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REZONING AND SPECIAL USE PERMIT 

CASE NUMBER(S): RZM2026-00005 & SUP2026-00005  

APPLICANT(S): MANOJ PATEL 

PROPERTY OWNER(S):  MANOJ PATEL 

LOCATION(S): 3140 SUGARLOAF PARKWAY 

PARCEL IDENTIFICATION NUMBER(S): 5085 692 

APPROXIMATE ACREAGE: 1.28 ACRES 

CURRENT ZONING: BG (GENERAL BUSINESS DISTRICT) 

PROPOSED ZONING: RM-8 (TOWNHOUSE RESIDENTIAL DISTRICT) 

PROPOSED DEVELOPMENT: 6 TOWNHOMES W/ SUP FOR FRONT-ENTRY  

DEPARTMENT RECOMMENDATION: DENIAL 

VICINITY MAP 
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ZONING HISTORY 

The subject property was annexed into the City of Lawrenceville and rezoned to BG 
(General Business District), its current zoning classification, during the period of 
commercial development occurring along the Sugarloaf Parkway corridor in the late 20th 
century. 

PROJECT SUMMARY 

The applicant requests the rezoning of an approximately 1.28-acre property located at 
3140 Sugarloaf Parkway (Parcel ID Number: 5085 692) from BG (General Business District) 
to RM-8 (Townhouse Residential District) to develop six (6) townhouse dwelling units at a 
density of approximately five (5) Units Per Acre (UPA). The applicant also requests a Special 
Use Permit to allow front-entry townhouse units for the proposed development. The 
subject property is located along the eastern right-of-way of Johnson Road, south of its 
intersection with Sugarloaf Parkway. 

SITE PLAN 

 

ZONING AND DEVELOPMENT STANDARDS 

The proposed development incorporates a moderate-density attached residential housing 
type that may, in certain circumstances, serve as a transitional land use between 
commercial and detached residential areas. However, Staff finds that the specific 
configuration of the subject property, including its limited size, existing commercial 
subdivision pattern, and direct adjacency to commercial service functions, results in a 
development pattern that does not fully align with the intended framework of the RM-8 
zoning district. 
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The applicant seeks to develop a single row of six (6) townhomes on the subject property, 
all of which are front-loaded. Each two-story townhome unit includes a minimum of 1,800 
square feet of heated space, with at least three bedrooms. The architectural design for the 
townhomes will utilize brick and complementary high-quality exterior materials. Common 
space includes a central 3,038 square foot courtyard fronting the units as well as other 
ancillary green space. 

Approval of the requested RM-8 (Townhouse Residential District) zoning district requires 
variances from the minimum standard for the district as outlined below: 

Article 1 Districts, Section 102.7 RM-8 Townhouse Residential District, Subsection B. Lot 
Development Standards 

Standard Requirement Proposal Recommendation 

Min. Lot Area* 5 acres 1.28 acres See Staff Analysis  

Min. Unit Width 20 ft  24 ft  N/A 

Ext. Front Setback 25 ft  25 ft  N/A  

Ext. Side Setback 20 ft  20 ft  N/A 

Ext. Rear Setback 20 ft  20 ft  N/A 

Min. Heated Area See Table Below See Table Below N/A  

Max. Lot Coverage 40% 40% N/A  

Max. Height 35 ft  35 ft  N/A 

Min. Com. Area % 15% 15% N/A 

*Minimum lot area shall not be reduced by a Variance. 

Minimum Heated Floor Area 

Standard  Requirement  Proposal  Recommendation  

1-bedroom 1,000 sq. ft  
N/A 

Variance 
2-bedroom 1,200 sq. ft  

3-bedroom 1,400 sq. ft (40%) 
1,800 sq. ft (100%) 

4-bedroom 1,600 sq. ft (10%) 

 

Article 1 Distr icts, Section 102.7 RM-8 Townhouse Residential Distr ict, Subsection E. 
Development Standards 
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Standard Requirement Proposal Recommendation 

Min. Units Per Row 
(UPR) 3 units 6 units N/A  

Max. Units Per Row 
(UPR) 8 units 6 units N/A 

Private Drive Width 24 ft  24 ft  N/A 

Sidewalk Width 5 ft  5 ft  N/A 

Rear Setback from 
Private Drive 27 ft  27 ft  N/A 

Rear-Entry Units  6 units (100%) 0 units (0%) Special Use Permit  

Adjacency to Public 
Green Space 3 units (50%) 6 units (100%) N/A 

Min. Public Green 
Space  3,000 SF ~3,198 SF N/A 

Article 4 Buffers, Section 403 Buffers Table 

Standard Requirement Proposal Recommendation 

RM-8 / R-75 
(Gwinnett County)  

25 ft  40 ft  N/A 

Article 5 Parking, Section 508 Number of Off-Street Parking Spaces Required; Table 5-3. 

