
  

 
Planning Commission Advertised Public Hearing Date: 3/7/2023 
Board of Commissioners Advertised Public Hearing Date: 3/28/2023 

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
 
Case Number: CIC2023-00006 
Current Zoning: R-SR (Senior Oriented Residence District) 
Overlay District  Highway 124/324/Hamilton Mill Road   
Request:   Change in Conditions  
Addresses: 1500-2900 Block of Auburn Ridge Way and 2900-3100 Block of Appling 

Hills Drive  
Map Number: R2001G122-140, R3001J132-168  
Site Area:  14.96 acres  
Existing Lots:    52 
Development:   Senior Oriented Subdivision 
Commission District:  District 4 – Commissioner Holtkamp 
Character Area:  Vibrant Communities and Established Neighborhoods 
 
Staff Recommendation:   APPROVAL WITH CONDITIONS  
 
Planning Commission 
Recommendation:   APPROVAL WITH CONDITIONS 
 



              
Applicant: Summit at Auburn Hills HOA Owner:  Summit at Auburn Hills HOA 
 1668 Auburn Ridge Way   1668 Auburn Ridge Way  
 Dacula, GA 30019  Dacula, GA 30019 
    
    
Contact: Chris Fruitticher                  Contact Phone:               404.626.2271 

 
Zoning History 
 
The subject property is zoned R-SR (Senior Oriented Residence District). The property was rezoned 
from RA-200 (Agriculture-Residence District) to R-SR in 2016 to create a 52 lot senior oriented 
residential subdivision, pursuant to RZR2016-00008. In 2018, a change in conditions was approved to 
decrease the required minimum heated floor area and to allow the option of a bathroom and bonus 
area on the second floor of some units, pursuant to CIC2018-00014. In 2019, a change in conditions 
was approved to allow a full bath within the second story bonus room option for 42 of the 52 detached 
dwelling units, pursuant to CIC2019-00003. This change in conditions request is for this approval. The 
subject property is located in the Highway 124/324/Hamilton Mill Overlay District.  
 
Existing Site Condition 
 
The subject property is a 14.96-acre, 52-lot residential subdivision located on Auburn Road, north of its 
intersection with Old Fountain Road/Jim Moore Road. The property contains 52 single-family detached 
units constructed between 2018 to 2021. There is a sidewalk along Auburn Road, as well as throughout 
the internal streets of the residential subdivision. Additionally, there is a 30-foot-wide open space strip 
with a mulched walking trail surrounding the perimeter of the subdivision. The site was developed with 
a 50-foot-wide street frontage buffer and a cross rail wooden fence located along Auburn Road. The 
nearest Gwinnett County Transit stop is approximately 6.9 miles from the subject site.  
 
Surrounding Use and Zoning 
 
The subject site is predominately surrounded by a single-family detached residential use. Hillgrove at 
Hamilton Mill and Belfaire, single-family detached subdivisions, are located to the northeast and 
southwest of the subject property, respectively.  A place of worship and a vacant lot are located to the 
northwest and northeast of the subject property, respectively. The following is a summary of 
surrounding uses and zoning: 
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Project Summary 
 
The applicant requests approval of a change in conditions for a 14.96-acre single-family detached 
subdivision zoned R-SR, including:  

• A change in conditions of case CIC2019-00003. The applicant is requesting a revision to the 
following condition: 

o Condition 1C, “The homeowner's association shall be responsible for maintenance of all 
common areas/facilities, street frontage landscaping, and lawn and ornamental planting 
maintenance on individual lots. The homeowner's association shall be responsible for 
exterior maintenance of individual residences to include, at a minimum, painting of the 
exteriors on a rotation not to exceed six years.“ The applicant is requesting to strike the 
second sentence of this condition to remove the requirement for the homeowner’s 
association to paint the exterior of homes.  

