ2025-00025 Page 21 of 75 BF

Brian Ford
Received



REZ2025-00025 Page 22 of 75 BF

Brian Ford
Received



REZ2025-00025 Page 23 of 75 BF

Brian Ford
Received



REZ2025-00025 Page 24 of 75 BF

Brian Ford
Received



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] 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

REZ2025-00025 Page 30 of 75 BF



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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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?

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________
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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: 2/3/2026 
Board of Commissioners Advertised Public Hearing Date: 2/17/2026 

 

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Number: CIC2026-00002 
Current Zoning: C-1 (Neighborhood Business District)  
Request: Change in Conditions 
Additional Requests:  Variances and Waiver 
Addresses:  884 Bethesda School Road, 2596 and 2606 Cruse Road 
Map Numbers:  R7002 015A, 116, and 117 
Site Area:  1.42 acres  
Square Feet:  13,840    
Proposed Development: Shopping Center  
Commission District:  District 2 – Commissioner Ku 
Future Development Type: Suburban Residential 
 
Staff Recommendation:   APPROVAL WITH CONDITIONS  
 
Planning Commission  
Recommendation:  APPROVAL WITH CONDITIONS 
 

           



                     
Applicant: Brownsmill Enterprises Corporation 

c/o Andersen, Tate & Carr, P.C. 
Owner: Sanaa Nassar 

1361 Pinshyre Court 
 5198 Georgia Highway 85  Lawrenceville, GA 30043 
 Forest Park, GA 30096   
    

Contact:  Melody Glouton                 Phone:              770.822.0900 
                                                                                                                                                                                                              
Zoning History  

The subject property is zoned C-1 (Neighborhood Business District). In 2016, the property was rezoned 
from R-100 (Single-Family Residence District) to C-1, pursuant to RZC2016-00009. 
 
Existing Site Condition 
The subject property is a 1.42-acre assemblage of three parcels located at the intersection of Cruse 
Road and Bethesda School Road. The property contains three single-family detached residences with 
two accessed from Cruse Road and one from Bethesda School Road. A 5-foot-wide sidewalk is located 
along both road frontages. The nearest Ride Gwinnett transit stop is approximately 1.1 miles from the 
subject property. 
 
Surrounding Use and Zoning 
The site is located at a commercial intersection. Multiple retail and service establishments, restaurants, 
and auto-related uses are located to the north and west, and the Regal Forest subdivision is located to 
the east and south. Farther east is a multi-tenant commercial shopping center. 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 property zoned C-1 for a shopping center, including: 
 

• Demolition of three single-family detached residences. 
• Two, one-story buildings with 12 tenant suites totaling 13,840 square feet, yielding a floor area 

ratio (FAR) of 0.22. (The original conditions limited the building size to 11,250 square feet.) 
• Exterior building materials of EIFS, concrete composite siding, brick and glass. (The original 

conditions required a pitched roof.) 
• 28 parking spaces located to the front and side of the buildings, and a dumpster enclosure 

located between the buildings. (The original conditions required the dumpster enclosure to be 
located 35 feet from the southern property line.)  

• Underground stormwater detention beneath the front parking lot.  
• A 25-foot-wide landscaped buffer along the eastern and southern property lines, and 10-foot-

wide landscape strips along Curse Road and Bethesda School Road. (The original conditions 
required a 35-foot-wide landscaped buffer along the southern property line.) 

• Right-in/right-out access along both road frontages and a deceleration lane along Cruse Road 
while maintaining the 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? 
Floor Area Ratio Maximum 0.5 0.22 YES 

Lot Coverage Maximum 80% 60.1% YES 
Building Height Maximum 35’ 25’ YES 

Parking Minimum 28 spaces 
Maximum 46 spaces 28 spaces YES 

Zoning Buffer Minimum 50’ 25’ NO* 
*The applicant is requesting a variance from this standard. 
 
Public Participation 
The applicant held a community meeting on October 15, 2025, at the New Hope Christian Church in 
Lawrenceville. There was one community member in attendance, who raised questions regarding 
potential tenants and traffic. The applicant responded to these concerns by discussing the permitted 
uses allowed in the C-1 zoning district and the traffic impact study. 
 

 

Location Land Use Zoning 
Proposed Shopping Center C-1 

North Commercial (Shopping Center) C-2 

East Single-Family Residential (Regal Forest) 
Commercial (Shopping Center) 

R-100 
C-1 

South Single-Family Residential (Regal Forest) R-100 
West Commercial (Shopping Center) C-2 
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Staff Analysis 
Change in Conditions Request Analysis: The standards governing exercise of zoning power as defined 
in Section 270-20.5. After this evaluation, staff makes the following findings based on the standards 
from the UDO: 
 

A. Whether 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 property is located at a commercial intersection and surrounded by a mixture of 
commercial uses. 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 applicant is requesting to change several conditions regarding building size and design, 
buffer width, and dumpster location. Staff has recommended a condition to install a six-foot-tall 
privacy fence to mitigate potential impacts on existing residences. With proper conditions, the 
proposed change in conditions would not adversely affect the existing use or usability of 
adjacent or nearby properties.  

 
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. The traffic impact study estimates  
that the development would generate 36 morning and 138 evening peak hour trips. The study 
recommends a right-in/right-out entrance along both road frontages and a deceleration lane 
along Cruse Road. To improve pedestrian safety, staff has recommended a condition to provide 
pedestrian connections from the buildings to the 5-foot-wide sidewalk. No 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 "Suburban Residential" for the subject 
property, which envisions single-family detached residential development. Although C-1 is not a 
recommended zoning district, the zoning predates the adoption of the 2045 Unified Plan and is 
also compatible with surrounding uses. 
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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. 
 
Variance and Waiver Requests Analyses:  

The applicant is seeking variances and waiver from the following provisions of the UDO: 

1. Section 230-100.1.D Zoning Buffer. The applicant is requesting to replace the zoning buffer 
with a 25-foot landscaped buffer along the southern property line. 
Analysis: A buffer reduction from 50 to 35 feet along the southern property line was approved in 
2016. Buffers are intended to separate incompatible land uses. The site is adjacent to single-
family detached residences. Further reduction of the buffer would nullify the intent of the UDO.  
 
2. Section 230-100.1.C Structure Setback. The applicant is requesting to encroach into the 5-
foot-wide structure setback along a portion of the eastern property line. 
Analysis: The 5-foot-wide structure setback is intended to protect critical root zones of buffer 
trees. Given that the 2016 rezoning approved disturbance in the buffer, and that the 
encroachment is only 70 square feet, approval of the variance request would not nullify the 
intent of the UDO. 

 
3. Section 360-100 Sidewalk Width. The applicant is requesting to not provide a 12-foot-wide 
multi-use path along Cruse Road and Bethesda School Road.  

Analysis: A 5-foot-wide sidewalk exist along both road frontages. Due to topographical 
constraints, approval of the waiver request would not nullify the intent of the UDO. 
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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 and APPROVAL of the following variance and waiver: 
 

2. To encroach into the 5-foot-wide structure setback along a portion of the eastern property line. 
 

3. To not provide a 12-foot-wide multi-use path along Cruse Road.  
 
Staff recommends DENIAL of the following variance: 
 

1. To replace the zoning buffer with a 25-foot-wide landscaped buffer along the southern property 
line. 

 
Planning Commission Recommendation 
Based on staff’s evaluation of the request, information presented at the public hearing, and the 
Planning Commission’s consideration of the standards governing the exercise of zoning power related 
to this application, the Planning Commission recommends APPROVAL WITH CONDITIONS of the 
change in conditions request and APPROVAL of the following variances: 
 

1. To replace the zoning buffer with a 25-foot-wide landscaped buffer along the southern property 
line. 

 
2. To encroach into the 5-foot-wide structure setback along a portion of the eastern property line. 

 
3. To not provide a 12-foot-wide multi-use path along Cruse Road.  

 
Planning Commission Recommended Conditions (includes Staff Recommended Conditions, 
as Amended)  
Approval of a change in conditions for a shopping center in C-1 (Neighborhood Business District), 
subject to the following conditions: 
 

1. To restrict the use of the property as follows: 
A. Retail, service-commercial, office and accessory uses.  The following uses shall be 

prohibited:  
• adult bookstores or entertainment 
• automotive parts stores 
• contractors offices 
• emissions inspection stations 
• equipment rental 
• extended stay hotels or motels 
• fast food restaurants with drive-thru windows 
• recovered materials processing facilities 
• smoke shops/novelty stores 
• tattoo parlors 
• taxidermists 
• yard trimmings composting facilities 

B. No more than 11,250 square feet of gross floor area. 
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C. Buildings shall be limited to one-story. Buildings shall be of a brick, stacked stone and/or 
glass finish on all sides (stucco may only be used as an accent material).  Final building 
elevations shall be submitted for review by the Director of Planning and Development.  

D. Buildings shall be residential in appearance, constructed with pitched roofs and shall include 
at least two of the following features:  
• Steep sections of roof with at least six-in-twelve pitch  
• Dormers  
• Cupolas  
• Spires  
• Gables  

E. Pitched roof buildings shall incorporate articulated features which are compatible with 
residential building design. Fully pitched roof buildings may have a flat roof well located in 
the central area of the roof, not to exceed 50 percent of the roof area, with a pitched roof 
similar to a mansard design on all sides of the building. The height of the partial (mansard 
design) pitched roof profile must be equal to 60% of the ridge height of a fully pitched roof 
for that building. 
 

2. To abide by the following site development considerations: 
A. Provide a graded and enhanced buffer adjacent to all residentially-zoned properties.  The 

buffer shall be enhanced across the entire area as per the site plan dated April 20, 2016. The 
southern property line will contain a 35-foot enhanced buffer with an additional ten-foot 
building setback. The dumpster location shall have a 35-foot enhanced buffer with no 
additional setback required. The eastern property line will contain a 25-foot enhanced buffer 
with an additional five-foot setback. 

B. Provide a seven-foot wooden fence along the top of the slope as shown on the site plan 
dated April 20, 2016. 

C. Provide ten-foot wide landscaped strips adjacent to all rights-of-way. 
D. Natural vegetation shall remain on the property until the issuance of a development permit. 
E. Ground signage shall be limited to monument-type sign(s), and shall be subject to review 

and approval by the Director of Planning & Development. The sign shall include a minimum 
two-foot high brick or stacked stone base, complementing the building’s architectural 
treatment. The masonry base shall extend at least the full width of the sign cabinet, and the 
sign cabinet shall be fully recessed and surrounded by the same materials. Ground sign(s) 
shall not exceed eight feet in height.  

F. Wall signage shall not exceed the requirements of the Gwinnett County Sign Ordinance, and 
shall only utilize neutral (non-white earthtone) background colors for the sign cabinet. 

G. Window signage (signs displayed on the interior or exterior of the business storefront 
windows) shall be prohibited, except for open/closed signs or signs required by county, 
state or federal law.  Flashing or blinking signs and exposed neon or LED signs shall be 
prohibited.  Exposed or visible lighting strips mounted on the building or around window 
frames shall be prohibited.   

H. Billboards or oversized signs shall be prohibited. 
I. No tents, canopies, temporary banners, streamers or roping decorated with flags, tinsel, or 

other similar material shall be displayed, hung, or strung on the site. No decorative balloons 
or hot-air balloons shall be displayed on the site. Yard and/or bandit signs, sign-walkers and 
sign-twirlers shall be prohibited. 

