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Meeting Agenda April 1, 2026

City of Norcross Planning & Zoning Board (P&Z)

A. Call to Order

B. Presentation of previous meeting minutes for acceptance and acceptance of the agenda
as presented for the scheduled meeting.

1. 2026-114: Approval of the previous meeting minutes

Attachments: 
1. Planning & Zoning Meeting Minutes 03.04.2026

C. Ongoing Business

D. New Business

1. 2026-115: RZ2026-001 6011 Western Hills Drive 
Request to rezone the property located at 6011 Western Hills Drive from OI (Office-
Institutional) to C1 (Neighborhood Business).

Attachments: 
1. Staff Report
2. Rezoning Application_Redacted
3. Proposed Floor Plan
4. Impact Analysis
5. Historical Code Enforcement Violations

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

F. Adjourn
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Planning and Zoning Minutes March 4, 2026 

City of Norcross Planning & Zoning Board (P&Z)

A. Call to Order

Attendee Name Title Status Arrived 
Walter Bell Chair Present 
Tom Doherty Board member Present 
Antonio Henson Board member Present 
David Grayson Vice Chair Present 
Marlene Janos Board member Present 

B. Presentation of previous meeting minutes for acceptance and acceptance of the agenda
as presented for the scheduled meeting.

A motion to approve the March 4, 2026, regular meeting minutes. 

RESULT: APPROVED [UNANIMOUS] 5-0  
MOVER: David Grayson, Vice Chair  
SECONDER: Marlene Janos, Board member  
 AYES: Bell, Grayson, Janos, Doherty, Antonio Hensen 

C. Public Comment

Public Comment #1: Barbara Morgan (307 Academy Street) expressed her support for Resolution 2025-
007. 

Public Comment #2: Jim Eyre (5920 Brundage Lane) provided feedback on TEXT2026-003, pertaining to: 

The revisions to the multi-family definition 
Multi-tenant and multi-building definition 
HX and the residential over retail changes 
Outdoor storage should require a SUP 
Reconsidering the M1 and M2 first-floor ceiling height allowance 

D. Ongoing Business

1. 2026-82: RZ2025-007: 290 and 300 Academy Street 
Planning staff presented a summary of the application and staff’s recommendations: 

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 a minimum of 3,356 square feet 
and include a garage. A private 16-foot-wide alley is proposed to provide access to all 
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 will first be reviewed by the Architectural Review 
Board, second by the Planning and Zoning Board, and finally by the Mayor and Council. 
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Planning and Zoning Minutes March 4, 2026 

City of Norcross Planning & Zoning Board (P&Z)

The applicant has requested four conditions if the rezoning is approved. Those conditions 
are attached to this analysis. 

Applicant/Representative Presentation: 
The applicant spoke about the request and provided a brief overview of the project. 

Planning and Zoning Board Decision for PRD Rezoning: 
After discussion, the Planning and Zoning Board recommended approval with the following 
conditions  

The PRD zoning designation shall be restricted to a single-family development of up to
15 units.
The property shall be developed in general conformance with the conceptual site plan
depicting all lot sizes and setbacks, dated receipt 11/18/2025, with review and approval
by the Community Development & Planning Director.
Rebuild plans for Lots 6, 7, and 8 are subject to Mayor and Council consideration
through a public hearing, contingent upon the approval of the historic demolition of the
existing dwelling at 300 Academy Street.
The Gwinnett County Fire Marshal or other reviewing agencies may require modifications
to accommodate oversized vehicles such as fire and garbage trucks. Minor adjustments
to the site concept plan are allowed with review and approval by the Community
Development Director in response to Gwinnett County comments.
All utilities shall be buried.
All common areas, including stormwater systems, shall be maintained by the HOA.
The stormwater management plan, including the detention facility, is subject to approval
by the City Engineer.
The final landscape plan is subject to approval by the Community Development &
Planning Department.
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.

he 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.

RESULT: APPROVED [UNANIMOUS] 5-0 
MOVER: David Grayson, Vice Chair 
SECONDER: Marlene Janos, Board member 
AYES: Bell, Grayson, Janos, Doherty, Antonio Hensen 

E. New Business

1. 2026-83: Text2026-003: UDO Amendments 

Planning staff presented the findings of the recommended text amendments: 
The purpose of the proposed amendments is to respond to the recent approval of the 
Comprehensive Plan Amendments. Staff updated board members regarding the new 
special use permit requirement for multi-family developments in the CX or BH zoning 
districts. Whether a project is a standalone multi-family development or part of a mixed-use 
development, the code now requires a S.U.P. in the CX and BH zoning districts. 
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Planning and Zoning Minutes March 4, 2026 

City of Norcross Planning & Zoning Board (P&Z)

Planning and Zoning Board Decision for TEXT2026-003: 
After discussion, the Planning and Zoning Board recommended approval, with an 
amendment to the HX zoning district to allow mixed-use to remain permitted as a right of 
use. 