Standard Requirement Proposal Recommendation 

Parking: Dwell ing 4 spaces per unit (24 
spaces) 

4 spaces per unit (24 
spaces) N/A 

 
Staff further notes that the requested reduction in the RM-8 minimum lot area requirement 
substantially exceeds the level of dimensional flexibility typically associated with variance 
relief. Staff finds the requested deviation constitutes a significant departure from the 
established dimensional framework and applicability standards of the RM-8 district and 
suggests that the subject property may not be suited for development under the intended 
framework of the district.  

In the Letter of Intent, the applicant states that the requested variances are justified due 
to the limited size and fixed boundaries of the subject property, the relatively modest 
density of the proposed development, and the project’s potential to provide a transitional 
land use between nearby commercial and residential properties. The applicant further 
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states that the proposal would allow for high-quality residential development on a 
currently undeveloped commercial parcel. 

While Staff acknowledges the proposed attached residential development may, in certain 
circumstances, serve as an appropriate transition between commercial and detached 
residential uses, Staff finds that the proposal does not fully align with the intended 
development framework of the RM-8 zoning district. The subject property’s limited size, 
existing commercial subdivision pattern, and reliance on front-entry townhouse units 
requiring approval of a Special Use Permit result in a development configuration that 
differs from the coordinated residential character generally envisioned within the RM-8 
district. The RM-8 district is intended to accommodate larger-scale townhouse 
developments featuring integrated site design, residentially oriented development 
patterns, and rear-entry product types. In contrast, the proposed development introduces 
a compact townhouse configuration within an established commercial development 
environment originally designed to support commercial activity and circulation patterns.  

Staff further notes that the proposal shares certain characteristics with the City’s RS-TH 
INF (Single-Family Townhouse Infil l Residential) district, which is intended to accommodate 
compact townhouse development in more urbanized and walkable areas near Downtown 
Lawrenceville. However, the subject property is not located within the geographic area 
where the RS-TH INF district is permitted and does not exhibit the surrounding 
development pattern, pedestrian orientation, or urban context typically associated with 
that district. 

CITY OF LAWRENCEVILLE OFFICIAL ZONING MAP 
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SURROUNDING ZONING AND USE 

The general area surrounding the subject property is characterized by a mixture of 
commercial and residential zoning districts and land uses. Properties along the Sugarloaf 
Parkway corridor are predominantly developed with automobile-oriented commercial uses, 
while detached single-family residential neighborhoods are located further from the 
corridor. The subject property directly abuts commercially zoned properties to the north 
and east, both zoned BG (General Business District), including a multitenant retail center 
and a convenience store with fuel pumps. The subject property is positioned directly 
adjacent to the rear service side of the existing retail center, including areas associated 
with utilities, deliveries, loading activity, refuse collection, and other operational 
commercial functions. A detention facility serving the surrounding commercial parcels is 
located immediately east of the property. 

Properties to the south and west consist of detached single-family residential uses within 
the Tanner Pointe subdivision and nearby unincorporated Gwinnett County properties 
zoned R-75 (Single-Family Residence District).  

While attached residential development may, in certain circumstances, provide an 
appropriate transitional land use between commercial and detached residential areas, 
Staff notes that the subject property was originally subdivided and configured as part of 
an integrated commercial development pattern. As a result, the surrounding site design, 
circulation, service infrastructure, and adjacent property orientation remain primarily 
commercial in nature rather than residential. The proposed townhouse units would directly 
orient front-entry residential facades toward the rear operational areas of the adjacent 
commercial center, raising compatibility and long-term residential livability 
considerations.  

