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Architectural Review Board Agenda February 10, 2026 

City of Norcross Architectural Review Board (ARB) Page 2 of 2 

A. Call to Order

B. Approval of Previous Meetings Minutes

Architectural Review Board_RegularMeeting_Agenda_1.27.2026

C. Unfinished Business

D. New Business

1. 2026-55: R2025-007 290 & 300 Academy Street  
Rezoning from R75 (Single-Family Residential) to PRD Zoning (Planned Residence 
District).

Attachments:  
1. 1. Staff Report
2. 2. Application
3. 3. Impact Analysis
4. 4. Applicant's Requested Zoning Conditions
5. 5. Feasibility Letter from Gilbert E. Quinones, P.E
6. 6. Financial Statement
7. 7. Historic Demolition Questionnaire
8. 8. Historic Survey
9. 9. Proposed Concept Plans and Elevations

E. ADDITIONAL INPUT AND/OR DISCUSSION NOT OTHERWISE ADDRESSED BY THIS
AGENDA

F. Adjourn
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Regular Meeting Minutes January 27, 2026 

 

 
City of Norcross Architectural Review Board (ARB) Page 2 of 4 

A. Call to Order 
Roll Call (recorded) 

 
 
 
 
 
 
 

Attendee Name Title Status Arrived 
 Jeff Hopper Chair  Present   
 Barbara Grayson Vice Chair  Present   
 Naim Harrison Board member  Present   
 Bill McLees  Board member  Absent   
 Hugh Cooper  Board member  Tardy   

 
B. Approval of Previous Meetings Minutes 

 A motion to approve the minutes of the Architectural Review Board Meeting of January 27, 2026. 
 
RESULT: APPROVED [UNANIMOUS] 3-0 
MOVER: Barbie Grayson, Board Chair 
SECONDER: Naim Harrison, Board member 
AYES: Hopper, Grayson, Harrison 
ABSENT: Bill McLees 
TARDY: Hugh Cooper 

 

 
 

 

C. Unfinished Business 

 None 
 

D. New Business 

 
 

 

1. 2026-36: COA2025-003, 633 Sunset Drive 
 Discussion: 

 
• Railings will be added to the revised porch  
• For the interior, a permanent staircase will replace the attic.   

 
Vote:   
 

• The ARB recommended approval with the following condition:  
o Approved as Presented with Staff's Recommendations 

1. All conditions, not otherwise in conflict, to remain in effect. 
2. The applicant is reminded that this approval assumes general 
conformance with the adopted City 
of Norcross Architectural and Site Design Standards and Unified 
Development Ordinance. The applicant and/or builder is responsible for 
conforming with any specific design standard or UDO code section not 
addressed in the staff report and Architectural Review Board approval. 
3. The applicant will be required to install the tree density units as specified 
by the Arborist as well as all other landscaping and foundation plantings as 
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Regular Meeting Minutes January 27, 2026 

 

 
City of Norcross Architectural Review Board (ARB) Page 3 of 4 

required by the Architectural Design Standards and the Unified Development 
Ordinance, if applicable. 
4. Any changes from the Architectural Review Board approved component 
shall require ARB approval at another public hearing. 
5. An architectural inspection shall occur prior to release of the certificate of 
completion or occupancy to confirm compliance with the ARB’s approval.  

 
RESULT: APPROVED [UNANIMOUS] 3-0 
MOVER: Jeff Hopper, Board Chair 
SECONDER: Barbie Grayson, Board member 
AYES: Hopper, Grayson, Harrison 
ABSENT: Bill McLees 
TARDY: Hugh Cooper  

 

 

2. 2026-37: COA2025-055, 2755 Summerour St. 
 Discussion: 

 
• The 2020 Approval was discussed.  
• Front, side, and rear elevations were discussed along with the proposed garage 

door color.   
Vote:   
 

• The ARB recommended approval with the following condition:  
o Window trim (preferred to be bronze), but submit for administrative approval 

if the trim is white.   
 
RESULT: APPROVED [UNANIMOUS] 3-0 
MOVER: Barbie Grayson, Board Chair 
SECONDER: Naim Harrison, Board member 
AYES: Hopper, Grayson, Harrison 
ABSENT: Bill McLees 
TARDY: Hugh Cooper 
  

 

3. 2026-38: COA2025-056, 6028 Lanier Boulevard 
 Discussion:   

 
• Proposed change in the front porch and the open gable roof concept.   

 
Vote:   
 

• The ARB recommended approval with the following condition:   
o Trim color to be administratively approved.  