RESULT: APPROVED [UNANIMOUS] 5-0 
MOVER: David Grayson, Vice Chair 
SECONDER: Tom Doherty, Board member 
AYES: Bell, Grayson, Janos, Doherty, Antonio Hensen  

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

G. Adjourn

Vice Chair David Grayson made a motion to adjourn the meeting at 7:35 pm, seconded by Chair Walter 
Bell. The vote was unanimous, 5-0 
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REZONING 

  Case Number    RZ2026-001  
  Petitioner   JSL Properties Management, LLC 

Property Location 6011 Western Hills Drive 
Current Zoning OI (Office-Institutional) 
Proposed Zoning      C1 (Neighborhood Business) 
Proposed Use(s) Retail Sales (less than 5,000 square-feet) 
Character Area Character Area 11: South Norcross Neighborhoods 
Site Acreage   0.86 Acres 
District  6 
Land Lots 223 and 224 
Parcel #         6223 053 
Taxes Paid         Yes  
Historic District   N/A  

COMMUNITY DEVELOPMENT AND PLANNING DEPT. RECOMMENDATIONS 

Based on the analysis of this case, Staff recommends APPROVAL of rezoning to C1 (Neighborhood 
Business), subject to the following:  

1. All permitted as of right uses allowed in the C1, Neighborhood Business, zoning district allowed;
2. 50-foot buffer and building setback adjacent to residentially zoned property;
3. Applicant to provide a five (5’) foot landscape strip along the front property line for review and

approval by the Community Development Department;
4. No outdoor storage, including ice machines, allowed;
5. A ground sign shall be installed conforming to the Unified Development Ordinance;
6. Dumpsters or trash bins shall not be visible from the right-of-way;
7. The building shall be brought up to commercial building code(s) before the issuance of a Certificate

of Occupancy;
8. Carts, if applicable, shall not be visible from the right-of-way;
9. Deliveries shall not impede traffic;
10. Hours of operation are limited to 7:00 am to 9:00 pm, Monday through Sunday;
11. Window signage, if applicable, shall meet the requirements of the Unified Development Ordinance;
12. Per the City Engineer, the existing ditch is to be cleaned up by the property owner; and
13. All conditions of zoning shall be met prior to the issuance of a Certificate of Occupancy.
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RZ2026-001 

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 be consistent with the use and development of adjacent and nearby
properties. The retail sales proposal would offer a transition between the more intense C2, General
Business zoning the south and less intense OI, Office-Institutional, zoning to the north.

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
properties. To the north and west are existing multi-tenant office buildings, and to the south there is
an existing hotel. To the west sits a R-60, single-family, subdivision. To help protect the existing R-60
subdivision, staff is recommending a 50-foot buffer and building setback adjacent to the eastern
property line.

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 OI,
Office-Institutional, which does support professional services not primarily related to the sale of
goods or merchandise.

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 adverse impact in the form of traffic as a retail
use may generate more trips per day than an office use. The site as presented is fully developed.

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 in in the South Norcross Neighborhoods Character Area. The South Norcross Neighborhoods
Character Area supports neighborhood level commercial, studio or offices less than 5,000 square feet.
Uses within Neighborhood level commercial, studio, or office are intended to be local serving.

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.
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RZ2026-001 

Board Meeting Type Meeting Date Time Location 

P&Z Hearing 4/1/2026 6:30 PM Conference Room 2nd Floor 

MCC Policy Meeting 4/20/2026 6:30 PM Conference Room 2nd Floor 

MCC Regular Hearing 5/4/2026 6:30 PM Council Chambers 1st Floor 
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RZ2026-001

Proposed Site Plan 

Aerial View 
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RZ2026-001

Proposed Floor Plan
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RZ2026-001

EAST

Zoning: R60 / 
Single-Family
Subdivision

Character 
Area: South 
Norcross 
Neighborhoods

SOUTH

Zoning: C2 / Hotel
Character Area: South Norcross Neighborhoods 

North
Zoning: OI / Professional Office Building
Character Area: South Norcross Neighborhoods

WEST

Zoning: OI / 
Professional 
Office Building

Character 
Area: South 
Norcross 
Neighborhoods

Subject Property
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RZ2026-001

Existing Conditions
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RZ2026-001 

Current zoning district for the property 

The OI office-institutional district established to provide a location for offices, institutions and limited 
related service activities in buildings of high character in attractive surroundings. 

Requested zoning district for the property 

The C1 neighborhood business district is established to provide a location for convenience goods and 
services for people in nearby residential neighborhoods. Retail sales less than 5,000 square feet is a 
permitted as of right use in C1. 

Summary of the applicant’s proposal 

The applicant is requesting to rezoned to the C1 (Neighborhood Business) on a 0.86-acre lot to allow for 
retail sales. The approximately 3,166 square-foot building will be used as a retail space for the sale of 
produce and household items. The proposed floor plan is attached to this analysis.  

Non-residential criteria 

Proposed number of buildings: One existing 3,166 square foot building  
Impervious surface shown: Maximum impervious allowed is 80 percent  
Existing Parking: 16 provided; 8 required (1 per 400 square feet of gross floor area) 

Department Comments 

Code Enforcement: There are no pending violations for the property as of 3/19/2026. The last five years 
of violations are attached to this analysis.  
City Arborist:  

1. Tree and Landscape requirements that need to apply:
a. Two large Pines need to be removed:

i. Dead Pine on far-right side across creek
ii. Beetle infested Pine outside fence on front left side (to include stump grinding)

b. Zoning Buffer Landscape Plantings:
i. Residential property at 6085 Hickory Springs Drive has direct line of sight to this

property. This does not need a full buffer planting but needs to have
approximately 8 to 10 evergreen trees planted along the fence line. Minimum
tree size to be 8’ tall at installation. These trees shall be maintained by the owner
or future owners. This note should be included in all records.

c. Landscape Strip:
i. The area between the street / curb and lower parking lot needs to be planted to

screen full lower parking lot. This needs to be evergreen shrubs as referenced in
UDO (parking lot landscaping).
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RZ2026-001 

City Engineer: The ditch on the property needs to be cleaned up by the property owner. Staff will clean 
the headwall and put in place riprap.  
Economic Development: No comments.  
Norcross Power: No comments. 
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