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REZONING AND BUFFER REDUCTION 

CASE NUMBER(S): RZC2026-00001 & BFR2026-00003 

APPLICANT(S): AMICASA HOME CARE CORP 

PROPERTY OWNER(S):  1298 OLD NORCROSS ROAD, LLC 

LOCATION(S): 1298 OLD NORCROSS ROAD 

PARCEL IDENTIFICATION NUMBER(S): 7006 008 & 7006 050 

APPROXIMATE ACREAGE: 3.13 ACRES 

CURRENT ZONING: RS-150 (SINGLE-FAMILY RESIDENTIAL 
DISTRICT) AND OI (OFFICE INSTITUTIONAL 
DISTRICT) 

PROPOSED ZONING: OI (OFFICE INSTITUTIONAL DISTRICT) 

PROPOSED DEVELOPMENT: PERSONAL CARE HOME / ASSISTED LIVING FACILITY 

DEPARTMENT RECOMMENDATION: APPROVAL W/ CONDITIONS 

VICINITY MAP 
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ZONING HISTORY 

Portions of the subject property adjacent to Old Norcross Road (R7006 008) were annexed 
into the City of Lawrenceville and rezoned to RS-120 (Single Family Residential District) In 
1982; these portions were rezoned to OI (Office Institutional District in 1989 per RZ-89-12. 
The remaining portions of the subject property were annexed into the city limits and 
rezoned to RS-150 (Single Family Residential District) sometime between the years 1989 
and 2002. 

PROJECT SUMMARY 

The applicant requests the rezoning of an approximately 3.13-acre parcel assemblage 
located at 1298 Old Norcross Road from split RS-150 (Single-Family Residential District) 
and OI (Office Institutional District) zoning to OI (Office Institutional District) to develop a 
personal care home / assisted living facility. Further, the applicant is requesting to reduce 
the required buffer with adjacent RS-150 zoning districts from 50 feet to 25 feet. The 
subject property is located at the southern right-of-way of Old Norcross Road, west of its 
intersection with Hillandale Drive. 

SITE PLAN 
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ZONING AND DEVELOPMENT STANDARDS 

The subject property currently consists of a one story, 1,064 square foot wood frame 
single-family dwelling constructed in 1979. There are no Certificates of Occupancy or 
Occupational Tax Certificates associated with the subject property; there is currently an 
open code case at the property regarding outdoor storage (vehicles) and parking on non-
approved surfaces (CEU2025-16538).  

The applicant seeks to redevelop the subject property into a commercial personal care 
home / assisted living facility. The proposal consists of two structures totaling 
approximately 18,100 SF of gross floor area.  

Approval of the requested OI (Office Institutional District) zoning district meets the 
minimum standard for the district as outlined below: 

Article 1 Districts, Section 102.12 OI Office Institutional District, Subsection B. Lot 
Development Standards. 

Standard Requirement Proposal Recommendation 

Lot Area 20,000 sq ft 136,342 sq ft N/A 

Lot Width 100 ft 220 ft N/A 

Front Setback 50 ft 50 ft N/A 

Side Setback 10 ft 10 ft N/A 

Rear Setback 40 ft 40 ft N/A 

Impervious Surface 
Coverage 70% Not listed Land Disturbing 

Activity Permit  

Max Height 35 ft Not listed Building Permit  

Article 1 Districts, Section 102.12 OI Office Institutional District, Subsection C. 
Miscellaneous Provisions. 

Standard Requirement Proposal Recommendation 

District Location 

Major Arterials, 
State Highways, 

and Access Roads 
parallel to 

expressways 

Major Arterial N/A 
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Article 4 Buffers, Section 403 Buffers Table 

Standard Requirement Proposal Recommendation 

OI/RS-150 50 ft 25 ft Buffer Reduction 

OI/R-75 50 ft 25 ft Buffer Reduction 

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

Standard Requirement Proposal Recommendation 

Parking: Personal 
Care Home 

1 per two beds plus 
1 for each 250 SF 
GFA of common 

space 

46 spaces Variance (Board of 
Appeals) 

 

In addition to the rezoning request, a buffer reduction is requested to reduce the required 
buffer between the subject property and adjacent properties zoned City of Lawrenceville 
zoning district RS-150 (Single-Family Residential) and Gwinnett County zoning district R-75 
(Single-Family Residential) from 50 feet to 25 feet. Due to the property’s shape, the fact 
that it is surrounded by residential uses and zoning districts on nearly all sides, and the 
presence of a stream with an associated 75’ buffer running through the rear of the 
property, a significant portion of the property is rendered unbuildable by these various 
buffers. These hardships may justify a reduction of the required zoning buffer; the required 
75’ stream buffer shall remain in place as-is. 