J. Outdoor storage shall be prohibited. 
K. Dumpsters shall be screened by a 100% opaque brick or stacked stone wall with an opaque 

metal gate enclosure. The back of the dumpster enclosure shall be in line with the 35-foot 
enhanced buffer and wooden fence as per the site plan dated April 20, 2016.   Hours of 
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dumpster pick-up shall be limited to between 7:00 am and 7:00 pm.  
L. Lighting shall be contained in cut-off type luminaries and shall be directed in toward the 

property so as not to shine directly into adjacent properties or rights-of-way. 
M. Outdoor loudspeakers shall be prohibited. 
N. Peddlers and/or parking lot sales shall be prohibited. 
O. The property owner shall repaint or repair any graffiti or vandalism that occurs on the 

property within 72 hours.  
 

3. To abide by the following requirements, dedications and improvements: 
A. Dedicate at no cost to Gwinnett County the right-of-way and easements needed for the 

Gwinnett D.O.T. project to improve Cruse Road from Club Drive to Paden Drive (F-0581-01).   
B. A landscape plan shall be provided which meets the density intent as described on the site 

plan dated April 20, 2016. The enhanced landscape and buffer plan shall be stamped by a 
registered landscape architect. The plan shall be included in the submitted set of plans 
subject to review and approval by the Director of Planning and Development. 

C. Ingress/egress shall be as located on the site plan as per Gwinnett County D.O.T. meetings 
and subject to right-in and right-out limitations. 
 

1. The property shall be limited to uses allowed in C-1, not exceeding 13,000 square feet, with 
the following uses prohibited:  

a. Lodging Establishments 
b. Smoke, Novelty, or CBD Shop 

 
2. The proposed development shall be constructed in general conformance with Exhibit B: Site 

Plan, dated received January 8, 2026, and Exhibit C: Building Elevations, 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. A 25-foot-wide landscaped buffer along the eastern property line and a 3525-foot-wide 

landscaped buffer along the southern property line shall be provided.  
 

4. A 6-foot-tall privacy fence shall be provided along the eastern and southern property lines, 
adjacent to the residentially zoned properties to best screen the building from adjacent 
residences,, subject to the review and approval of the Department of Planning and 
Development. 

 
5. A 5-foot-wide pedestrian connection shall be provided from the building to the sidewalk in the 

rights-of-way, 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 January 8, 2026, prior to the issuance of a Certificate of Occupancy, 
subject to the review and approval of the Gwinnett County Department of Transportation:  

a. A right-in/right-out entrance and deceleration lane along Cruse Road. 
b. A right-in/right-out entrance along Bethesda School Road.  
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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 (RZC2016-00009)
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 Cruse Road frontage 
 
 

 

View of Bethesda School Road frontage 
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View of existing dwelling 
 
 

 

View of rear property boundary 
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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 

 

 

December 9, 2025 

 
 

  

REVISED LETTER OF INTENT FOR CHANGE IN CONDITIONS 

  

Change in Conditions Application  

Gwinnett County, Georgia  

 

Applicant: 

Brownsmill Enterprises Corporation    

 

Property:      

Tax Parcel IDs R7002 015A, R7002 116, and R7002 117 

±1.42 Acres of Land  

Located at 884 Bethesda School Road and 2596, 2606 Cruse Road, Lawrenceville, GA     

C-1 (No zoning change)  

 

 

  

 

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 Change in Conditions is submitted for a 1.42-acre assemblage of 

parcels located at 884 Bethesda School Road, 2596 and 2606 Cruse Road, Lawrenceville, 

Georgia, and identified as Tax Parcel IDs R7002 015A, R7002 116, and R7002 117 (hereinafter 

the “Property”). The Property that is the subject of this Change in Conditions application is 

shown on the survey prepared by IronStone Consulting & Design, dated May 13, 2025.  The 

Property is further identified as shown below from the Gwinnett County Geographical 

Information System:  

 

 
 

The Property is currently zoned C-1 (Neighborhood Business District) pursuant to the 

Gwinnett County Unified Development Ordinance (the “UDO”). The Applicants, Brownsmill 

Enterprises Corporation (the “Applicant”), now seek approval of a Change in Conditions to 

modify the existing zoning conditions associated with the Property. The Change in Conditions 

will allow the property owners to construct a single-story building to create tenant units for retail 

and restaurant.  The Change in Conditions will allow for a quality commercial development that 

will service the surrounding community. The Applicants are requesting to amend the zoning 

conditions of RZC2016-00009 as reflected on the redline zoning resolution attached to this 

application.   

 

II. DESCRIPTION OF THE PROPERTY & PROJECT SUMMARY 

The Property is an assemblage of three parcels at the intersection of Bethesda School 

Road and Cruse Road. The Property is located in an area characterized by commercial and 

residential uses, including zoning classifications of C-2, R-TH, RM10, RZT, and R100.   

Pursuant to the Gwinnett County Unified Development Ordinance, the C-1 zoning classification 

is intended to provide for commercial uses of a convenience nature for nearby residential 

neighborhoods. These uses are intended to be facilities serving the everyday needs of these 
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nearby neighborhoods rather than the larger community.  The Applicant submits that the Site 

Plan submitted with this application is appropriate development for this location, given the size 

and topography of the site.  This proposal will yield a more desirable development that can 

provide neighborhood-serving businesses to support the existing residential properties.  The 

Future Development Map of the Gwinnett County 2045 Unified Plan (the “2045 Plan”) classifies 

this Property as within the Suburban Residential character area. However, given the proximity of 

existing commercial development along the Cruse Road corridor, the property could be 

considered Suburban Nonresidential due to the fact that the area along Cruse Road is already 

developed in a traditional suburban pattern of commercial uses.  Properties in the Suburban 

Nonresidential character area are anticipated to largely stay the same, though some 

redevelopment may occur. These areas play an important role as an alternative (and more 

affordable) leasing opportunity for small and emerging businesses.    

As shown on the overall site plan prepared by Evans Design Group, Inc., dated March 10, 

2025, and filed with this Application (hereinafter the “Site Plan”), the Applicant proposes to 

develop the Property as a commercial development to include retail and restaurant uses.  The 

Change in Conditions will allow the Applicant to develop the site with a quality commercial 

development that will service the surrounding community.  The development will consist of two, 

single-story buildings totaling 13,840 square feet to include twelve tenant spaces.   Currently, the 

Property is required to be developed in compliance with a previously approved Site Plan, dated 

April 20, 2016.    

As shown on the Site Plan, the Applicant is requesting the following concurrent variances 

and/or waivers in order to develop the site: 

(1) Waiver from UDO 360-100 to reduce the frontage trail sidewalk width from 12 feet 

to 5 feet;  

(2) Variance from UDO 230-100.1(C) to encroach on the 5-foot structural setback on the 

northeast corner of the site; and 

(3) Variance from UDO 230-100.1(D), Table 230-2, to reduce the required zoning buffer 

to a 25-foot landscaped/replanted buffer.1  

In consideration of the size, layout, and location of the Subject Property, the building 

cannot be developed under the current development requirements. Under the UDO, a variance 

may be granted in cases of unnecessary hardship by a finding that the application of the 

Ordinance to a particular piece of property (such as the Subject Property) would create 

unnecessary hardship, there are extraordinary and exceptional conditions, that such conditions 

are unique to this particular property, such conditions are not a result of the owner, and relief, if 

granted, would not cause substantial detriment to the public good or impair the intent of the 

Ordinance. The Applicant’s requested waivers and variances are the minimum necessary to 

 
1 Under the existing zoning conditions of RZC2016-00009, the site development requirements include providing a 
35-foot enhanced buffer along the southern property line. The eastern property line is required to maintain a 25-
foot enhanced buffer.  The Applicant is seeking to have consistent buffers around the perimeter of the property in 
order to properly develop the site under its current constraints.  
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afford the Applicant relief so that the Subject Property may be developed with an economically 

viable use as permitted under the current C-1 zoning.      

III. CONCLUSION  

 For the foregoing reasons, the Applicant respectfully requests this Application for Change in 

Conditions 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 9th day of December, 2025.   

        

 

       ANDERSEN, TATE & CARR, P.C. 

 

       Melody A. Glouton 

       Melody A. Glouton, Esq.  

Enclosures  

MAG/dwb  
4905-2684-2493, v. 2 
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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: 

Yes, approval of 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 Property and development of a neighborhood-serving 
commercial and retail uses will complement both the adjacent residential and nearby commercial properties. 
 

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

No, the proposed Change in Conditions Application will not adversely affect the existing use or usability of any 
of the nearby properties. The proposed change in conditions would allow for a high-quality commercial 
development that is compatible with existing intense commercial uses on adjacent and nearby properties. 
Rather the proposed development would complement existing commercial uses and provide neighborhood 
serving commercial uses for the surrounding community. 
 

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

The Applicant submits that due to the size, location, layout, topography, and natural features of the Property, it 
is not able to develop the Property in compliance with the previously approved rezoning. Accordingly, it does not 
have reasonable economic use.  The Applicant’s proposal would allow for the Property to be developed for a 
use that is consistent with surrounding properties. 
 

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: 

No, the subject property is located in an area with public water and sewer availability, and convenient access to 
major thoroughfares and state highways. The Change in Conditions is consistent with the existing uses, and 
this development will bring additional commercial and retail uses to the community. The proposal will not cause 
excessive use of existing streets, transportation facilities or utilities, and will have no impact whatsoever on the 
schools. Furthermore, any impact on the surrounding properties or existing infrastructure can be mitigated with 
proper zoning conditions. 
 

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

Pursuant to the 2045 Plan, the property is located in the Suburban Residential character area, which does not 
support commercial development.  However, the property is already zoned C-1 and is more closely aligned with 
the Suburban Nonresidential character area, which is consistent with the properties immediately to the west of 
the site. As such, development of the site under its current zoning classification is proper and would allow for 
the development of a commercial building to support small and emerging businesses. 
 

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 Applicant submits that the character of the surrounding development and the existing mix of the same or 
similar intense commercial uses in the area provide supporting reasons for approval of the change in conditions 
request.  The Applicant submits that the Property's location, size, and dimensions provide further support for 
approval of the proposed change in conditions application. 
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Exhibit E: Redlined Resolution (RZC2016-00009) 
 

[attached] 
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CASE NUMBER RZC2016-00009  

GCID 2016-0242  

GWINNETT COUNTY 

BOARD OF COMMISSIONERS 

LAWRENCEVILLE, GEORGIA 

RESOLUTION ENTITLED: Amendment to the Official Zoning Map of Gwinnett County  

ADOPTION DATE: MAY 24, 2016  

At the regular meeting of the Gwinnett County Board of Commissioners held in the 

Gwinnett Justice and Administration Center, Auditorium, 75 Langley Drive, Lawrenceville, 

Georgia. 