 
RESULT: APPROVED [UNANIMOUS] 4-0 
MOVER: Jeff Hopper, Board Chair 
SECONDER: Barbie Grayson, Board member 
AYES: Hopper, Grayson, Harrison, Cooper 
ABSENT: Bill McLees 
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Regular Meeting Minutes January 27, 2026 

 

 
City of Norcross Architectural Review Board (ARB) Page 4 of 4 

4. 2026-39: COA2025-057, 3040 Holcomb Bridge Road 
 Discussion:  

• Existing conditions of the office building and the need for repair.   

 
Vote:   

• The ARB recommended approval with the following condition:   

o Submit brick sample for administrative approval   

RESULT: APPROVED [UNANIMOUS] 4-0 
MOVER: Jeff Hopper, Board Chair 
SECONDER: Hugh Cooper, Board member 
AYES: Hopper, McLees, Grayson, Harrison, Cooper 
ABSENT: Bill McLees  

 

E. ADDITIONAL INPUT AND/OR DISCUSSION NOT OTHERWISE ADDRESSED BY THIS 
AGENDA 

 
 

 

F. Adjourn 

 Board Chair Jeff Hopper motioned to adjourn the meeting at 6:43 pm, seconded by Naim Harrison. The vote 
was unanimous, 4-0. 
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REZONING 
 

  Case Number                RZ2025-007  
  Petitioner                Robert Forro; 4.0 Construction LLC 

Property Location  290 and 300 Academy Street  
Current Zoning  R75 (Single-Family Residential) 
Proposed Zoning                       PRD (Planned Residence District) 
Proposed Use(s)  15 Custom-Built Single-Family Residences  
Character Area  Character Area 7: Town Center 
Site Acreage    3.33 Acres 
District                  6 
Land Lot   255 
Parcel #                                         6255 097, 6255 098 
Taxes Paid                                    Yes  
Historic District               National     

COMMUNITY DEVELOPMENT AND PLANNING DEPT. RECOMMENDATIONS 

Based on the analysis of this case, Staff recommends APPROVAL of rezoning to PRD (Planned 
Residence District) for 290 and 300 Academy, subject to the following:  

1. The PRD zoning designation shall be restricted to a single-family development up to a maximum of 
15 units;  

2. The property shall be developed in general conformance with the conceptual site plan depicting all 
lot sizes and setbacks dated receipt 11/18/2025; 

3. With the proposed subdivision’s National Historic District Designation, a concurrent variance to 
allow for fencing to extend into or across the front yard of the residences; 

4. If the Historic Demolition for the existing dwelling located at 300 Academy is approved by Mayor 
and Council, rebuild plans for Lots 6,7, and 8 are subject to Mayor and Council’s consideration. 

5. It is acknowledged that the Gwinnett County Fire Marshal or another reviewing agency may require 
modifications to the site for oversized vehicles such as fire and garbage trucks and minor 
adjustments to the site concept plan shall be approved by the Community Development Director in 
response to Gwinnett County comments is allowed; 

6. All utilities shall be buried;  
7. All common areas, including but not limited to storm water systems, shall be maintained by the 

HOA; 
8. Stormwater management plan including detention facility is subject to the approval of the City 

Engineer; 
9. Final landscape plan is subject to the approval of the City Arborist;  
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RZ2025-007   
 
 

10. The development shall comply with the Architectural Review Board's conditions of approval. Any 
changes to previously approved plans shall be subject to the formal advertising and review process 
of the Architectural Review Board;  

11. The applicant is reminded that this approval assumes general conformance with the adopted City 
of Norcross Architectural and Site Design Standards and Unified Development Ordinance (UDO). 
The applicant and/or builder are responsible for conforming with all design standards or UDO code 
sections not addressed in the staff report. 
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RZ2025-007   
 
 
 

Standards Governing the Exercise of Zoning Power 

According to Section 103-11, the criteria by which a zoning action can be approved or denied are as 
follows:  

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

The proposed use may permit a use that is suitable in view of the use and development of adjacent 
and nearby properties if the staff recommended conditions of approval are met. A rezoning of the 
subject properties to the PRD, Planned Residence District, zoning district will create a transition 
between the townhomes, single-family residence, and commercial uses south of Lawrenceville Street 
and the R-75 single-family residential uses north of Academy Street. The proposal also offers a 
transition between Norcross Elementary School east of Born Street and the mix of commercial and 
residential uses west and south of Lawrenceville Street.  