Parking, driveway, architectural, and landscaping requirements will be reviewed following 
submission of all  permit applications and must be brought into compliance prior to the 
issuance of a Certificate of Occupancy. 
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CITY OF LAWRENCEVILLE OFFICIAL ZONING MAP 

 

 

SURROUNDING ZONING AND USE 

The immediate area surrounding the subject property consists of single-family residential 
and light commercial zoning districts and land uses. The properties to the east of the 
subject property along Old Norcross Road are both zoned OI (Office Institutional District) 
and consist of day care and a medical office operating out of structures initially built as 
single-family dwellings. Otherwise, the properties directly adjacent to the subject property 
contain single-family dwellings within residential zoning districts (City of Lawrenceville RS-
150 district and Gwinnett County R-75 district). The greater area consists of predominantly 
single-family residential on the southern extent of Old Norcross Road; likewise, the 
northern extent of Old Norcross Road contains Discovery High School and Benefield 
Elementary School, both institutional uses on properties zoned HM (Heavy Manufacturing 
District). The proposal may be appropriate considering the residential and institutional 
nature of nearby land uses and zoning districts. 
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FUTURE LAND USE PLAN MAP 

 

2045 COMPREHENSIVE PLAN 

The 2045 Comprehensive Plan and Future Development Map indicate the property lies 
within the Industrial character area, described as follows: 

The industrial character area leverages both its location along SR 316 and the 
growing distribution and technology industries. This area supports a variety of 
job/work types with a focus on skilled jobs and attracting high-tech businesses in 
Class A office space and modern light industrial facilities. 

As proposed, the requested rezoning may not be strictly consistent with the policies of the 
2045 Comprehensive Plan.  
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STAFF RECOMMENDATION 

The proposed rezoning and buffer reduction provide a compatible, low-impact institutional 
use adjacent to both residential and employment areas and would function as an effective 
transitional land use between single-family neighborhoods and more intensive industrial 
and institutional development located along the northern right-of-way of Old Norcross 
Road. Additionally, the requests would eliminate “split zoning”, promoting a coordinated 
and orderly development pattern, which would align with the City’s long-term vision for 
the area by supporting employment-adjacent institutional uses with the broader Industrial 
Character Area.  

Given these considerations, the rezoning and buffer reduction requests represent a 
reasonable, appropriate, and well-supported use of a property and does not materially 
conflict with the Comprehensive Plan. Therefore, Staff recommends APPROVAL WITH 
CONDITIONS  of the proposed rezoning and buffer reduction. 
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CITY OF LAWRENCEVILLE DEPARTMENT COMMENTS: 

ENGINEERING DEPARTMENT 

No comment 

PUBLIC WORKS 

No comment 

ELECTRIC DEPARTMENT 

Jackson EMC serves this development.  

GAS DEPARTMENT 

Lawrenceville Gas serves 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 OI zoning and personal care home / assisted living facility is generally 
compatible with nearby institutional, and office uses along Old Norcross Road and 
may serve as a transitional use between commercial and surrounding residential 
properties.  

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

The proposed development is not expected to adversely affect nearby properties, as 
personal care homes typically generate relatively low traffic and operational 
impacts compared to other commercial uses.  

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

The subject properties are split zoned (RS-150 and OI), which limits cohesive 
development and constrains its highest and best use. While portions could be 
developed under existing zoning, the property is most economically viable as a 
unified OI district, allowing for coordinated institutional development consistent 
with surrounding land uses.  