Name Present Vote 

Charlotte J. Nash, Chairman Yes Aye 

Jace Brooks, District I Yes Aye 

Lynette Howard, District 2 Yes Aye 

Tommy Hunter, District 3 Yes Aye 

John Heard, District 4 Yes Aye 

On motion of Commissioner COMM. HEARD, which carried a 5-0 vote, the following 

Resolution to Amend the Official Zoning Map of Gwinnett County is hereby adopted: 

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

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

Commissioners upon an Application to Amend the Official Zoning Map from 

R- 100 to C-I by RINGO ABERNATHY for the proposed use of COMMERCIAL/RETAIL (REDUCTION 

IN BUFFERS) on a tract of land described by the attached legal description, which is incorporated 

herein and made a part hereof by reference; and 

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

been duly published in THE GWINNETT DAILY POST, the Official News Organ of Gwinnett County; 

and 
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CASE NUMBER RZC2016-00009  

GCID 2016-0242 

WHEREAS, a public hearing was held by the Gwinnett County Board of 

Commissioners on MAY 24, 2016 and objections were not filed. 

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

Commissioners, that the aforesaid application to amend the Official Zoning Map from R- I 

00 to CC-1 is hereby APPROVED with the following enumerated conditions: 

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

A. Retail, service-commercial, office and accessory uses. The following uses shall be 

prohibited: 

• adult bookstores or entertainment 

• automotive parts stores 

• contractors offices 

• emissions inspection stations 

• equipment rental 

• extended stay hotels or motels 

• fast food restaurants with drive-thru windows 

• recovered materials processing facilities 

• smoke shops/novelty stores 

• tattoo parlors 

• taxidermists 

• yard trimmings composting facilities 

B. No more than 11,250 14,000 square feet of gross floor area. 

C. Buildings shall be limited to one-story. Buildings shall be of a brick, stacked stone and/or 

glass finish on all sides (stucco may only be used as an accent material). Final building 

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

D. Buildings shall be residential in appearance, constructed with pitched roofs and shall 

include at least two of the following features: 

• Steep sections of roof with at least six-in-twelve pitch 

• Dormers 

• Cupolas 

• Spires 

• Gables 

E. Pitched roof buildings shall incorporate articulated features which are compatible with 

residential building design. Fully pitched roof buildings may have a flat roof well located 

in the central area of the roof, not to exceed 50 percent of the roof area, with a pitched 
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roof similar to a mansard design on all sides of the building. The height of the partial 

(mansard design) pitched roof profile must be equal to 60% of the ridge height of a 

fully pitched roof for that building. 

2, To abide by the following site development considerations: 

A. Provide a 25-foot graded and enhanced buffer adjacent to all residentially-zoned 

properties. The buffer shall be enhanced across the entire area as per the site plan dated 

April 20, 2016. The southern property line will contain a 35-foot enhanced buffer with an 

additional ten-foot building setback. The dumpster location shall have a 35-foot enhanced 

buffer with no additional setback required. The eastern property line will contain a 25-foot 

enhanced buffer with an additional five-foot setback. 

B. Provide a seven-foot wooden fence along the top of the slope as shown on the site 

plan dated April 20, 2016. 

C. Provide ten-foot wide landscaped strips adjacent to all rights-of-way. 

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

permit. 

E. Ground signage shall be limited to monument-type sign(s), and shall be subject to review 

and approval by the Director of Planning 8( Development. The sign shall include a minimum 

two-foot high brick or stacked stone base, complementing the building's architectural 

treatment. The masonry base shall extend at least the full width of the sign cabinet, and 

the sign cabinet shall be fully recessed and surrounded by the same materials. Ground 

sign(s) shall not exceed eight feet in height, 

F. Wall signage shall not exceed the requirements of the Gwinnett County Sign 

Ordinance, and shall only utilize neutral (non-white earthtone) background colors 

for the sign cabinet. 

G, Window signage (signs displayed on the interior or exterior of the business storefront 

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

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

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

frames shall be prohibited. 

H. Billboards or oversized signs shall be prohibited. 

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

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

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

walkers and sign-twirlers shall be prohibited. 

J.  Outdoor storage shall be prohibited. 
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CASE NUMBER RZC2016-00009 

GCID 2016-0242 

K. Dumpsters shall be screened by a 100% opaque brick or stacked stone wall with an opaque 

metal gate enclosure. The back of the dumpster enclosure shall be in line with the 35-foot 

enhanced buffer and wooden fence as per the site plan dated April 20, 2016. Hours of 

dumpster pick-up shall be limited to between 7:00 am and 7:00 pm. 

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

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

M. Outdoor loudspeakers shall be prohibited. 

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

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

the property within 72 hours. 

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

A. Dedicate at no cost to Gwinnett County the right-of-way and easements needed for 

the Gwinnett D.O.T. project to improve Cruse Road from Club Drive to Paden Drive 

(F0581-01). 

4. A landscape plan shall be provided which meets the density intent as described on the site 

plan dated April 20, 2016. The enhanced landscape and buffer plan shall be stamped by a 

registered landscape architect. The plan shall be included in the submitted set of plans subject 

to review and approval by the Director of Planning and Development, 

5. Ingress/egress shall be as located on the site plan as per Gwinnett County D.O.T. 

meetings and subject to right-in and right-out limitations. 
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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:                                                   

Brownsmill Enterprises Corporation Sanaa Nassar

5198 Georgia Hwy 85 1361 Pinshyre Ct

Forest Park Lawrenceville

Georgia 30096 Georgia 30043

(770)822-0900

mglouton@atclawfirm.com

Melody Glouton (770)822-0900

mglouton@atclawfirm.com

C-1 RZC2016-00009

R7002 015A, 116, 117 1.42

884 Bethesda School Road, 2596 and 2606 Cruse Road

To reduce zoning buffer, to waive 5-foot structure setback To reduce sidewalk from 12 feet to 5 feet

2

13,840

0.22

CIC2026-00002 Page 29 of 70 YP



GWINNETT COUNTY 

7 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: DO cigs SA à N ASSGr 
| ? È | 

Z 

ura 2 LZ2 L D 

Date: Sa 126 

  

  

Notary Public 
  

  

Name: Qe priva À Dar 

Signature: fo, eo 
REGINALD BYNUM 

Date: 3 L Up O) 

  

  

    
   

  

    

    
Notary Public - State of Georgia 

Dekalb County 

My Commission Expires Feb 7, 2028 ? 

LA   

Notary Seal     
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Gwinnett 

  

GWINNETT COUNTY 

PLANNING AND DEVELOPMENT 

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 
Brownsmill Enterprises Corporation 
  

Name: _ Melody A. Glouton, Attorney for Applicant 
  

  
  

Signature: Milo dla A 2 Po sa lux D Date: May 5, 2025 

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) 

  

  

  

R7002 15A a ES - 

R7002 116 y LE 

R7002 117 N LS 
  

  

  

  

  

  

  

  

  

        
Tax Commissioner Affirmation 
  

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

nome: ol \WOUA JOA vee TEA 
  

  

  
  

Ù 
omar peas Date: S / SÁ ] ZO VS 

\ 
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Exhibit G: DWR Sewer Capacity Certification Letter 
 

[attached] 
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November 10, 2025 

Sunny Mehta 
1675 Sugarloaf Club Drive 
Duluth, GA 30097 

RE: Sewer Availability for Proposed Development – Cruse Road 
Retail Parcel ID 7002 117, 7002 116, 7002 015A  

Dear Sunny Mehta: 

This letter supersedes the earlier Sewer Capacity Certification C2025-133-06 dated June 4, 
2025.   

Gwinnett County Department of Water Resources (GCDWR) has reviewed the impact of the 
proposed development consisting of 16,721 square feet of retail space and 75 restaurant seats 
on the above parcels and determined:  

Gwinnett County has adequate sewer capacity to serve the proposed development. 

This confirmation is based on your anticipated annual average daily flow of 4.03 gpm 
discharging to the sewer tie-in manhole at Facility ID 396075. 

Capacity Allocation: Sewer capacities are allocated only upon the issuance of a Development 
Permit, by Gwinnett County Planning & Development and after all applicable conditions 
established in this Sewer Capacity Certification, if any, are met. 

Certification Expiration: The Sewer Capacity Certification is valid for 12 months from the date 
of this letter. If rezoning is approved, GCDWR will issue a revised Sewer Capacity Certification 
based on the approved units, as needed. The capacity request can be renewed for an additional 
12 months. If a Development Permit has not been obtained by the expiration date above the 
developer may apply for renewal by providing evidence of active rezoning, plan review, or 
permitting efforts. 

Once the Sewer Capacity Certification expires, the capacity is no longer allocated, and a new 
Sewer Capacity Certification request must be submitted for re-evaluation with no guarantee of 
available capacity.  The evaluation will be based on the updated conditions of the sewer 
system. 

Certification Invalidation: This certification is not valid if there are proposed changes to your 
development that could impact downstream sewer capacity (e.g. land use density, sewer tie-in 
manhole, parcel changes, and/or rezoning). In this case the development must resubmit for a 

  APPROVED 
  DENIED 
  CONDITIONALLY APPROVED 

Sewer Capacity Request #C2025-302-11 
Expiration Date: 11/10/2026 
Tie-In Manhole FID: 396075 
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new Sewer Capacity Request with updated information prior to the expiration of the previous 
one.  

Please contact us at 678-376-7026 if you have any questions. 

Sincerely,  

GWINNETT COUNTY DEPARTMENT OF WATER RESOURCES  

  

 
 
Della Taylor, PE 
Division Director, Infrastructure Support 
678.376.2130  
 
C:   Gwinnett County DWR – Lorraine Campagne, Section Manager; Raghu Vemuru, Engineer V; Mikala Weston, Engineer III; 

Geniva Sylvain, Engineer III 
Gwinnett County P&D – Charli Young, Planning Manager; Christina Dejarnette, Engineer II; Wendell Tumale, Engineer III; 

 Dominique Graves, Engineer II 
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Exhibit H: Traffic Impact Study 
 

[attached] 
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A LEVEL 2 TRAFFIC IMPACT STUDY 
for 

CRUSE ROAD RETAIL  
2606 CRUSE ROAD 

GWINNETT COUNTY, GEORGIA 

Prepared for 

TRITON HOLDINGS, INC. 
1675 Sugarloaf Club Drive

Duluth, Georgia 30097 

August 15, 2025 

Prepared by 
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1 Traffic Solutions, LLC 

Introduction 

The purpose of this study is to determine the traffic impact that will result from the proposed 

development that will be located on Cruse Road and Bethesda School Road in Gwinnett County, 

Georgia, as shown in Figure 1. The traffic analysis evaluates the current operations as stated in 

the current edition of the Gwinnett County Traffic Impact Study Guidelines. This study will 

follow the guidelines for a Level 2 study.   The proposed development will be a single building 

consisting of 2 – 1,402 s.f. restaurants, 1 – 1,499 s.f. restaurant and 9- retail stores at 1,402 s.f. 

  
Figure 1. Location Map 

Access to the proposed development will consist of two right-in / right-out driveways; one each 

on Cruse Road and the other on Bethesda School 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 following intersections: 

Right-In/Right-Out 

Driveway 1 

1 

Right-In/Right-Out 

Driveway 2 
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2 Traffic Solutions, LLC 

1. Bethesda School Road/Herrington at Cruse Road 

2. Cruse Road at Driveway 1  

3. Bethesda School Road at Driveway 2 

Recommendations to improve traffic operations have been identified as appropriate and are 

discussed in detail in the following sections of the report. The location for the development 

and the surrounding roadway network within the study area is shown in Figure 2. 