Furthermore, unlike a coordinated mixed-use or master-planned transition area, the 
proposal represents a relatively isolated residential insertion into an existing commercial 
node. Given the surrounding development pattern and the direct adjacency to active 
commercial service functions, Staff finds that the proposed residential configuration may 
not achieve the level of compatibility typically intended between townhouse residential 
development and nearby commercial activity. 
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FUTURE LAND USE PLAN MAP 

 

2045 COMPREHENSIVE PLAN 

The 2045 Comprehensive Plan designates the subject property within the Commercial 
Corridor character area, which is intended to accommodate automobile-oriented 
commercial development along major transportation corridors. The character area 
envisions larger-scale commercial uses and coordinated site planning designed to support 
retail, office, and service-oriented activity. While residential uses may, in certain 
circumstances, function as transitional land uses, the proposed townhouse development 
does not fully reflect the development pattern anticipated within this character area. 

The subject property was originally developed and subdivided as part of an integrated 
commercial development pattern, and the surrounding site conditions remain 
predominantly oriented toward commercial activity. Adjacent properties contain 
commercial service and operational areas, including loading functions, utility 
infrastructure, and rear building elevations associated with the existing retail center. As 
proposed, the townhouse units would orient toward these commercial operational 
features, raising compatibility and long-term residential livability considerations that may 
not align with the intended character and function of the Commercial Corridor area. 

Furthermore, the proposal represents the introduction of a relatively small-scale 
standalone residential development within an established commercial node rather than a 
coordinated mixed-use or master-planned transitional environment. The proposal could 
incrementally fragment the cohesive commercial development pattern envisioned along 
the Sugarloaf Parkway corridor. Given these factors, Staff finds that the proposal is not 
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fully consistent with the intent and development framework of the Commercial Corridor 
character area as outlined in the 2045 Comprehensive Plan. 

STAFF RECOMMENDATION  

While townhouse developments may, in certain circumstances, serve as appropriate 
transitional land uses between commercial and detached residential areas, Staff finds that 
the specific configuration of the subject property limits its ability to support a residential 
environment consistent with the intent and development framework of the RM-8 district. 
The subject property was originally subdivided and designed as part of an integrated 
commercial development pattern, and the surrounding site conditions remain 
predominantly commercial in character, including adjacent service and operational areas 
associated with nearby retail uses. As proposed, the townhouse units would orient primary 
residential facades toward these commercial operational features, raising compatibility 
and long-term residential livability considerations. 

Staff further finds that the proposal requires substantial deviation from the dimensional 
standards and development intent of the RM-8 district, including reduction of the minimum 
lot area from five (5) acres to approximately 1.28 acres, a standard that is not currently 
eligible for variance relief under the Zoning Ordinance. The proposal also relies entirely on 
front-entry townhouse units through a Special Use Permit rather than the rear-entry 
development pattern generally envisioned within the district. 

Given the constrained nature of the site, the extent of the requested deviations, and the 
proposal’s limited consistency with the surrounding commercial development pattern and 
the Commercial Corridor character area of the 2045 Comprehensive Plan, Staff 
recommends DENIAL of the request.  

CITY OF LAWRENCEVILLE DEPARTMENT COMMENTS: 

ENGINEERING DEPARTMENT - No comment 

PUBLIC WORKS - No comment 

ELECTRIC DEPARTMENT - Georgia Power will serve this development.  

GAS DEPARTMENT - Lawrenceville Gas will serve this development.  

DAMAGE PREVENTION DEPARTMENT - No comment 

CODE ENFORCEMENT - No comment 

STREET AND SANITATION DEPARTMENT - No comment 
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STATE CODE 36-67-3 (FMR.) REVIEW STANDARDS: 

1. Whether a zoning proposal will permit a use that is suitable in view of the use and 
development of adjacent and nearby property; 

The proposed townhouse development may serve as a transitional use between 
nearby commercial and detached single-family residential properties. However, the 
subject property was originally designed as part of an integrated commercial 
development pattern, and the proposed units would orient toward the rear service 
and operational areas of the adjacent retail center, including loading areas, util ities, 
deliveries, and other commercial functions. Given these conditions, Staff finds that 
the proposed residential configuration may not achieve the level of compatibility 
typically intended in relation to surrounding development patterns.  