• An existing 52-lot single-family detached residential subdivision. 
• No new construction is proposed as part of this request.  
• If the request is approved, each homeowner would be responsible for maintaining the exterior of 

their individual residence.  
• The R-SR Zoning District only requires that the homeowner’s association maintain detention 

ponds, common areas, and entrance facades.  
 
 
 
 

Location Land Use Zoning Density 
Existing Single-Family Residential  R-SR 3.48 units per acre  

North Single-Family Residential    R-100 CLU 5.42 units per acre 
East Vacant  RA-200 N/A 

South Single-Family Residential  R-100-MOD 3.00 units per acre 
West Place of Worship   RA-200 N/A 
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Zoning and Development Standards 
 
The applicant requests approval of a change in conditions in the R-SR, Senior Oriented Residence 
District. The following is a summary of applicable development standards from the Unified 
Development Ordinance (UDO):  
 

 
In addition, the following standard applies to development in the Highway 124/324/Hamilton Mill 
Overlay District:  
 

 
Internal and External Agency Review 
 
In addition to these Development Standards, the applicant must meet all other UDO requirements 
related to infrastructure improvements. Internal and External agency review comments are attached 
(Exhibit F). Standard site and infrastructure improvements will also be required related to 
transportation, stormwater, water, and sewer utilities. Recommended improvements not already 
required by the UDO have been added as staff recommended conditions. 
 
Staff Analysis 
 
Change in Conditions Request Analysis: According to the UDO, if a proposed amendment is for the 
rezoning of property and involves a change in zoning classification, or a change in conditions, the 
Department shall evaluate the request and make a recommendation with respect to the standards 
governing exercise of zoning power as defined in Section 270-20.5. After this evaluation, staff makes 
the following findings based on the standards from the UDO.  
 
 
 

Standard Required Existing Meets 
Standard? 

Front Yard Setback Minimum: 20’ ≥20’ YES 
Side Yard Setback Minimum: 5’ ≥5’ YES 
Rear Yard Setback Minimum: 25’ ≥25’ YES 

Lot Area   Minimum Lot Area: 5,000 ≥5,000 YES 
Landscape Buffer Minimum 25’ Landscaped Setback 

from Exterior Streets 
>25’ YES 

Density Maximum 4 units per acre 3.48 units per 
acre 

YES 

Standard Meets Standard? 
Sidewalks shall be required adjacent to all public rights-of-way and into 
and throughout attached residential developments. The location of 
sidewalks shall be reviewed and approved by the Gwinnett or Georgia 
Department of Transportation. A sidewalk that is a minimum of four 
feet wide shall connect entrance(s) of buildings to the public rights-of-
way. 

 
 

YES 

CIC2023-00006 Page 4 of 144 NT



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

 
The surrounding area includes residential uses to the north and south. The change in conditions 
is not proposing the addition of any structure or modifications to the site. The change in 
conditions request to remove the condition requiring painting of the exterior of all homes every 6 
years by the HOA would not affect the use and development of adjacent and nearby properties. 

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

adjacent or nearby property. 
 

The existing use and usability of adjacent or nearby properties would not be adversely impacted 
by the approval of a change in conditions to remove the condition to paint the exterior of all 
homes every 6 years. The senior-oriented subdivision is surrounded by a 30-foot-wide open 
space strip and a 50-foot-wide street frontage buffer with planted shrubbery and trees along 
Auburn Road. Other residential neighborhoods in the area do not have similar requirements.   

 
C. Whether the property to be affected by a 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. 
 
No impact on public facilities would be anticipated in the form of traffic, utility demand, and 
stormwater runoff. No impact is anticipated on school enrollment. Agency review comments 
related to any potential improvements concerning this change in conditions request is attached 
(Exhibit F). 
 