 

 

Figure 2 – Study Area Map  

Existing Facilities / Conditions 

The following is a brief description of each of the roadway facilities located in the proximity of 

the site: 

Cruse Road – is a two (2) lane undivided roadway with a posted speed limit of 40 mph traveling 

in the east west directions. The approach from the west transitions from a one lane to two 

lanes with a two-way-left-turn-lane (LWLTL) to dual left turn lanes, two through lanes and a 

separate right turn lane. From the east, Cruse Road transitions from a one lane approach to a 

separate left turn lane, one through lane and shared through/right turn lane at the intersection 

of Herrington Road/Bethesda School Road in the vicinity of the site. Cruse Road is functionally 

classified as a Major Collector. There are sidewalks on both sides of Cruse Road.  

Bethesda School Road / Herrington Road – is a two (2) lane undivided roadway that travels in 

the north / south directions with a posted speed limit of 35 mph. The roadway functional 

classification is a local road. Sidewalk exist on the west side of the roadway.  
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3 Traffic Solutions, LLC 

Bethesda School Road is south of the Cruse Road intersection. Its northbound approach 

transitions from one lane to a separate left turn lane, a through lane and a shared through/right 

turn lane at the intersection. In the southbound approach, Herrington Road is a two-lane 

roadway divided by a two-way-left-turn-lane. It transitions into one right turn lane, a through 

lane and a left turn lane. 

The intersection of Cruse Road and Bethesda School Road/Herrington Road is controlled by a 

fully actuated traffic signal operation, complete with pedestrian signals and push buttons. ADA 

ramps and crosswalks are present at each corner. 

Existing Transit Routes and Stops 

According to the Gwinnett Transit Authority – Ride Gwinnett, there are no routes or stops on 

Cruse Road, Bethesda School Road or Herrington Road. 

Study Methodology 

In this study, the methodology used for evaluating traffic operations at each of the study area 

intersections is based on the criteria set forth in the Gwinnett County Traffic Impact Study 

Guidelines for a Level 2 study. Synchro software, which utilizes the Highway Capacity Manual 

(HCM) methodology, was used for the analysis. ITE Trip Generation, 11th Edition was used to 

analyze the land uses in the project. The methodology for this study was presented to Brent 

Hodges, Zoning and Development Review Manager in the Department of Transportation and 

approved.  

Unsignalized Intersections 

For unsignalized intersections at which the side street or minor street is controlled by a stop 

sign, the criteria for evaluating traffic operations are the level-of-service (LOS) for the turning 

movements at the intersections and/or the approaches to the intersections. Level-of-service is 

based on control delay incurred at the intersection. 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” to “F.” Level-of-service A indicates 

excellent operations with little to no delays to motorists, while LOS F exists whether are 

insufficient gaps of acceptable size to allow vehicles on  the side street to cross safely, resulting 

in extremely long total delays and long queues. The LOS criteria for two-way stop controlled 

and all-way stop sign-controlled intersections are given in Table 1. 

 

 

 

CIC2026-00002 Page 45 of 70 YP



 

4 Traffic Solutions, LLC 

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

Level-of-Service Control Delay (sec) 

A                  < 10 

B >10 and < 15 

C            >15 and < 25 

D            >25 and < 35 

E            >35 and < 50 

F                  >50  

  Source: Highway Capacity Manual 

Signalized Intersections 

For signalized intersections, it is necessary to evaluate both capacity and level-of-service in 

order to evaluate the overall operation of the intersection. The capacity analysis of an 

intersections is performed by comparing the volume of traffic using the various lane groups at 

the intersection to the capacity of those lane groups, this results in a volume/capacity ratio 

(v/c) for each lane group.  A v/c ratio greater than 1.0 indicates that the volume of traffic has 

exceeded the capacity available, resulting in a temporary excess of demand. Although the 

capacity of the entire intersection is not defined, a composite v/c ratio for the critical lane 

groups within the intersection is computed. This composite v/c ratio is an indication of the 

overall intersection sufficiency.   

Level-of-service for a signalized intersection is defined in terms of average controlled delay per 

vehicle, which is composed of initial deceleration delay, queue move-up time, stopped delay, 

and final acceleration delay. The level-of-service criteria for signalized intersections, based on 

control delay, are shown in Table 2. Level-of-Service “A” indicates operations with very low 

control delay, while LOS F describes operations with extremely high control delay. Level-of-

service D is typically considered to be the limit of acceptable delay in an urban setting, and 

LOS of E or worst are unacceptable by most drivers.  

 

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

Level-of-Service Control Delay (sec) 

A                  < 10 

B >10 and < 20 

C            >20 and < 35 

D            >35 and < 55 

E            >55 and < 80 

F                  >80  

Source: Highway Capacity Manual 
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Existing 2025 Traffic Analysis 

Existing Traffic Volumes 

Existing traffic turning movement counts were obtained at the following intersection: 

1. Cruse Road at Bethesda School / Herrington Road 

Turning movement counts were collected on Thursday, August 7, 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 summed to produce 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 3. 

 

Twenty-four-hour traffic data was collected on Cruse Road and Bethesda School Road Thursday, 

August 7, 2025. In summary the 24-hour count on Cruse Road was 18,369, with 8,594 (46.8%) 

vehicles in the northbound direction and 9,775 (53.2%) vehicles in the southbound direction. 

The 24-hour traffic count on Bethesda School Road is 15,122, with 6,765 (44.7%) vehicles in the 

eastbound direction and 8,357 (55.3%) vehicles in the westbound direction. 

Annual Traffic Growth 

Historic traffic data was used as provided by the Georgia Department of Transportation to 

calculate the annual traffic growth in this area of the proposed site development.  Per the 

GDOT TADA database, Count Station #135-6701, over a 9-year period, there were three years 

that traffic was actually counted. Within the 9-year time span, data indicated that traffic 

decreased at an average annual rate of 1.40%.  A 1.0% growth rate was agreed to by Gwinnett 

County and was used in the traffic projections.   

Projected Traffic Volumes 

The 1% annual growth rate was used to project the ADTs to the base or opening year of the 

proposed development and the 20-year horizon as shown in Table 3.  

 

 

 

 

 

 

 

Table 3. Projected Traffic Volumes 

Roadway 
Current ADT 

Volumes 

FV =  
PV(1+r%)t 

Opening 
year 

(2027) 

20-Year 
Horizon 
(2047) 

Cruse Road 15,122 15,426 18,823  

Bethesda School Road 18,369 18,738 22,864 
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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 4. 

 

 

 

 

 

The results of existing traffic operations analysis indicate the signalized intersection of Cruse 
Road at Bethesda School Road/Herrington Road is operating at an acceptable level-of-service 
“D” during the AM and PM peak hours.  
 
The existing traffic control and lane geometry for the intersections are shown in Figure 4. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

TABLE 4 – EXISTING INTERSECTION OPERATIONS 

Intersections 
Traffic 

 Control 
LOS (Delay, sec.) 

AM Peak Hour PM Peak Hour 

Cruse Rd @ Bethesda School Rd Signalized D (48.8) D (46.7) 
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FIGURE 4. Existing Traffic Control and Lane Geometry 
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Lane Geometry 
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Proposed Development 

The purpose of this study is to determine the traffic impact that will result from the 

proposed retail development located on Cruse Road and Bethesda School Road in Gwinnett 

County, Georgia. The proposed retail development will consist of 3 restaurants and 9 – 1,402 

sq. ft. retail stores. A site plan is shown in Figure 5. 

 
The development proposes access at the following locations: 

• Site Driveway 1: Right-In/Right-Out driveway on Cruse Road 

• Site Driveway 2: Right-In/Right-Out driveway on Bethesda School Road 
 

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: 822 – Strip Retail Plaza <40ksf 

and 930 ‐ Fast Casual Restaurant. The calculated total trip generation for the proposed 

development is shown in Table 5. 

 
As shown in Table 5, the trips generated by this development consist of primary trips only. This 

is due to the nature of the proposed land uses. Primary trips are new trips on the roadway 

network. Primary trips typically enter the site and exit in the direction from which they entered 

or back to its origin.  

 

TABLE 5 – Trip Generation – Proposed Development 

Land Use (Code) Intensity 
Daily 
Trips 

`AM Peak Hr. PM Peak Hr. 

Enter Exit Total Enter Exit Total 
Strip Retail Plaza (<40k)                
(822) 

12.618 
sf 

686 18 12 30 42 41 83 

Fast Casual Restaurant 
(930) 1,499 sf 146 1 1 2 10 9 19 
2 - Fast Casual 
Restaurant (930) 2,804 sf 272 2 2 4 20 16 36 

Total Trips 
 

1,104 21 15 36 72 66 138 
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Trip Distribution 

Trip distribution for each land use is calculated using the data provided by ITE Trip Generation. 

The trip distribution determines the percentage of trips entering and exiting the proposed site. 

The total trip patterns for the proposed land uses will be consistent with the existing 

background traffic.  

Since Cruse Road is an undivided roadway, no U-turn maneuvers are permitted. Therefore, all 

trips entering into the site will enter from the west on Cruse Road, from the south on Bethesda 

School Road and southbound left turns from Herrington Road into the site’s right-in/right-out 

driveways.  

After the trips were distributed along the existing roadway network, they were then assigned 

to the access point of the proposed development with a certain level of reasonableness, based 

on the location of the driveways and the land use layout, as shown in Figure 6 through Figure 

8. Figure 9 shows the total trips generated by the combined land uses on the site.  
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AM (PM) FIGURE 6. TRIP DISTRIBUTION  AND SITE GENERATED 

WEEKDAY PEAK HOUR VOLUMES  - Strip Retail Plaza 
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 FIGURE 8. SITE GENERATED WEEKDAY PEAK HOUR VOLUMES  - 
2 Restaurant @ (1,402 sq. ft. ea.) 

 

 

 

AM (PM) 

FIGURE 7. SITE GENERATED WEEKDAY PEAK HOUR VOLUMES  - 
2 Restaurant @ (1,402 sq. ft. ea.) 
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FIGURE 8. SITE GENERATED WEEKDAY PEAK HOUR VOLUMES  - 
Restaurant (1,499 sq. ft.) 
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FIGURE 9. TOTAL SITE GENERATED WEEKDAY PEAK HOUR VOLUMES   
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Sight Distance 

In accordance with the guidelines per Gwinnett County Unified Development 

Ordinance, Section 900-40.4 Corner Sight Distance, all driveways approaching a Minor 

Collector or Major Throughfare shall provide adequate corner sight distance, and shall 

meet or exceed the following design standards: 

A. The sight distance criteria are based on the time required for a vehicle to make a left turn from a stop 
controlled approach to the Highway (AASHTO Case B1). The time to execute the maneuver is based on 
recommendations contained in NCHRP Report 383, Intersection Sight Distance. The sight distances, for a 
two-lane road, are the distances traveled at the arterial speed during 7.5 seconds. The time is increased 
by 0.5 seconds for each additional lane to be crossed. 

B. The sight distances given in Table 900.2 are for undivided highways and streets. If the highway or street is 
divided, the effect of the median should be considered in determining the required sight distance. Based 
on the conditions, it may be feasible for the crossing maneuver to be done in two stages with a stop in the 
median. However, the intersection should only be treated in this manner if the signing and marking is 
accordingly provided. Otherwise, the sight distance requirements should be increased to account for the 
additional width that must be crossed. See AASHTO Green Book, Chapter 9 Intersections, for adjustments 
due to grades greater than 3 percent and design vehicles other than passenger cars. 