2. Whether a zoning proposal will adversely affect the existing use or usability of 
adjacent or nearby property; 

The proposal is not expected to substantially impair the current use of adjacent 
properties. However, introducing residential units immediately adjacent to active 
commercial service and operational areas may create long-term compatibility 
considerations related to noise, lighting, deliveries, odors, and other commercial 
activity. The proposal may also incrementally limit the long-term flexibility of 
surrounding commercial properties within the established corridor development 
pattern.  

3. Whether the property to be affected by a zoning proposal has a reasonable 
economic use as currently zoned; 

The property retains reasonable economic use under its existing BG zoning 
classification and may be developed with commercial uses consistent with the 
Commercial Corridor character area. The subject property was originally subdivided 
as part of a coordinated commercial development pattern and remains surrounded 
by viable commercial uses and infrastructure serving the Sugarloaf Parkway 
corridor.  

4. Whether the zoning proposal will result in a use which will or could cause an 
excessive or burdensome use of existing streets, transportation facilities, util ities, 
or schools; 

Given the relatively small scale of the proposed development, the request is not 
anticipated to create an excessive burden on existing streets, utilities, 
transportation facilities, or public infrastructure. Impacts on surrounding roadways 
and service systems are expected to be minimal. 
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5. Whether the zoning proposal is in conformity with the policy and intent of the 
Comprehensive Plan;  

The proposal is not fully consistent with the 2045 Comprehensive Plan, which 
designates the property within the Commercial Corridor character area intended 
primarily for automobile-oriented commercial development. While residential 
transition uses may be appropriate in certain circumstances, the proposal represents 
a relatively isolated residential insertion within an established commercial node 
rather than a coordinated mixed-use or master-planned development pattern 
envisioned for the corridor. The substantial deviation from the RM-8 district 
framework further suggests that the subject property may not be suited for 
development under the intended character and function of the district or the 
Commercial Corridor area. 

6. 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 zoning proposal;  

Several factors support disapproval of the request, including the substantial 
reduction in the RM-8 minimum lot area requirement, reliance on front-entry 
townhouse units through a Special Use Permit, and the site’s original configuration 
as part of an integrated commercial development pattern. Additionally, the direct 
adjacency between the proposed residential units and nearby commercial service 
and operational areas raises compatibility and long-term residential livability 
considerations. 
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PLANNING AND DEVELOPMENT DEPARTMENT 

RECOMMENDED CONDITIONS – 06012026 

NOTE: The following conditions are provided as a guide should the City Council choose to 
approve the petition of this request. 

RZM2026-00005 

Approval of a rezoning to RM-8 (Townhouse Residential District), subject to the following 
enumerated conditions:  

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

A. Townhouse dwelling units at a maximum of six (6) dwelling units on approximately 
1.28 acres at a gross density of no more than five (5) units per acre (UPA). 

B. The development shall be designed and constructed in general accordance with the 
Rezone Plan titled “3140 Sugarloaf Parkway,” dated “March 5, 2026,” prepared by 
“Sullins Engineering, LLC,” with the exception that the plan may be modified to 
address conditions of zoning.  Final site design shall be subject to the review and 
approval of the Director of the Planning and Development Department.   

C. The multifamily dwelling units shall be designed in general accordance with the 
submitted elevations titled “4 Unit Townhouse,” dated “May 12, 2021,” prepared 
by “Intelligent Design,” predominantly four-side masonry on the lower level, which 
could be brick, stone or a combination of brick and stone (with accents of fiber 
cement siding). Final design shall be subject to the review and approval of the 
Director of the Planning and Development Department. 

D. All townhouse dwelling units shall have two (2) car garage with carriage-style garage 
doors. The driveway shall measure eighteen (18) feet in width and twenty-seven 
(27) feet in depth (as measured from the curb), providing sufficient space for two 
(2) passenger vehicles.  Final design shall be subject to the review and approval of 
the Director of the Planning and Development Department 

2. To satisfy the following site development considerations:  

A. The development shall be constructed in conformity with the City of Lawrenceville 
Zoning Ordinance and Development Regulations. The final design shall be subject to 
the review and approval of the Director of Planning and Development.  
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B. The development shall abide by all applicable standards of the Development 
Regulations, unless otherwise specified in these conditions, or through approval of 
a variance administratively, or by the Zoning Board of Appeals, as appropriate. 