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

 
The 2040 Unified Plan and Future Development Map indicates that the subject property is within 
the Vibrant Communities and Established Neighborhoods Character Areas. The Vibrant 
Communities Character Area is intended to serve as a transition between nodes and mixed-use 
activity centers and surrounding, established single-family residential areas. The Established 
Neighborhoods Character Area designates well established neighborhoods and single-family 
residential areas that are unlikely to undergo any significant changes or redevelopment in the 
next 20 years. The proposed change in conditions request does not propose any new 
construction or physical change to the site. Therefore, the request is in conformity with the 
policy and intent of the Unified Plan and Future Development Map.  
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F. Whether there are other existing or changing conditions affecting the use and development of 

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

 
The existing senior-oriented property is surrounded by properties with similar residential land 
uses to the north and south, a place of worship to the west, and a vacant parcel to the east.  The 
subject property does not have any active code enforcement violations related to exterior 
maintenance. The continued use of the property is appropriate for its zoning designation, and 
approval of the change in conditions request would be in line with similar nearby developments. 
Therefore, approval of the change in conditions request to remove the requirement to paint the 
exterior of all homes, would be appropriate.  

 
Staff Recommendation: 
 
Based on the staff’s evaluation of the request and the standards governing exercise of zoning power, 
the Department of Planning and Development recommends APPROVAL WITH CONDITIONS of the 
change in conditions request. 
 
Planning Commission Recommendation 

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

Planning Commission Recommended Conditions (includes Staff Recommended Conditions) 
 
The conditions below are those from CIC2019-00003 with suggested changes in bold or strikethrough.  
 
Approval of a Change in Conditions to remove the condition to paint the exterior of all homes. 
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1. To restrict the use of the property as follows: 

 
a. Single-family detached dwellings and accessory uses and structures, not to exceed 42 

lots. The minimum lot width shall be 50 feet. 
 

b. The development shall be restricted to occupancy by residents aged 55 years or older. 
 

c. The homeowner's association shall be responsible for maintenance of all common 
areas/facilities, street frontage landscaping, and lawn and ornamental planting 
maintenance on individual lots. The homeowner's association shall be responsible for 
exterior maintenance of individual residences to include, at a minimum, painting of the 
exteriors on a rotation not to exceed six years. 

 
d. The minimum heated floor area per dwelling unit shall be 1,700 square feet. 

 
e. Homes shall be constructed with architectural treatments of primarily brick or stone on 

the front, with minor treatments of low or no-maintenance siding materials. The sides 
and rear shall contain a minimum three-foot high water table of brick or stone. A full 
cornice return at gable height shall be installed with fiber-cement shake siding in the 
gable area. The balance of the sides and rear shall be of brick, stone or fiber-cement 
siding. Half-bath and full bath options shall be permitted on the second floor. 

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

 
2. To satisfy the following site development considerations: 

 
a. Provide a minimum 30-foot wide open space strip around the perimeter of the 

development, the 30-foot open space strip shall include a trail along the perimeter of the 
development; the trail may be incorporated into the 50-foot street frontage buffer. 
Provide a ten-foot wide open space strip with trail from "Street D" to the open space strip 
along the southern property line for a pedestrian connection. 
 

b. All utilities shall be placed underground. 
 

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

 
d. Detention pond(s) shall be fenced with a black vinyl-coated chain link fence a minimum 

of four feet in height and shall be fully screened from view of adjacent residences with a 
double staggered row of evergreens. 

 
e. A multiuse easement shall be dedicated over the outfall sewer easement to allow for a 

potential future trail. 
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Exhibits: 

 
A. Site Visit Photos  
B. Previously Approved Resolution (CIC2019-00003) 
C. Site Plan  
D. Letter of Intent and Applicant’s Response to Standards 
E. Application and Disclosure of Campaign Contributions 
F. Internal and External Agency Review Comment 
G. Maps 
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Exhibit A: Site Visit Photos 
 

 

Subdivision Monument Sign  
 

 

Existing Homes within the Subdivision   
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Existing Homes within the Subdivision   
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Exhibit B: Previously Approved Resolution (CIC2019-00003) 

[attached] 
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CASE NUMBER CIC2019-00003 
GCID 2019-0405 

GWINNETT COUNTY 

BOARD OF COMMISSIONERS 

LAWRENCEVILLE, GEORGIA 

RESOLUTION ENTITLED: CHANGE IN CONDITIONS OF ZONING 

ADOPTION DATE: APRIL 23, 2019 

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. 