 
Per Table 900.2 Sight Distance, the minimum required sight distance is as follows: 
 

Cruse Road -  1.47 (40mph)(7.5 sec.) = 441.00 feet (design 445 feet)   

Bethesda School Road - 1.47 (35mph)(7.5 sec.) = 3.85.88 feet (design 390 feet)   

ISD = 1.47(Vmajor) tg   where, 

  Vmajor is the design speed of the major roadway (mph) 

  tg is the time gap for the design vehicle (sec)  

7.5 seconds for passenger vehicles making a right turn 

 

Future Identified Projects 

Gwinnett County Department of Transportation does not have any future improvement 

programs or projects identified for implementation in the vicinity of the proposed site 

development. 

Turn Lane Analysis  

Included below are analysis for left-turn lanes and deceleration lanes for all site driveways 

per GDOT Regulations for Driveways and Encroachment Control manual. The analysis below 

are based off trip distribution included in aforementioned Trip Distribution section. According 

to the trip distribution, 343 vehicles will enter and 343 will exit the retail stores in the strip 

retail plaza; 141 vehicles will enter, and 141 vehicles will exit the restaurants for a total of 

968 vehicles entering and exiting the site daily. 
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Tables 6 shows the minimum GDOT required number of right-turn vehicles to warrant a right-

turn lane deceleration lane.  

Table 6. GDOT Requirements for Deceleration Lanes 
Intersections Right turn traffic 

(% total entering) 
Right-turn vol  

(veh/day) 
Roadway 

Speed/Lanes/ 
ADT 

GDOT 
Threshold 
(veh/day) 

Cruse Road @ 
Driveway #1 

80% 484x0.80 = 387 
45 mph / >2- 
lanes />6,000 

75 

Bethesda School 
Rd @ Driveway #2 

20% 484x0.20 = 97 
35 mph /2- 
lanes />6,000 

100 

 

According to the deceleration required analysis, a right turn deceleration lane is required for 

driveway 1 on Cruse Road. A deceleration lane is not required for Driveway 2 on Bethesda 

School Road.  

Since the development is proposing two right-in / right-out driveways, a left turn lane 

analysis was not required.  

Summary Findings  

The results of this Level 2 Traffic Impact Study for the proposed redevelopment of a strip retail 
plaza with restaurants that is less than 40,000 square feet overall indicate that, under existing 
conditions, the signalized intersection within the study area are currently operating at a Level 
of Service (LOS) D during the AM and PM peak hour.  

Turn lane analyses were conducted at the proposed site’s access points. Currently, there are 
no auxiliary or dedicated left-turn lanes on Cruse Road or Bethesda School Road serving the 
existing single residential housing units. However, based on GDOT’s turn lane criteria, the 
analyses indicate that the volume of right turns on Cruse Road at the proposed Driveway 1 
exceeds the threshold for a deceleration lane. As such, a deceleration lane is warranted at 
Driveway 1 but is not warranted at Driveway 2. 

Recommendations 

Based on the results of the turn lane analysis, the following is recommended: 

Cruse Road at Driveway 1  

At a posted speed limit of 40 mph, the right turn lane is recommended to be installed with 

125 feet of storage and a 50-foot taper.  Also, install sidewalk to match the existing sidewalk 

in-kind,  along the proposed site frontage. 

Both driveways should be designed in accordance with Gwinnett County Transportation 

standards for right-in/right-out driveways. 
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[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?  

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 
 
 
 

The Applicant will notify all property owners within 1,000 feet of the site, with mailing addresses as provided by the  

Planning Department.  The Applicant will also contact District 2 Planning Commissioners and Commissioner Ku.    

 The meeting will be held at Gwinnett County Public Library, Five Forks Branch, 2780 Five Forks Trickum Road,  

The meeting will be held on Wednesday, October 15, 2025 at 5:30 p.m.  

  

The Applicant will conduct a brief presentation and overview of the proposed development and open up the 

meeting to address any questions or concerns from community members.  The Applicant will also follow-up with  

  

any property owner that has additional questions following the public participation meeting.  

 Lawrenceville, Georgia 30044
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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?  

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 

             _____________________________________________________________________________________ 
 

 All property owners within the notification zone were notified of the requested application. District 2 Planning
Commissioners and Commissioner Ben Ku were notified of the public participation meeting via a calendar 
invitation from Counsel for Applicant.

The public participation meeting was held on Wednesday, October 15, 2025 from 5:30 p.m. to 6:30 p.m. at New Hope 

Christian Church, 1982 Old Norcross Road, Lawrenceville, GA  

There was one surrounding property owner in attendance. Attached is a copy of the sign-in sheet. 

The property owner who attended the meeting inquired about the types of tenants/businesses that may 

occupy the spaces.  It was explained that at this time, no specific tenants had been secured.  The development will 

be targeted to neighborhood serving businesses as allowed under the existing C-1 zoning classification.  The property 

owner in attendance also inquired about the traffic impact. 

As noted, the tenants for the development have not been identified at this time.  The applicant discussed the   

proposed right in/right out driveway onto Cruse Road, as well as the right in/right out driveway onto Bethesda 

 Church Road. The traffic study indicates 36 total trips for AM peak hour, and 138 total trips for PM peak hour. A 

 right turn decel lane will be required for the Cruse Road driveway. 
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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:  December 19, 2025 
Department/Agency Name:  Transportation 
Reviewer Name:  Brent Hodges 
Reviewer Title:  Construction Manager 2 
Reviewer Email Address:  Brent.Hodges@gwinnettcounty.com  
Case Number:  CIC2026-00002 
Case Address:  884 Bethesda School Road, Lawrenceville, 30044 
                                      Comments:        X      YES      NO  

1  Cruse Road is a minor arterial. The Average Daily Traffic (ADT) volume is 20,246. Bethesda 
School Road is a major collector. The Average Daily Traffic (ADT) volume is 14,182.  

2  The nearest Ride Gwinnett facility is located 1.1 miles away at Boggs Road and Old Norcross 
Road (Stop 4007 / Route 40). 

3  Due to the proximity of the site and the site access from the signalized intersection of 
Bethesda School Road and Cruse Road (signal # 160), the site driveway from each roadway 
shall be restricted to a right-in/right-out design, so as to minimize conflict with the 
signalized operation as well as existing left and right turn lanes. 

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:  CIC2026-00002 
Case Address:  884 Bethesda School Rd 
                                      Comments:        x     YES      NO  

1  Water: The proposed development may connect to the existing 16-inch water main on the 
western right-of-way of Bethesda School Road or on the northern right-of-way of Cruse 
Road. A jack-and-bore will be required. 

2  Sewer: A Sewer Capacity Certification (C2025-302-11) was approved in November 2025 
for 12 tenant spaces. The proposed development plans to connect to an existing 8-inch 
gravity sewer located on parcel 7038 032. Jack-and-bores across Cruse Road and 
Herrington Roads, as well as offsite easements, will be required. 

3     

4     

5     

6    

7    

   Recommended Zoning Conditions:           YES  X NO  
1     

2     

3     

4     

5    

6    
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Exhibit K: Maps 
 

[attached] 
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Gwinnett County Board of Commissioners Agenda Request

Authorization: 

Planning and Development

Recommendation:

Planning Commission

Recommendation:

GCID # Group With GCID #:
Rezoning Public Hearing

Department: Date Submitted:

Working Session: Business Session: Public Hearing:

Submitted By:

Agenda Type Rezoning Type

Item of Business:

Land Lot:

District:

Attachments

Chairwoman's Signature?

Department Head

Comments

Tabled 

Motion 

2nd by

Vote

Approve

Approve with Conditions 

Appr w/ Cond As

Deny w/out Prejudice

Deny PH was Held?
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County Clerk Use Only 
Working Session

Action 

District 1

District 1

District 2

District 2

District 3

District 3

District 4

District 4

At Large

Tabled - Date

Approve

Approve with Conditions 

Approve with Conditions As 

Deny

Deny w/out Prejudice

No Recommendation
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20260246

Planning & Development 02/09/2026

Rezoning SUP
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6

023

Department Case Report with Planning Commission Recommendation

jjleitch (2/10/2026)

✔ ✔

02/17/2026

yturruviates

2026-00004, Applicant: Shaphalie Bavani; Owner: Cans Investors, LLC; Tax Parcel No. R6140 023; 6330 Lawrenceville Highway; Special Use 
Permit with Concurrent Variance in a C-2 Zoning District for a Hookah Lounge; 2.81 acres; District 2/Ku

Yes

Public Hearing

X

X

X

X

X

X

X

X

X

■

■

Jamin Harkness

Nick Nicolosi

Anthony Crotser

Pinkie Farver

Katrina Fellows

Ben Archer

Buzz Brockway

Chris Franklin

Scott Haggard



  

Planning Commission Advertised Public Hearing Date: 2/3/2026 
Board of Commissioners Advertised Public Hearing Date: 2/17/2026 

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Number: SUP2026-00004 
Current Zoning: C-2 (General Business District)  
Request: Special Use Permit 
Additional Request:  Variance 
Address:  6330 Lawrenceville Highway 
Map Number:  R6140 023 
Site Area:  2.81 
Square Feet:  5,230   
Proposed Development: Hookah Lounge 
Commission District:  District 2 – Commissioner Ku 
Future Development Type: Village Center – Small  
 
Staff Recommendation:   DENIAL  
 
Planning Commission 
Recommendation:   APPROVAL WITH CONDITIONS 
 

  



Applicant: Shaphalie Bavani Owner: Cans Investors, LLC 
 6330 Lawrenceville Highway  2239 Sugarloaf Club Drive 
 Tucker, GA 30084  Duluth, GA 30097 
    

Contact:  Shaphalie Bavani                 Phone:              404.948.7325 
                                                                                                                                                                                                                          
Zoning History  

The subject property is zoned C-2 (General Business District). In 2010, the property was rezoned from 
C-1 (Neighborhood Business District) and C-2 to C-2, pursuant to RZC2010-00001.  
 
Existing Site Condition 
The subject property is a 2.81-acre parcel located along Lawrenceville Highway, east of its intersection 
with Jimmy Carter Boulevard. The property contains a one-story, approximately 32,000-square-foot 
multi-tenant commercial center with parking surrounding the building. There are two entrances along 
Lawrenceville Highway and one entrance along Leeshire Road. There are no sidewalks along the road 
frontages. The nearest Ride Gwinnett transit stop is approximately 100 feet from the subject property. 
 
Surrounding Use and Zoning 
The property is surrounded by a mixture of commercial, multifamily and single-family detached 
residential uses. Undeveloped commercial properties are located to the north, across Lawrenceville 
Highway. A convenience store with fuel pumps is located to the east, across Leeshire Road. 
Apartments and single-family residences within DeKalb County are located to the south. A retail 
establishment is located to the west. The following is a summary of surrounding uses and zoning: 
 

 
 

SUP2026-00004 Page 2 of 48 MR



 
Project Summary 
The applicant requests a special use permit to allow the smoking of hookah in an existing 5,230-
square-foot restaurant and bar. No modifications are proposed to the site. 
 