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; 

The proposed assisted living facility is expected to generate moderate traffic 
volumes and should have minimal impact on surrounding transportation 
infrastructure, util ities, and nearby schools.  

5. Whether the zoning proposal is in conformity with the policy and intent of the 
Comprehensive Plan;  

The subject property is located within the Industrial Character Area of the City’s 
Comprehensive Plan. While the proposed personal care home/assisted living facility 
is not an industrial use, it is an institutional use compatible with surrounding 
development and functions as a transition between residential and 
employment/industrial uses. The rezoning to OI (Office-Institutional) supports the 
City’s goals for orderly growth, land use compatibility, and efficient development, 
and is therefore generally consistent with the policy and intent of the Comprehensive 
Plan.  
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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;  

The subject property is in an area characterized by a mix of residential, institutional, 
and employment uses, including office-institutional zoning and industrial 
development across the adjacent arterial roadway. This evolving land use pattern 
reflects a transition from single-family residential to more intensive institutional 
and employment-oriented uses. Given the property’s location and surrounding area, 
the proposed rezoning to OI (Office-Institutional District) responds to these changing 
conditions, supports coordinated development, and provides a compatible, low-
impact use that aligns with the City’s vision for orderly growth. These factors provide 
supporting grounds for approval of the request. 
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PLANNING & DEVELOPMENT  

RECOMMENDED CONDITIONS – 03302026 

RZC2026-00001

Approval of a rezoning to OI (Office Institutional District), subject to the following 
enumerated conditions: 

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

A. Limited to office and institutional uses only.

B. Final building design, site design, and exterior appearance shall be approved by the
Director of Planning and Development.

C. 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-twirlers, or sign walkers shall be prohibited.

D. Peddlers and/or any parking lot sales unrelated to the rezoning shall be prohibited.

E. Outdoor storage shall be prohibited.

F. The owner shall repaint or repair any graffiti or vandalism that occurs on the
property within seventy-two (72) hours.

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 the Planning and Development
Department.

B. Electrical, Mechanical, Plumbing or Structural modifications shall be subject to the
rules and regulations of the International Building Code (IBC). Plans shall be subject
to the review and approval of the Director of the Planning and Development
Department.

C. Prior to the issuance of a Land Disturbing Activity Permit or Building Permit, a
Landscape Plan be submitted for review and approval by the Director of the Planning
and Development Department. A Landscape Plan shall include perimeter buffers,
street frontage and internal parking lots, driveways, and planting areas.
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D. Provide a ten (10) foot landscape strip adjacent to all public rights-of-way.  

E. Lighting shall be contained in cut-off type luminaries and shall be directed toward 
the property so as not to shine directly into adjacent properties or right-of-way. 

F. Dumpsters shall be screened by solid masonry walls matching the building, with an 
opaque metal gate enclosure.  

 

PLANNING AND DEVELOPMENT DEPARTMENT 

RECOMMENDED CONDITIONS_03302026 

BFR2026-00003 

Approval of the requested Buffer Reduction, subject to the following enumerated 
conditions: 

1. To restrict the Buffer Reduction as follows: 

A. Allows a fifty percent (50%) reduction of the minimum zoning buffer 
requirements between dissimilar zoning classifications, from fifty (50) feet to 
twenty-five (25) feet. 

B. Provide a twenty-five (25) zoning buffer as shown on the submitted Rezoning 
Exhibit, prepared for “1298 Old Norcross Road & Gwinnett County Parcel  7006 
050”, prepared by “Keystone Land Surveying, Inc.”, dated “January 30, 2026”. 

C. Any disturbance within the required twenty-five (25) foot zoning buffer shall be 
limited to an approved landscape plan.  Approval of this Buffer Reduction shall 
not be construed as a waiver of zoning buffer requirements for any future 
development or redevelopment beyond the scope of this application. 

D. All required landscaping and screening shall be installed prior to final inspection 
and issuance of a Certificate of Occupancy and shall be maintained in a healthy 
condition for the life of the development. 