Charlotte J. Nash, Chairman 
Jace Brooks, District 1 
Ben Ku, District 2 
Tommy Hunter, District 3 
Marlene Fosque, District 4 

Present 
Yes 
Yes 

Out of Room 
Yes 
Yes 

Vote 
Aye 
Aye 

Out of Room 
Aye 
Aye 

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

A RESOLUTION TO AMEND THE OFFICIAL ZONING MAP 

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

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

County Board of Commissioners upon an Application by CENTURY COMMUNITIES OF 

GEORGIA LLC to Change the Conditions of Zoning on a tract of land zoned R-SR and 

described by the attached legal description, which is incorporated herein and made a 

part hereof by reference; and 
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CASE NUMBER CIC2019-00003 
GCID 2019-0405 

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 

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

Commissioners on APRIL 23. 2019 and objections were not filed. 

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

Commissioners, on this the 23rd day of APRIL 2019, that the aforesaid application to 

amend the Official Zoning Map is hereby APPROVED subject to the following 

enumerated conditions: 

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

A. Single-family detached dwellings and accessory uses and structures, not to 
exceed 42 lots. The minimum lot width shall be 50 feet. 

B. The development shall be restricted to occupancy by residents aged 55 years 

or older. 

C. The homeowner's association shall be responsible for maintenance of all 
common areas/facilities, street frontage landscaping, and lawn and 
ornamental planting maintenance on individual lots. The homeowner's 

association shall be responsible for exterior maintenance of individual 
residences to include, at a min imum, painting of the exteriors on a rotation 
not to exceed six years. 

D. The minimum heated floor area per dwelling unit shall be 1,700 square feet. 

E. Homes shall be constructed with architectural treatments of primarily brick or 
stone on the front, with minor treatments of low or no-maintenance siding 
materials. The sides and rear shall contain a minimum three-foot high water 
table of brick or stone. A full cornice return at gable height shall be installed 
with fiber-cement shake siding in the gable area. The balance of the sides and 
rear shall be of brick, stone or fiber-cement siding. Half-bath and full bath 
options shall be permitted on the second floor. 
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CASE NUMBER CIC2019-00003 
GCID 2019-0405 

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

2. To satisfy the following site development considerations: 

A Provide a minimum 30-foot wide open space strip around the perimeter of 
the development, the 30-foot open space strip shall include a trail along the 
perimeter of the development; the trail may be incorporated into the 50-foot 
street frontage buffer. Provide a ten-foot wide open space strip with trail 
from "Street D" to the open space strip along the southern property line for a 
pedestrian connection. 

B. All utilities shall be placed underground. 

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

D. Detention pond(s) shall be fenced with a black vinyl-coated chain link fence a 
minimum of four feet in height, and shall be fully screened from view of 
adjacent residences with a double staggered row of evergreens. 

E. A multiuse easement shall be dedicated over the outfall sewer easement to 
allow for a potential future trail. 

GWINNETT COUNTY BOARD OF COMMISSIONERS 
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All that tract or parcel of land lying and being in G.M.D. 1587 Rock Creek & G.M.D. 1749 Duncan 
Creek of the 3rd Land District, Gwinnett County, GA and shown on that certain revised plat labeled The 
Summit at Auburn Hills filed recorded on June 13, 2018 in Gwinnett County Plat Book 142, Page 143 
and being more particularly described as follows: 

Commence at the Intersection of Centerlines of Belfaire Lake Drive and Auburn Roadi 

THENCE leaving said intersection North 44 degrees 09 minutes 56 seconds West for a distance 

of 273.13 feet to an Iron Pin Set on the Northeasterly Right-of-Way of Auburn Road (R/W 

varlesL said Point being THE POINT OF BEGINNING. 