A code enforcement case (CEU2024-03477) was initiated in April 2024, for the smoking of hookah at a 
lounge without a special use permit. This application aims to address the deficiencies. 
 
Zoning and Development Standards 
The following is a summary of applicable standards from the Unified Development Ordinance (UDO):  
 

Standard Required Existing Meets Standard? 
Floor Area Ratio Maximum 1.0 0.27 YES 

Lot Coverage  80% >80% NO* 
Building Height Maximum 45’ <45’ YES 

Off-Street Parking Minimum 64 spaces 
Maximum 106 spaces 147 spaces NO* 

Alcohol and food  No alcohol or food allowed Alcohol and food served NO** 
* The site was constructed in 1986 and is legally non-conforming. 
**The applicant is requesting a variance from this standard. 
 
Staff Analysis 
Special Use Permit 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 special use permit will permit a use that is suitable in view of the use 
and development of adjacent and nearby property. 

The proposed use abuts single-family residential uses to the south. The proposed special use 
permit is not suitable in view of the use and development of adjacent and nearby property. 
 

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

The existing establishment has been serving hookah without a special use permit since April 
2024. Complaints from the neighbors have been received by Gwinnett County, regarding the use, 
noise, hours of operation and other related nuisance issues. The proposed special use permit 
would adversely affect the existing use or usability of adjacent or nearby property. 

 
C. Whether the property to be affected by the proposed special use permit has a reasonable 

economic use as currently zoned. 

The property has a reasonable economic use as currently zoned.  

Location Land Use Zoning 
Proposed Hookah Lounge C-2 

North Commercial (undeveloped) C-1, C-2, C-3 
East Commercial (convenience store with fuel pumps) C-2 

South Apartments and Single-Family Residential RM-85 and R-75 (DeKalb County) 
West Commercial (retail) C-2 
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D. Whether the proposed 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. 

No additional impacts on public facilities would be anticipated for the proposal in the form of 
traffic, utility demand, stormwater runoff, or schools. 
 

E. Whether the proposed 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 “Village Center – Small” for the subject 
property, which envisions small mixed-use centers with clusters of restaurants, retail, and 
diverse housing options to meet residents’ daily needs. A hookah lounge is not expressly 
addressed in the Unified Plan, however the use is not complimentary to the use listed in this 
future development type. The proposed special use permit is not 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 
special use permit. 

In 2022, Gwinnett County adopted the Smoke-Free Air Ordinance to protect public health and 
welfare by prohibiting smoking in public places, and public and private places of employment. 
Hookah bars are exempted if certain conditions are met, including not serving alcohol and food. 
The applicant is asking to vary from the established standard, which gives supporting grounds 
for denial of the special use permit.    
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Variance Request and Analysis: 

The applicant is seeking a variance from the following provision of the UDO: 
 

1. Section 211-90.10.A Alcohol and Food Requirements. The applicant requests to allow the 
smoking of hookah in an establishment that serves alcohol and food.  

Analysis: Staff recommends denial of the special use permit, thus the denial of the variance.  
 
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 DENIAL of the special use permit 
request and following variance:  
 

1. To allow the smoking of hookah in an establishment that serves alcohol and food. 
 
Planning Commission Recommendation 

Based on staff’s evaluation of the request, information presented at the public hearing, and the 
Planning Commission’s consideration of the standards governing the exercise of zoning power related 
to this application, the Planning Commission recommends APPROVAL WITH CONDITIONS of the 
special use permit request and APPROVAL of the following variance request:  
 

1. To allow the smoking of hookah in an establishment that serves alcohol and food. 
 
Planning Commission Recommended Conditions (includes Staff Recommended Conditions, 
as Amended)  
Approval of a special use permit for a Hookah Bar in C-2 (General Business District), subject to the 
following conditions: 
 

1. The special use of suites 7, 8, and 9 shall be limited to a Hookah Lounge. 
  

2. The special use permit shall be valid until the end of the year, December 31 of 2026 for a one-
year period, at which time the use shall cease, or an application shall be made for renewal of the 
Special Use Permit. 
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Exhibits: 
A. Site Visit Photos 
B. Site Plan 
C. Floorplan 
D. Letter of Intent and Applicant’s Response to Standards 
E. Application and Disclosure of Campaign Contributions 
F. Internal and External Agency Review Comments  
G. Maps 
H. Documents Presented at the February 3, 2026, Planning Commission Public Hearing 
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Exhibit A: Site Visit Photos  
 

 

View of multi-tenant commercial center 
 

 

View of restaurant and lounge 
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Exhibit B: Site Plan

[attached] 
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 

7/25/2025
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Exhibit C: Floorplan

[attached] 
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 

6/23/2025
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Exhibit D: Letter of Intent and Applicant’s Response to Standards 

[attached]

 

SUP2026-00004 Page 12 of 48 MR



SUP2026-00004 Page 13 of 48 MR



SUP2026-00004 Page 14 of 48 MR



SUP2026-00004 Page 15 of 48 MR



 

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 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 use is consistent with surrounding commercial development, which includes restaurants, 
lounges, and other retail businesses. Hookah and vapor-related establishments are not incompatible with the 
area’s existing uses and will not alter the established character of the corridor. 
 

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

NO. he continued operation of Tamaasha Lounge in its current form—including hookah and vapor service—has 
not adversely affected neighboring properties. The variance simply preserves a longstanding, established use, 
and appropriate ventilation and operational controls can ensure no adverse impacts to nearby businesses or 
patrons. 
 

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

NO. Without the ability to offer hookah or vapor, the economic viability of the lounge is substantially impaired. 
Hookah service is a core part of the business model and customer experience, and disallowing this use under 
the current zoning would render the space economically infeasible for its intended and historically continuous 
use. 
 

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

No. A lounge with the same format has operated at this location for some time and fully integrated into the 
infrastructure demands of the area. The requested variance does not expand the size or intensity of use, so 
there will be no additional burden on public facilities or services. 
 

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

YES. The subject property lies in a commercially designated corridor. Allowing a lounge that incorporates 
hookah/vapor services is consistent with the intent to support diverse, culturally inclusive, and economically 
vibrant commercial environments. The variance allows flexibility without violating the broader goals of the 
Unified 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 special use permit: 

YES. The business has operated with hookah and vapor as a core feature prior to changes in nearby property 
uses or updates to county code. The proximity of a new location with potentially conflicting business interests 
should not retroactively impair the use rights of an existing, lawfully operating business. This long-standing use, 
coupled with recent changes in the area, supports the need for equitable treatment through variance approval. 
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Exhibit E: Application and Disclosure of Campaign Contributions

[attached]
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Exhibit F: 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: SUP2026-00004
Case Address: 6330 Lawrenceville Highway, Tucker, 30084

Comments:      X     YES  NO
1 Lawrenceville Highway (SR 8) is a principal arterial. The Average Daily Traffic (ADT) volume is 

28,500.
2 The nearest Ride Gwinnett facility is located approximately 100’ away at Lawrenceville 

Highway and Tucker Valley Road (Stop 3075 / Route 30).
3   

4   

5   

6

7

Recommended Zoning Conditions:        YES X NO
1   

2   

3   

4   

5

6

7
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

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: SUP2026-00004
Case Address: 6330 Lawrenceville Hwy

Comments:      YES  X  NO

1 Water: GCDWR does not have comments for this Special Use Permit. The existing 
building is connected to public water.

2 Sewer: GCDWR does not have comments for this Special Use Permit. The existing 
building is connected to public sewer.

3   

4   

5   

6

7

Recommended Zoning Conditions: YES X NO

1   

2   

3   

4   

5

6

7
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Exhibit G: Maps
[attached]
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Exhibit H: Documents Presented at the February 3, 2026, Planning Commission Public 
Hearing 

[attached] 
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Gwinnett County Board of Commissioners Agenda Request 
GCID # Group With GCID #: 

Grants Public Hearing 

Department: Date Submitted: 

Working Session: Business Session: Public Hearing: 

Submitted By: Multiple Depts? 

Agenda Type 

Item of Business: Locked by Purchasing 

Authorization: 

Financial Action 

County Clerk Use Only 

Attachments 

Chairwoman's Signature? 

Staff Recommendation 

Department Head 

Attorney 

Agenda Purpose Only 

Director's Initials 

Finance 
Comments 

Working Session 

Motion 

PH was Held? 

Action 

2nd by 

Tabled Vote 

FinDir's Initials 

Budgeted Fund Name Current Balance Requested Allocation 

Budget Adjust Grand Jury 

BAC Action: 

Renewals
20260182

Law Department 01/27/2026

dvamaral

Approval/authorization

Justification Memo, Agreements

mpludwiczak (2/3/2026)

mfwilson (2/12/2026)

*Additional costs will be absorbed within the Tax Commissioners Personnel Services budget.   

New Item

No Action Taken

No

for the Chairwoman to execute an Amendment to the Agreement for Ad Valorem Tax Billing and Collection with the City of Berkeley Lake, and a 
related Agreement for Ad Valorem Tax Billing and Collection with the Gwinnett County Tax Commissioner. 

Yes

raroyal (2/12/2026)

brainey (2/12/2026)No General * *

02/17/2026















      

 

 

   

    
 

 

   

   

 

   

 

 

 

  

 

 

  

 

 

    

  

Gwinnett County Board of Commissioners Agenda Request 
GCID # Group With GCID #: 

Grants Public Hearing 

Department: Date Submitted: 

Working Session: Business Session: Public Hearing: 

Submitted By: Multiple Depts? 

Agenda Type 

Item of Business: Locked by Purchasing 

Authorization: 

Financial Action 

County Clerk Use Only 

Attachments 

Chairwoman's Signature? 

Staff Recommendation 

Department Head 

Attorney 

Agenda Purpose Only 

Director's Initials 

Finance 
Comments 

Working Session 

Motion 

PH was Held? 

Action 

2nd by 

Tabled Vote 

FinDir's Initials 

Budgeted Fund Name Current Balance Requested Allocation 

Budget Adjust Grand Jury 

BAC Action: 

Renewals
20260281

Law Department 02/17/2026

jennyscarter

Approval/authorization

Resolution

jennyscarter (2/17/2026)

jennyscarter (2/17/2026)

*No budget impact.

New Item

No Action Taken

No

for the Chairwoman to execute a Resolution Imposing a Temporary Moratorium on the Acceptance of Applications for Certain Zoning Map 
Amendments for Properties Located Within the Harbins-Alcovy Small Area Plan Study Area.