C. Landscape shall be designed and installed to meet the conditions of zoning, 
requirements of the Zoning Ordinance and Development Regulations. The final 
design shall be subject to the review and approval of the Director of Planning and 
Development. 

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

E. All grassed areas shall be sodded. 

F. The required parking ratio for development shall be four (4) spaces per townhouse 
unit.  

G. Building setbacks off internal streets or driveways shall be in general accordance 
with the submitted site plans and architectural renderings, and otherwise subject 
to review and approval of the Director of Planning and Development.  

H. All underground utilities shall be provided throughout the development. 

3. The following variances are approved: 

A. A variance from the Zoning Ordinance, Article 1 – Districts, Section 102.7 – RM-8 
Townhouse Residential District, Subsection B. Lot Development Standards. Allows a 
reduction in the minimum lot area from five (5) acres to one and twenty-eight 
hundredths (1.28) acres. 

B. A variance from the Zoning Ordinance, Article 1 – Districts, Section 102.7 – RM-8 
Townhouse Residential District, Subsection B. Lot Development Standards. Allows 
an increase in the percentage of three-bedroom units allowed from forty percent 
(40%) feet to one hundred percent (100%).   
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PLANNING AND DEVELOPMENT DEPARTMENT 

RECOMMENDED CONDITIONS – 06012026 

NOTE: The following conditions are provided as a guide should the City Council choose to 
approve the petition of this request. 

SUP2026-00005 

Approval of a Special Use Permit for Front Entry Garage Units, subject to the following 
enumerated conditions:  

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

A. The maximum number of Front Entry Units shall be six (6). 
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LEGAL DESCRIPTION 

Lot #2 

All that tract or parcel of land lying and being in Land Lot 85 of the 5TH District, City of 
Lawrenceville, Gwinnett County, Georgia, containing 1.28 acres as shown on plat of survey 
for Tree Lane, L.L.C. & Stewart Title Guaranty Company, dated December 12, 2002, last 
revised June 13, 2003, prepared by Harkleroad and Associates, certified to by Donald W. 
Harkleroad, G.R.L.S. No. 1578 and being more particularly described according to said 
survey as follows:  

TO FIND THE TRUE POINT OF BEGINNING, begin at the intersection of the southerly right of 
way of Sugarloaf Parkway (said road having a right of way that varies) with the westerly right 
of way of Old Snellville Road (said road having a right of way that varies) if both roads were 
extended to form an angle; thence southerly for a distance of 20.00 feet to a point on the 
westerly right of way of Old Snellville Road; thence South 09 degrees 03 minutes 02 seconds 
West along the right of way of Old Snellville Road for a distance of 86.89 feet to a point; 
thence southerly along the right of way of Old Snellville Road along a curve to the right having 
a radius of 2824.79 feet and an arc length of 72.14 feet, being subtended by a chord bearing 
South 09 degrees 46 minutes 56 seconds West and a chord distance of 72.14 feet to a point; 
thence South 10 degrees 30 minutes 50 seconds West along the right of way of Old Snellville 
Road for a distance of 208.64 feet to a point; thence North 68 degrees 03 minutes 09 seconds 
West for a distance of 280.37 feet to a point; thence North 82 degrees 16 minutes 51 seconds 
West for a distance of 10.00 feet to a point and the TRUE POINT OF BEGINNING; thence 
North 82 degrees 16 minutes 51 seconds West a distance of 300.00 feet to a point on the 
easterly right of way of Johnson Road (said road having a 50 foot right of way); thence North 
07 degrees 43 minutes 09 seconds East along the right of way of Johnson Road for a distance 
of 228.20 feet to a point; thence leaving said right of way of Johnson Road, North 66 degrees 
45 minutes 30 seconds West a distance of 311.36 feet to a point; thence North 07 degrees 
43 minutes 09 seconds East a distance of 144.88 feet to a point and the TRUE POINT OF 
BEGINNING. 
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ATTIC VENTILATION:

WINDOWS:

GARAGE DOORS:

ATTIC ACCESS:

SECURITY NOTES:

CODE REQUIREMENTS:

GENERAL REQUIREMENT.

C1
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