THENCE from said point as thus established and continuing along the aforesaid Right-of-Way of 

Auburn Road (R/W varies) the following two (2) courses and distances North 54 degrees 50 minutes 11 

seconds West for a distance of 329.60 feet to a Point; THENCE North 55 degrees 05 minutes 35 seconds 
West for a distance of 354.13 feet to a Point; THENCE leaving aforesaid Right-of-Way of Auburn Road 

North 51 degrees 30 minutes 31 seconds East for a distance of 932.82 feet to a Yz'' rebar with a cap; 
THENCE South 40 degrees 44 minutes 39 seconds East for a distance of 343.53 feet to a Point; THENCE 

North 51 degrees 54 minutes 58 seconds East for a distance of 239.84 feet to a W' rebar with a cap; 
THENCE South 57 degrees 15 minutes 18 seconds East for a distance of 333.49 feet to an Axle; THENCE 

South 51 degrees 46 minutes 26 seconds West for a distance of 1099.51 feet to a Point, said point being 
THE POINT OF BEGINNING. 

Less and Except: 

Lots 2A, 9B, 1 OB, 1 !B, 12B, 13B, 29A, 30A, 3 lA, 32A, 34A, 35A and 36A shown on that certain 
revised plat labeled The Summit at Auburn Hills filed recorded on June 13, 2018 in Gwinnett County Plat 
Book 142, Page 143. 

RECEIVED BY 

FEB 11 2019 

Plannlng&Development 

CIC 119 00 3 
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Exhibit C: Site Plan 
 

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

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

[attached] 
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Exhibit F: Internal and External Agency Review Comments 

[attached] 
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TRC Meeting Date: 2.15.2023 
Department/Agency Name: Transportation 
Reviewer Name: Brent Hodges 
Reviewer Title: Construction Manager 1 
Reviewer Email Address: Brent.Hodges@gwinnettcounty.com 
Case Number: CIC2023-00006 
Case Address: 1668 Auburn Ridge Way 

   Comments:     X     YES   NO 
1 Auburn Road (SR 324) is a minor arterial. ADT = 22,600. 

2 6.9 miles to the nearest transit facility (#2334754) Buford Park and Ride. 

3 

4 

5 

6 

7 

Recommended Zoning Conditions:    YES  X NO 
1 

2 

3 

4 

5 

6 

7 

Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE
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TRC Meeting Date: 

Department/Agency Name: DWR 

Reviewer Name: Mike Pappas 

Reviewer Title: GIS Planning Manager 

Reviewer Email Address: Michael.pappas@gwinnettcounty.com 

Case Number: CIC2023-00006 

Case Address: 1668 Auburn Ridge Way 

   Comments:         YES  X NO 
1 Water: DWR does not have comments for this development. The existing building is connected to public 

water. 

2 Sewer: DWR does not have comments for this development. The existing building is connected to public 
sewer. 
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Water Comments:

Sewer Comments:

Water Availability:

Sewer Availability:

Water and Sewer Design and Construction Requirements:

Private Road Developments:

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

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

                                                                                                        Extensions of the water and/or sanitary sewer systems within the subject development must conform to this department’s policies, Gwinnett County’s ordinances, and the Water Main and Sanitary Sewer Design and
Construction Standards and Specifications, dated April 5th, 2016. Subsequent to design, construction, inspection, and final acceptance of the required utilities, service would then become available under the applicable utility permit rate schedules.
                                                    Any development with private roads must comply with the Standard Policy Requirement for the Installation of Water and Sanitary Sewer Mains within Private Developments.  This policy stipulates minimum easement requirements and location of
public mains and appurtenances, among other requirements.
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DWR does not have comments for this development. The existing building is connected to public water.

DWR does not have comments for this development. The existing building is connected to public sewer.
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