Yes

raroyal (2/17/2026)

brainey (2/17/2026)N/A * N/A

02/17/2026
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GWINNETT COUNTY  

 
BOARD OF COMMISSIONERS 

 
LAWRENCEVILLE, GEORGIA 

 
RESOLUTION ENTITLED: A RESOLUTION IMPOSING A TEMPORARY MORATORIUM ON THE 
ACCEPTANCE OF APPLICATIONS FOR CERTAIN ZONING MAP AMENDMENTS FOR PROPERTIES 
LOCATED WITHIN THE HARBINS-ALCOVY SMALL AREA PLAN STUDY AREA 

 
ADOPTION DATE: FEBRUARY 17, 2026 
 

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

Name Present Vote 
Nicole L. Hendrickson, Chairwoman   
Kirkland Carden, District I   
Ben Ku, District 2   
Jasper Watkins III, District 3   
Matthew Holtkamp, District 4   

 
 
 On motion of Commissioner ______________, which carried by a __-__ vote, 
the following Resolution is hereby adopted: 
 

A RESOLUTION IMPOSING A TEMPORARY MORATORIUM ON THE ACCEPTANCE OF 
APPLICATIONS FOR CERTAIN ZONING MAP AMENDMENTS FOR PROPERTIES LOCATED 
WITHIN THE HARBINS-ALCOVY SMALL AREA PLAN STUDY AREA 

 
 WHEREAS, Gwinnett County is subject to the Georgia Planning Act of 
1989, requiring the County to develop a comprehensive plan as a policy 
document and guide for future development and capital investment decisions; 
and 
 
 WHEREAS, the Board of Commissioners adopted its comprehensive plan, 
known as the Gwinnett County 2045 Unified Plan (the “2045 Unified Plan”), on 
February 20, 2024; and 
 
 WHEREAS, the 2045 Unified Plan provides a coordinated and 
comprehensive plan for the long-term goals, objectives, and priorities for 
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Gwinnett County and also promotes the health, safety, convenience, order, 
prosperity, and general welfare of the citizens of Gwinnett County; and 
 
 WHEREAS, one of the goals of the 2045 Unified Plan is to “develop a 
framework that protects remaining natural and rural parts of Gwinnett County 
from overdevelopment” by “conserv[ing] land with high ecological productivity, 
difficult development challenges, or both, cluster[ing] new development around 
community services and amenities, and us[ing] sewer and road infrastructure as 
a growth management tool”; and 
 
 WHEREAS, the 2045 Unified Plan establishes the Daily Community 
Framework to guide land use decisions by identifying the vision, key 
implementation actions, recommended uses and zoning classifications for each 
development type on the Future Development Map; and 
 
 WHEREAS, in furtherance of the 2045 Unified Plan’s Daily Community 
Framework, Gwinnett County initiated the Harbins-Alcovy Small Area Plan, which 
will establish detailed land use and policy frameworks to balance strategic 
residential and commercial growth with preservation of rural and natural 
landscapes around the planned Rowen development; and 
 
 WHEREAS, Section 200-60.1 of the Unified Development Ordinance of 
Gwinnett County, Georgia (the “UDO”) provides, in part, that the 2045 Unified Plan 
is “established as the official policy of the County concerning designated future 
land uses, and as a guide to decisions regarding the appropriate manner in which 
property shall be zoned in the unincorporated area of Gwinnett County”; and 
 
 WHEREAS, in conjunction with the development of the Harbins-Alcovy 
Small Area Plan, it is anticipated that the Gwinnett County Department of 
Planning and Development will propose amendments to the UDO; and 
 

WHEREAS, the Board of Commissioners deems it is in the best interest of 
the citizens of Gwinnett County that no applications for zoning map amendments 
for the R-75 Single-Family Residence Zoning District, the R-60 Single-Family 
Residence Zoning District, or the OSC Open Space Conservation Zoning District 
be accepted for properties located within the Harbins-Alcovy Small Area Plan 
study area as set forth in Exhibit A, attached hereto and incorporated herein by 
reference, pending the completion and adoption of the Harbins-Alcovy Small 
Area Plan and accompanying amendments to the UDO; and 

 
WHEREAS, at this time, the Board of Commissioners expects this process 

will require a period of six (6) months. 
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NOW, THEREFORE, BE IT RESOLVED by the Gwinnett County Board of 
Commissioners, that Gwinnett County shall not accept any applications for 
zoning map amendments for the R-75 Single-Family Residence Zoning District, 
the R-60 Single-Family Residence Zoning District, or the OSC Open Space 
Conservation Zoning District for properties located within the Harbins-Alcovy 
Small Area Plan study area, as shown in Exhibit A, from the date of execution of 
this Resolution through and including August 26, 2026, or the date the Board of 
Commissioners adopts the Harbins-Alcovy Small Area Plan and accompanying 
amendments to the UDO, whichever occurs first. 
 
 
 
    GWINNETT COUNTY BOARD OF COMMISSIONERS 
 

 
BY:  _____________________________________ 

              NICOLE L. HENDRICKSON, CHAIRWOMAN 
 
 
ATTEST: 
 
 
BY:____________________________   (SEAL) 
     TINA KING, COUNTY CLERK 
 
 
 
 
APPROVED AS TO FORM: 
 
 
BY:______________________________________ 
     JENNY CARTER, ACTING COUNTY ATTORNEY 
  
 





      

 

 

   

    
 

 

   

   

 

   

 

 

 

  

 

 

  

 

 

    

  

Gwinnett County Board of Commissioners Agenda Request 
GCID # Group With GCID #: 

Grants Public Hearing 

Department: Date Submitted: 

Working Session: Business Session: Public Hearing: 

Submitted By: Multiple Depts? 

Agenda Type 

Item of Business: Locked by Purchasing 

Authorization: 

Financial Action 

County Clerk Use Only 

Attachments 

Chairwoman's Signature? 

Staff Recommendation 

Department Head 

Attorney 

Agenda Purpose Only 

Director's Initials 

Finance 
Comments 

Working Session 

Motion 

PH was Held? 

Action 

2nd by 

Tabled Vote 

FinDir's Initials 

Budgeted Fund Name Current Balance Requested Allocation 

Budget Adjust Grand Jury 

BAC Action: 

Renewals
20260208

Planning & Development 02/04/2026

cdwylie No

Ratification

Plat Ratification Report and Map

Approval

jjleitch (2/11/2026)

jennyscarter (2/12/2026)

*No budget impact.

New Item

No Action Taken

No

of Plat approvals for January 1, 2026, through January 31, 2026.

No

raroyal (2/12/2026)

brainey (2/12/2026)N/A * N/A

02/17/2026



Final Plats Approved

CASE NUMBER  : PLAT2024-00274 ADDRESS  : LAWRENCEVILLE HWY (6100 
BLOCK), TUCKER, GA 30084

PROJECT  : CHANDLER RUN PHASE 1

COMMISSION DIST:  2 TOTAL ACRES  : 24.02 DEVELOPER DESIGNER

PARCEL #  : 6139 030 DENSITY  : 9.5 BRIAN TAYLOR
TAYLOR MORRISON
4400 NORTH POINT PARKWAY, SUITE 
295
ALPHARETTA, GA 30022

NEY F. AYALA
PLANNERS AND ENGINEERS COLLABORATIVE
350 RESEARCH COURT
PEACHTREE CORNERS, GA 30092

STATUS  : Revision Authorized NO. OF LOTS  : 87

RECEIVED ON  : 5/15/2024

ISSUED ON  : 1/8/2026

   PROJECT DESCRIPTION : SINGLE FAMILY SUBDIVISION, PHASE 1, R-TH PER RZM2022-00020, 87 UNITS, 24.02 ACRES, 3.84 ACRES OPEN SPACE, SEWER

CASE NUMBER  : PLAT2024-00478 ADDRESS  : BEAVER RUIN RD (1000 BLOCK), 
NORCROSS, GA 30093

PROJECT  : FERN PARC TOWNHOMES

COMMISSION DIST:  2 TOTAL ACRES  : 9.39 DEVELOPER DESIGNER

PARCEL #  : 6175 063 DENSITY  : 7.78 MARK RICHARDSON
RICH-WEST PROPERTIES, LLC
290 CONSTITUTION BOULEVARD
LAWRENCEVILLE, GA 30046

DONALD EDWARD JAMES
PRECISION PLANNING, INC.
400 PIKE BOULEVARD
LAWRENCEVILLE, GA 30046

STATUS  : Revision Authorized NO. OF LOTS  : 75

RECEIVED ON  : 11/25/2024

ISSUED ON  : 1/30/2026

   PROJECT DESCRIPTION : SINGLE-FAMILY SUBDIVISION, R-TH PER RZM2021-00013, 75 UNITS, 9.39 ACRES, 1.77 ACRES OPEN SPACE, SEWER

Gwinnett County
Department of Planning & Development

Plat Ratification Report

From 1/1/2026 to 1/31/2026



CASE NUMBER  : PLAT2025-00006 ADDRESS  : KILCREASE RD (1700 BLOCK), 
BETHLEHEM, GA 30620

PROJECT  : CAGLE AND YANCEY HOLDINGS, LLC (XPL)

COMMISSION DIST:  3 TOTAL ACRES  : 19.65 DEVELOPER DESIGNER

PARCEL #  : 5357 011 DENSITY  : N/A DANNY CAGLE
CAGLE AND YANCEY HOLDINGS, LLC
7726 B HAMPTON PLACE
LOGANVILLE, GA 30052

KEVIN V. RINGO
RINGO ABERNATHY & ASSOCIATES, INC.
257 PINECREST LANE
BRASELTON, GA 30517

STATUS  : Plans Authorized NO. OF LOTS  : 6

RECEIVED ON  : 1/7/2025

ISSUED ON  : 1/8/2026

   PROJECT DESCRIPTION : CAGLE AND YANCEY HOLDINGS, LLC (XPL), RA-200, 6 LOTS, 19.65 ACRES, SEWER

CASE NUMBER  : PLAT2025-00291 ADDRESS  : KILGORE RD (2300 BLOCK), 
BUFORD, GA 30519

PROJECT  : FERN HOLLOW

COMMISSION DIST:  4 TOTAL ACRES  : 22.52 DEVELOPER DESIGNER

PARCEL #  : 7185 007 DENSITY  : 2.0 MICHAEL MIGLIORE
FERN PARK DEVELOPMENT, LLC.
6340 SUGARLOAF PKWY
DULUTH, GA 30097

TRAVIS N. PRUITT JR.
TRAVIS PRUITT & ASSOCIATES, INC.
4317 PARK DRIVE
NORCROSS, GA 30093

STATUS  : Plans Authorized NO. OF LOTS  : 45

RECEIVED ON  : 7/29/2025

ISSUED ON  : 1/23/2026

   PROJECT DESCRIPTION : SINGLE-FAMILY SUBDIVISION, OSC PER RZR2023-00015, 45 LOTS, 22.52 ACRES, 11.21 ACRES OPEN SPACE, SEWER

CASE NUMBER  : PLAT2025-00348 ADDRESS  : STONE MOUNTAIN HWY (4100 
BLOCK), LILBURN, GA 30047

PROJECT  : NORTON CONTRACTORS

COMMISSION DIST:  2 TOTAL ACRES  : 8.38 DEVELOPER DESIGNER

PARCEL #  : 6054 016 DENSITY  : N/A STEVEN R, EWING
SRE1 PROPERTIES, INC.
3316 SOUTH COBB DRIVE, SUITE 171
SMYRNA, GA 30080

CLYDE R. ELDREDGE
ATWELL, LLC
1850 PARKWAY PLACE, SUITE 650
MARIETTA, GA 30067

STATUS  : Plans Authorized NO. OF LOTS  : 1

RECEIVED ON  : 9/17/2025

ISSUED ON  : 1/22/2026

   PROJECT DESCRIPTION : COMMERCIAL PLATTING ONLY, C-2, 1 LOT, 8.38 ACRES, SEWER

CASE NUMBER  : PLAT2025-00351 ADDRESS  : HURRICANE SHOALS RD (1900 
BLOCK), DACULA, GA 30019

PROJECT  : ATLAS LAND DEVELOPMENT (XPL)