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

The proposed use may not adversely affect the existing use or usability of adjacent or nearby property 
if the staff recommended conditions of approval are met. Rear setbacks of lots adjacent to the 
proposed alley are required to be a minimum of five (5’) feet, and the conceptual plan provides a 10-
foot setback. 

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

The property may have a reasonable economic use as currently zoned. The current zoning is R75, 
Single Family Residential. Developing a subdivision under the current zoning would allow for 
approximately 12 homes or 3.6 units per acre.  

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, utilities or schools. 

The proposal may result in a use which could cause an excessive burdensome use of existing streets, 
transportation facilities, utilities, or schools.  
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5) Whether the zoning proposal is in conformity with the policy and intent of the Comprehensive 

Plan. 

The proposal is in conformity with the policy and intent of the Comprehensive Plan. The subject parcel 
is located within the Town Center Character Area. Planned Residential Communities are supported in 
the Town Center Character Area and are defined as residential developments whose essential 
features are a definable boundary, and a consistent, but not necessarily uniform character. Such 
developments may include a variety of housing types and typically share common recreational 
amenities, private covenants, conditions, and restrictions enforced by a homeowners’ association. 
Town Center supports Medium Density Residential, which is considered over 4, but no more than 12 
units per acre.  

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. 

       There are no known existing or changing conditions affecting the use of the property. 

 

Board Meeting Type Meeting Date Time Location 

ARB Hearing 2/10/2026 6:00 PM Conference Room 2nd Floor 

P&Z Hearing 3/4/2026 6:30 PM Conference Room 2nd Floor 

MCC Policy  Meeting 3/16/2026 6:30 PM Conference Room 2nd Floor 

MCC Regular Hearing 4/6/2026 6:30 PM Council Chambers 1st Floor 
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Proposed Concept Plan 

Proposed 15 Lots 
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EAST 

Zoning: R75 / 
Norcross 
Elementary 
School and 
Single-Family 
Residences  

Character 
Area: Town 
Center 

SOUTH 

Zoning: HX and BH / Single-Family Residence, Townhomes, Place 
of Worship 
Character Area: Town Center 
 

 
 
 
 
 
 
 

 

 

 

 

  

 

 

 

 

 

 

 

 

North 
Zoning: R75 / Single-Family Residences 
Character Area: Town Center 

WEST 

Zoning: HX / 
Extended Stay 
Motel 

 

Character 
Area: Town 
Center  

Subject Properties 
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Aerial View of Subject 
Properties  

Existing Conditions 
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Current zoning district for the property 
 
The R75 single-family residence zoning district is intended primarily for single-family residences and 
related uses on medium sized lots in the city. 
 
Requested zoning district for the property 
 
The PRD planned residence district is intended for higher density, multi-family residences and related 
uses. Approved PRDs will only contain housing types or densities allowed under the comprehensive plan's 
character area description. The applicant’s proposal, a single-family detached residential development, is 
permitted as of right in the PRD district.  
 
Summary of the applicant’s rezoning proposal 
 
The applicant is requesting to rezone to the PRD (Planned Residence District) zoning district on two parcels 
with a combined acreage of 3.33 acres to develop 15 detached single-family custom-built residences. Each 
home will be at a minimum 3,356 square feet and feature a garage. A private 16-foot-wide alley is 
proposed to access all the homes with rear garages. The proposed lots will vary in size, frontage, and lot 
width. The existing two-story residence at 290 Academy Street will be renovated and incorporated into 
the proposed subdivision. The subdivision will feature perimeter sidewalks. The alley and stormwater 
detention/park will be owned and maintained by a mandatory HOA. The rezoning component of this 
request is first reviewed by the Architectural Review Board, second by the Planning and Zoning Board, 
with the third and final review by Mayor and Council. The applicant has requested four conditions if the 
rezoning is approved. Those conditions are attached to this analysis. 
 
Summary of the applicant’s historic demolition request 
 
The applicant is also seeking consideration of a historic demolition for the existing residence at 300 
Academy Street, which is in the National Historic District and was built in 1950 according to the Gwinnett 
County Tax Assessor. The existing home is on the National Register, with a recognition year of 1980. The 
historic demolition component of the request is first reviewed by the Architectural Review Board, with 
the final review by Mayor and Council. 
 