E. The zoning buffer reduction shall not authorize additional principal buildings or 
expansion beyond what is depicted on the submitted Rezoning Exhibit, prepared 
for “1298 Old Norcross Road & Gwinnett County Parcel  7006 050”, prepared by 
“Keystone Land Surveying, Inc.”, dated “January 30, 2026”. 

F. No land-disturbing activity shall occur within the required 75-foot impervious 
surface setback, 50-foot undisturbed buffer, or 25-foot state waters buffer, 
except as authorized through the applicable variance procedures. 

G. All site improvements shall comply with the City of Lawrenceville Development 
Regulations unless otherwise approved through separate variance or permit 
action. 
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H. All applicable local, state, and federal permits and approvals shall be obtained 
prior to commencement of construction activities. 
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1298 OLD NORCROSS ROAD, LAWRENCEVILLE, GA 30046 

ALL THAT TRACT OR PARCEL OF LAND LYING AND BEING IN LAND LOT 6 OF THE 7TH 
DISTRICT, GWINNETT COUNTY, GEORGIA AND MORE PARTICULARLY DESCRIBED AS 
FOLLOWS: 

BEGINNING AT AN IRON PIN FOUND ON THE SOUTHERLY RIGHT OF WAY OF OLD 
NORCROSS ROAD (R/W VARIES) A DISTANCE OF 270.00 FEET WESTERLY OF THE WESTERLY 
RIGHT OF WAY OF HILLANDALE ROAD (80' R/W); THENCE SOUTH 12 DEGREES 21 MINUTES 
50 SECONDS WEST FOR A DISTANCE OF 79.09' FEET TO A POINT; THENCE SOUTH 04 
DEGREES 18 MINUTES 05 SECONDS EAST FOR A DISTANCE OF 123.08' FEET TO AN IRON 
PIN FOUND; THENCE SOUTH 26 DEGREES 50 MINUTES 40 SECONDS EAST FOR A 
DISTANCE OF 254.77' FEET TO A POINT; THENCE SOUTH 63 DEGREES 05 MINUTES 48 
SECONDS WEST FOR A DISTANCE OF 346.91' FEET TO A POINT; THENCE NORTH 29 
DEGREES 10 MINUTES 11 SECONDS WEST FOR A DISTANCE OF 200.00' FEET TO AN IRON 
PIN FOUND; THENCE NORTH 63 DEGREES 00 MINUTES 23 SECONDS EAST FOR A 
DISTANCE OF 155.19' FEET TO AN IRON PIN FOUND; THENCE NORTH 26 DEGREES 54 
MINUTES 57 SECONDS WEST FOR A DISTANCE OF 133.45' FEET TO AN IRON PIN FOUND; 
THENCE NORTH 00 DEGREES 30 MINUTES 09 SECONDS EAST FOR A DISTANCE OF 246.84' 
FEET TO A POINT ON THE SOUTHERLY RIGHT OF WAY OF OLD NORCROSS ROAD; THENCE 
ALONG A CURVE TO THE RIGHT HAVING A RADIUS OF 1869.86' FEET AND AN ARC LENGTH 
OF 45.86' FEET, BEING SUBTENDED BY A CHORD OF SOUTH 85 DEGREES 00 MINUTES 37 
SECONDS EAST FOR A DISTANCE OF 45.86' FEET ALONG SAID RIGHT OF WAY TO A POINT; 
THENCE ALONG A CURVE TO THE RIGHT HAVING A RADIUS OF 2826.99' FEET AND AN ARC 
LENGTH OF 175.27' FEET, BEING SUBTENDED BY A CHORD OF SOUTH 82 DEGREES 34 
MINUTES 44 SECONDS EAST FOR A DISTANCE OF 175.25' FEET ALONG SAID RIGHT OF WAY 
TO THE POINT OF BEGINNING. SAID PROPERTY CONTAINS 3.131 ACRES MORE OR LESS. 

PROPERTY BEING KNOWN AS 1298 OLD NORCROSS ROAD ACCORDING TO THE PRESENT 
SYSTEM OF NUMBERING IN GWINNETT COUNTY, GEORGIA AND INCLUDES TAX PARCEL 
NUMBERS: R7006 008 AND R7006 050. 
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1. Architecture drawing
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Actual photos 
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