COMMISSION DIST:  4 TOTAL ACRES  : 6.14 DEVELOPER DESIGNER

PARCEL #  : 7017 022 DENSITY  : N/A STEVEN DETER
DETERTOWN INVESTMENTS, LLC
2040 PRATHER BRIDGE ROAD
TOCCOA, GA 30577

LEE JAY JOHNSON
LAND DEVELOPMENT SURVEYORS, INC.
P.O. BOX 2050
DACULA, GA 30019

STATUS  : Plans Authorized NO. OF LOTS  : 4

RECEIVED ON  : 9/18/2025

ISSUED ON  : 1/5/2026

   PROJECT DESCRIPTION : ATLAS LAND DEVELOPMENT (XPL), R-100 PER REZ1981-00105, 4 LOTS, 6.14 ACRES, SEPTIC



CASE NUMBER  : PLAT2025-00358 ADDRESS  : GLYNMOORE DR (1900 BLOCK), 
LAWRENCEVILLE, GA 30043

PROJECT  : FRANTZ, DARIUS (XPL)

COMMISSION DIST:  1 TOTAL ACRES  : 2.47 DEVELOPER DESIGNER

PARCEL #  : 7043 079 DENSITY  : N/A ANTHONY FRANT
26 EAST ATHENS STREET
WINDER, GA 30680

LEE JAY JOHNSON
LAND DEVELOPMENT SURVEYORS, INC.
P.O. BOX 2050
DACULA, GA 30019

STATUS  : Plans Authorized NO. OF LOTS  : 2

RECEIVED ON  : 9/25/2025

ISSUED ON  : 1/8/2026

   PROJECT DESCRIPTION : FRANTZ, DARIUS (XPL), R-ZT PER REZ1991-00098, 2 LOTS, 2.47 ACRES, SEWER

CASE NUMBER  : PLAT2025-00379 ADDRESS  : ATHENS HWY (600 BLOCK), 
LOGANVILLE, GA 30052

PROJECT  : LANGLEY OVERLOOK PHASE 1

COMMISSION DIST:  3 TOTAL ACRES  : 3.32 DEVELOPER DESIGNER

PARCEL #  : 5126 004A DENSITY  : 5.44 MICHAEL BUSHER
DRB GROUP, LLC
160 WHITNEY STREET
FAYETTEVILLE, GA 30214

ALBERT W. GRAMLING
GUNNIN LAND SURVEYING, LLC
141 RAILROAD STREET, SUITE 116
CANTON, GA 30114

STATUS  : Plans Authorized NO. OF LOTS  : 18

RECEIVED ON  : 10/16/2025

ISSUED ON  : 1/29/2026

   PROJECT DESCRIPTION : SINGLE-FAMILY SUBDIVISION, PHASE 1, R-TH PER RZM2022-00036, 18 LOTS, 3.32 ACRES, 2.15 ACRES OPEN SPACE, SEWER

CASE NUMBER  : PLAT2025-00393 ADDRESS  : ALCOVY RD (1500 BLOCK), 
LAWRENCEVILLE, GA 30045

PROJECT  : CREEKSIDE GEORGIA (XPL)

COMMISSION DIST:  3 TOTAL ACRES  : 10.58 DEVELOPER DESIGNER

PARCEL #  : 5245 008 DENSITY  : N/A ANDREW J. PERRY
BURCH003, LLC
P.O. BOX 76133
ATLANTA, GA 30358

THOMAS EDWARD PEAY III
FRONTLINE SURVEYING & MAPPING, INC.
3595 CANTON ROAD, SUITE 116
MARIETTA, GA 30066

STATUS  : Plans Authorized NO. OF LOTS  : 7

RECEIVED ON  : 10/27/2025

ISSUED ON  : 1/23/2026

   PROJECT DESCRIPTION : CREEKSIDE GEORGIA (XPL), R-75 PER RZR2022-00012, 7 LOTS, 10.58 ACRES, SEPTIC



CASE NUMBER  : PLAT2025-00415 ADDRESS  : BALLPARK LN (1100 BLOCK), 
LAWRENCEVILLE, GA 30043

PROJECT  : BALLPARK LAND, LLC

COMMISSION DIST:  4 TOTAL ACRES  : 7.15 DEVELOPER DESIGNER

PARCEL #  : 7132 006 DENSITY  : N/A JONATHON BARGE
BRAND PROPERTIES
2827 PEACHTREE ROAD, 
NORTHEAST
ATLANTA, GA 30305

AUBREY JONATHAN AKIN
TECHNICAL SURVEY SERVICES, INC.
1641 AUTUMN BOULEVARD, SOUTHWEST
CONYERS, GA 30012

STATUS  : Plans Authorized NO. OF LOTS  : 2

RECEIVED ON  : 11/18/2025

ISSUED ON  : 1/5/2026

   PROJECT DESCRIPTION : COMMERCIAL PLATTING ONLY, MU-R PER RZM2022-00027 & C-2, 2 LOTS, 7.15 ACRES, SEWER

TOTAL FOR : Plat NO. OF CASES : 10 NO. OF LOTS : 247 TOTAL ACRES : 113.62

GRAND TOTALS NO. OF CASES : 10 NO. OF LOTS : 247 TOTAL ACRES : 113.62

smdean
Typewritten Text
Gwinnett County Department of Transportation will notify the Georgia Department of Transportation of the additional of all accepted roads systems as required by O.C.GA. 32-4-41(4).
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STATE OF GEORGIA 
COUNTY OF FULTON 
 

 
MEMORANDUM OF AGREEMENT BETWEEN 

GEORGIA DEPARTMENT OF COMMUNITY AFFAIRS AND  
GWINNETT COUNTY 

 
 

This Memorandum of Agreement (the “MOA”) is made and entered into this _______ day 
of ___________, 20_____ (“Effective Date”) by and between the Georgia Department of 
Community Affairs (“DCA”), whose address is 60 Executive Park South, NE, Atlanta, Georgia 
30329 and Gwinnett County (“Designee”), whose address is 75 Langley Drive, Lawrenceville, GA 
30046, collectively referred to as the Parties.  

 
WHEREAS, DCA offers a PlanFirst (“PlanFirst”) program that recognizes and rewards 

communities that clearly demonstrate an established pattern of successfully implementing their 
local comprehensive plan;   

 
WHEREAS, the PlanFirst designation is awarded to local governments on an individual 

basis;  
 
WHEREAS, on May 15, 2025, the Designee applied to be considered an eligible 

community under the PlanFirst program;  
 
WHEREAS, on September 15, 2025, DCA approved, recognized, and awarded the 

Designee to be designated as a PlanFirst community; and  
 
NOW, THEREFORE, in consideration of the mutual promises contained herein, DCA 

and the Designee do hereby agree as follows:  
 
1. Term:  

 
a. This initial term of this MOA shall commence on the Effective Date and shall 

be for a period of three (3) years from the 1st day, of January 2026 to the 31st 
day, of December 2028, unless terminated pursuant to the termination provision 
contained in this MOA.  

 
2. DCA’s Responsibilities: 

 
a. DCA agrees to the following: 

 
i. To provide the Designee access to DCA tools and assistance in support 

of the Designee’s plan implementation goals for the duration of this 
MOA;  
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ii. To provide the Designee state-wide recognition for plan implementation 
successes: 

1. To recognize the Designee on DCA’s website;  
2. To list the Designee on all PlanFirst outreach flyers;  
3. To list the Designee on all PlanFirst presentations; and  
4. To provide and award the Designee one plaque and one 

certificate for their recognition as a PlanFirst Designee.  
iii. To provide the Designee access to three additional bonus points on 

Housing Tax Credit applications with an approved revitalization plan; 
iv. To provide the Designee eligibility to compete annually (rather than 

biannually) for state-administered Community Development Block 
Grant (“CDBG”) funding (Department of Housing and Urban 
Development CDBG non-entitlement communities, only); 

v. To provide the Designee interest rate reduction of one hundred basis 
points (1%) for approved loans through the Employment Incentive 
Program (“EIP”);  

vi. To provide the Designee interest rate reduction of one hundred basis 
points (1%) for approved loans through DCA’s Redevelopment Fund 
Program;  

vii. To provide the Designee interest rate reduction of one hundred basis 
points (1%) for approved loans through DCA’s Downtown 
Development Revolving Loan Fund Program (“DDRLF”);  

viii. To provide the Designee free attendance at any community planning 
institute event for up to two community representatives per PlanFirst 
designation cycle;  

b. DCA agrees to refer the Designee to GEFA for an interest rate reduction of 50 
basis points (½%) for approved state loans. 
 

3. The Designee’s Responsibilities:  
 

a. The Designee agrees to the following: 
 

i. To continue to strive for planning excellence in all areas of 
comprehensive plan development and implementation; 

ii. To participate in the PlanFirst program by supporting a staff member’s 
participation as a PlanFirst Reviewer, for application review as well as 
on-site visits to applicant; 

iii. To participate as a presenter at a community planning institute event, 
when and if called upon;  

iv. To submit one plan implementation success story for inclusion on 
DCA’s planning success stories and best practices when requested by 
DCA’s program manager (no more than once per year); 

v. To maintain eligibility as a qualified local government (“QLG”) by 
having an approved comprehensive plan and service delivery strategy 
and being current on all required reporting to DCA.  In the event of loss 
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of the QLG status by a PlanFirst community, the incentives awarded by 
designation will be suspended until QLG status is restored; and  

vi. To promulgate the comprehensive plan and foster local access to the 
plan by making it generally available through the community’s website.  
 

4. General Provisions: 
 

a. Entirety of Agreement: This MOA represents the entire MOA between the 
Parties and supersedes all prior negotiations, representations, and agreements, 
whether written or oral.  
 

b. Amendments: Either party may request changes to this MOA. Any changes, 
modifications, revisions, or amendments to this MOA, that are mutually agreed 
upon by and between the Parties to this MOA, shall be incorporated by written 
instrument, and effective when executed and signed by all Parties to this MOA.  

 
c. Termination:  

 
i. If the Designee violates any of its responsibilities under this MOA, DCA 

shall thereupon have the right to terminate this MOA; however, DCA 
must give a written notice of this intention to do so by providing at least 
thirty (30) days notice to the Designee.  

ii. Once this MOA is terminated, the Designee shall return any affected 
loan percentage rates back to the current normal interest rate and 
discontinue using any PlanFirst branding or identifying marks 
associated with the PlanFirst designation.  

 
d. Authority. The undersigned hereby attests that he/she is authorized to enter into 

this MOA on behalf of the Designee and certifies that neither the Designee nor its 
officials have violated any applicable provision of state law in the execution of this 
MOA.  

 
[REMAINDER OF THE PAGE INTENTIONALLY LEFT BLANK] 

[SIGNATURE PAGE FOLLOWS] 
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IN WITNESS WHEREOF, the Parties have executed this MOA to be effective as of the day and year 
first written above. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

GWINNETT COUNTY 
 
 
 
By:   
Name: Nicole Hendrickson  
Title: Chair of Board of Commissioners 
 
 
 
 
 
 

GEORGIA DEPARTMENT OF 
COMMUNITY AFFAIRS 
 
 
By:   
Name: G. Christopher Nunn  
Title: Commissioner  
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