Residential criteria 
 
Allowable Units as Zoned: 3.6 units per acre (or 12 homes)  
Proposed Number of Units: 15 
Proposed Density: 4.49 units per acre (or 15 homes) 
Town Center Character Area: Supports up to 12 units per acre 
Proposed Setbacks:  

• Front: 10 feet 
• Side: 3 feet 
• Rear: 10 feet 

Proposed Lot Sizes: Will vary  
Impervious surface shown: Not Applicable 
Proposed Private Alley: Subject to City Council Approval per Section 401-49.a.1 
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Historic Demolition and Architectural Component  

Prescribed Guidelines for Evaluation of a Historic Demolition (2.1.6 and 2.1.7):   

 

The Three-Part Architectural Review Board’s Review of the Historic Demolition:  

1. First, the ARB will need to determine if the existing building is a contributing or non-contributing 
structure. The design standards define contributing structure as a building that, 

“Contributes to the architectural or historic significance of a historic district. A “contributing 
building” in a historic district is one that may be of limited individual significance but nevertheless 
functions as an important component of the district.” 

2. Second, the ARB will need to determine the feasibility of rehabilitating the dwelling for use; and  

3. Third, the ARB will need to review the financial statement confirming finances are sufficient for the 
developer to construct the proposed product. 
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RZ2025-007   
 
 
Historical Background:  

 The subject parcel and dwelling are located within the National Historic District. Available records 
from the Gwinnett County Tax Assessor indicate that the dwelling was constructed in 1950. As it pertains 
to the Georgia Historic Resources survey conducted for the site, the existing home is on the National 
Register, with a recognition year of 1980. The full historical survey is attached to this analysis. Since its 
original construction, the dwelling has been renovated with new additions and façade improvements. 

 

Proposed Lots 6, 7, and 8:  

 The existing dwelling at 300 Academy Street is proposed to be demolished and will be replaced 
with three lots depicted below. The three proposed dwellings will feature a courtyard and be situated 
on approximately 8,700 square-foot lots.  

 

 

 

300 Academy Street 

Page 16 of 40
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Deconstruction Inspection:  

 On January 30, 2026, city staff conducted a deconstruction inspection of the dwelling since the 
home is in the National Historic District and was built prior to 1950. The Professional Engineer’s report 
drafted by Mr. Gilbert Quinones, P.E., assessed the feasibility of renovating the existing building which is 
attached to this analysis. The inspection report lists ten points, with the conclusion that the existing 
dwelling is not feasible for renovation and should be demolished. The full report is attached to this 
analysis. 

Proposed Elevations:  

 Since each home will be custom-built, there are only concept drawings available. However, each 
individual home will go before the Architectural Review Board before the issuance of any residential 
building permits. The proposed colors will come from the Norcross Color Palette.  

 

Landscape Plan: 

The applicant will be required to install the tree density units as specified by the Arborist as well 
as all other landscaping and foundation plantings as required by the Architectural Design Standards and 
the Unified Development Ordinance, if applicable. 
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Recommendations:  

Should the ARB decide to grant approval of the historic demolition, Staff recommends the following 
conditions (the ARB will first decide whether the structure is contributing or non-contributing before 
consideration of the demolition): 

1. The applicant shall recycle the bricks and doors at a minimum and provide documentation of 
where or who recycled them through presentation of receipt.  

2. The applicant is reminded that this approval assumes general conformance with the adopted City 
of Norcross Architectural and Site Design Standards and Unified Development Ordinance. The 
applicant and/or builder is responsible for conforming with any specific design standard or UDO 
code section not addressed in the staff report and Architectural Review Board approval.  

3. Any changes from the Architectural Review Board approved component shall require ARB 
approval at another public hearing. 

 

City of Norcross Department Comments 

Code Enforcement 

N/A 

Economic Development 

N/A 

Engineering 

N/A 

Norcross Power 

N/A 
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IMPACT ANALYSIS and JUSTIFICATION 
FOR  

REZONING REQUEST FOR 290 AND 300 ACADEMY STREET 

     This request is to develop and build a new custom designed detached single family home 
subdivision. Under the current zoning of R-75 with the acreage and existing road frontage this 
property could achieve a density of twelve R-75 Single family homes. What we are asking for is 
to increase the density by 3 units for a total of 15 Single family homes. The Current 
Comprehensive plan in the city of Norcross allows for a density of 12 units per acre.With the 
acreage of this property a total of 40 residential units would be allowed. To achieve this density 
the likely product would require a townhome style community.Due to the current market 
conditions and adjacent community concerns of not wanting a townhome community in the 
existing detached single family neighborhood , we are proposing a detached , custom and  
historically  themed architectural  design to better blend with the existing community. 

     We ( 4.0 Construction ) have designed , built and developed seven historically themed 
neighborhoods in the downtown area of Norcross with rear alley and garage designs that have  
had tremendous support and popularity  by the citizens and community leaders alike. We feel 
in order to achieve the best and highest quality while maintaining more authentic historical 
designs, rear alleys is the best way to achieve this. On this property we are proposing  a private 
rear alley access to all the homes with rear garages. This will allow us to achieve over two 
times the minimum parking requirements, provide more historical looking custom homes with 
no garage doors on fronts of houses, and much more community friendly during construction 
by allowing the alley to bypass most of the construction traffic in the adjacent community.

 

   The subdivision we are proposing will affect the Criteria and Standards  consideration 
attached to this application as noted in our responses below:


1. Our project is suitable in that the custom nature of single  family detached  homes we are 
proposing will be congruent with the existing neighborhood. 


2. It will only affect adjacent properties by enhancing  property values and repairing or 
removing defunct existing structures that haven’t been maintained for many years. 


3. It does have an economic use as currently zoned but doesn’t meet the criteria  of the city 
and community mandate to increase density near the town center and to encourage 
redevelopment where appropriate. This proposal will enhance the area and meet the cities 
desires to improve the town center area. 


4. This will not create an excessive  burden to the  city in that it’s  way less of a disturbance 
than what the comprehensive plan allows. 


5. yes, in conformity with the Comprehensive plan. 

6. The property has been vacant for many years and in need of repair, the city wants and 

needs more housing opportunities for more single family detached homes closer to the 
town center. The proposed property will enhance the area and meet the cities desires. 
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CONDITIONAL ZONING REQUEST 
FOR 

290 AND 300 ACADEMY STREET REZONING  

  This request is to develop and build a new custom designed detached single family home 
subdivision. Under the current zoning of R-75 with the acreage and existing road frontage this 
property could achieve a density of twelve R-75 Single family homes. What we are asking for is to 
increase the density by 3 units for a total of 15 Single family homes. The Current Comprehensive plan 
in the city of Norcross allows for a density of 12 units per acre.With the acreage of this property a total 
of 40 residential units would be allowed. To achieve this density the likely product would require a 
townhome style community.Due to the current market conditions and adjacent community concerns of 
not wanting a townhome community in the existing detached single family neighborhood , we are 
proposing a detached , custom and  historically  themed architectural  design to better blend with the 
existing community. 


     We ( 4.0 Construction ) have designed , built and developed seven historically themed 
neighborhoods in the downtown area of Norcross with rear alley and garage designs that have  had 
tremendous support and popularity  by the citizens and community leaders alike. To date we are the 
only builder/developers that have developed rear alley single family communities in Norcross in the 
last 25 years of which we received two golden hammer rewards from the city in the process.  We feel 
in order to achieve the best and highest quality while maintaining more authentic historical designs, 
rear alleys is the best way to achieve this. On this property we are proposing  a private rear alley 
access to all the homes with rear garages. This will allow us to achieve over two times the minimum 
parking requirements, provide more historical looking custom homes with no garage doors on fronts of 
houses, and much more community friendly during construction by allowing the alley to bypass most 
of the construction traffic in the adjacent community. 


     This type of project will mandate additional cost in development and alley construction, increase 
the cost of home design and construction with rear garages and require all new  installations of sewer, 
water and electrical facilities to be accessed from the alley (forgoing disturbing and cutting the existing 
public streets). To justify the expense we are requesting the following conditions to provide 
recompense for the added expense but in turn providing an exceptional custom and historical themed 
community within easy walking distance of the town center consistent with the other 7 projects we’ve 
done  and well received by the city and it’s citizens. 


    Conditions we are proposing to be concurrent with the rezoning Public Hearing Process 

1. To approve the site plan proposed with the listed building set back  reductions, private rear alley 
and single car access to homes fronting academy street for single car covered parking space 
incorporated in the front porch designs( no garage doors allowed facing academy). 


2. To Allow the Homes to be custom designed after the rezoning process as market allows buyers to 
come and request new custom homes. The ARB process will occur during the rezoning process 
for the subdivision layout and concepts drawings of the architecture but the individual  final home 
designs must go before ARB prior to the issuance of any building permits.


3.  Any existing specimen trees that may end up  in the public  ROW that would impact the 

     installation  any public utilities or sidewalks  required by City to approve this rezoning 

     request will be exempt from any city imposed removal fees. 


4. To remove the  sub standard non historically designed home at 300 Academy street. This    

     original two bedroom house  has had three more recent  additions and  the original siding

    demolished and replaced with modern brick negating all the original architecture features. 

    The historically correct home located at 290 Academy street shall be totally remodeled.    
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