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City of Sugar Hill 
Planning Staff Report  

RZ 25-004 

DATE:  May 27, 2025 
TO: Planning Commission 
FROM: Planning Department 
SUBJECT:       Change In Conditions 

1100 Old Cumming Road; R7306 051 & 289 

ISSUE The City of Sugar Hill has received an application, dated April 11, 2025, from Sinh 
Bui requesting to change the conditions of zoning for the Sycamore Square project. 
The property was previously approved with conditions on August 13, 2020.  

RECOMMENDED ACTION  
Recommend approval of the change in conditions as follows (changes in strikethrough and 
bold): 

1. These conditions shall replace and supersede all prior stipulations and conditions, including
all prior zoning actions, variances, and special use permits that are currently in place on the
subject property.

2. Site development plan for 2.94 acre commercial tract shall not contain more than 152 parking
spaces.

3. The following uses are prohibited:
a. Psychic reading,
b. Fortune telling,
c. Astrology,
d. Phrenology,
e. Palmistry,
f. Clairvoyance or related commercial practices.

4. All dwelling units shall be set up as condominiums. No more than 10% of the total number
of dwelling units are allowed to be leased at any one time. Notice shall be recorded with the
covenants and enforced by the property owners association.

5. At least 80% of the occupied units shall be occupied by at least one person who is 55 years of
age or older. Notice shall be recorded with the covenants and enforced by the property owners
association.

6. Developer must provide enhanced pedestrian crossings, protected left turn signals and
decorative mast arms at Highway 20 (subject to coordination with City of Sugar Hill, Gwinnett
Department of Transportation and Georgia Department of Transportation) and Sycamore
Road. The developer may execute a performance agreement accompanied by sufficient surety
to cover the cost of construction prior to receiving certificate of occupancy for residential
building(s).

7. Developer must provide an enhanced pedestrian crossing on Sycamore Road prior to receiving
a building permit for residential building(s).

8. Total number of parking spaces on all tracts shall not exceed 420 spaces.
9. Developer shall provide written notification to the school board to include number of units,

type of housing, number of bedrooms, and phasing of the project.
10. Interparcel access is required from the subject property to the Citgo property parcel # (R7306-

102).
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11. Applicant shall provide at least two internal (2) pedestrian access points between the 
commercial component and residential component of the master development.  

12. A minimum of three (3) natural gas appliances shall be provided in each unit.  

 

 
MAY 19, 2025, PLANNING COMMISSION PUBLIC HEARING AND RECOMMENDATION  
 
The Planning Commission held a scheduled public hearing on Monday, May 19. 2025. The public hearing was opened. 
Applicant Sinh Bui spoke in support of this request. Discussion was had regarding the gap between commercial and 
residential uses, project access points, and setbacks from Sycamore Road. Nobody spoke in opposition to the request.  
  
Planning Commission Member Mark Daniels made a motion to recommend approval of the requested change in 
conditions. Planning Commission Member Brian Shebs made the second. Motion to recommend approval passed – 4-
0.  

 
DISCUSSION  
 

• The subject parcels are located on the northwest corner of the intersection of Highway 20 and 
Sycamore Road. The property was included in the CBD and rezoned to BG pursuant to RZ-
20-002.  

• The subject site totals 8.15 acres. The proposed development as currently approved consists 
of a mixed use center including a grocery store, several retail and office structures, and 120 
age-restricted condominiums.  

• The applicant has stated that due to changing market conditions, they would like to move 
forward with an alternative residential plan for the Sycamore Square project. This would 
include: 

o 41 attached single-family residences and 9 zero lot line detached single-family 
residences, for a total of 50. This is a proposed decrease in density from 120 units.  

o Removing the age restriction requirement in order to sell to clients from all 
backgrounds. 

o Three and two story homes as opposed to a four-story condominium structure.  
• The applicant has provided sample images of the proposed residences. These are not final and 

will be subject to a design review application and approval by City Council.  
• The residential component will cover approximately 4.5 acres of the master development, 

located on the northern half of the property.  
• Access to the project will be provided by a full-access street on to Sycamore Road. No 

vehicular connection with the master development is proposed.  
 
BACKGROUND 
 
Applicant/Owner: Sinh Bui/Franklin Investment Group LLC 

Existing Zoning: BG CBD 

Request(s):   Change in Conditions  

Purpose: Change the conditions of zoning for previously approved case number RZ-20-002.  
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Property Size: ± 8.15 acres  

Location: 1100 Old Cumming Road 
Tax parcels: R7306 051 & 289 

Public Notice: Letters to adjoining owners via USPS regular mail on 3-21-25 
Sign posted at 5243 Sycamore Road on 3-21-25 
Ad in legal section of Gwinnett Daily Post on 3-23-25 and 4-6-25  

Public Comments: None as of 5/8/25. 

 
FINDINGS OF FACT 
 

Surrounding Land Use and Zoning 
Direction Existing Land Use Existing Zoning 

North Single-family residences RS-100 
South Vacant BG 
East Single-family residences HM1, RS-100 
West Auto Collision Center OI, HM1 

City of Sugar Hill: Medium Density Single-Family Residential (RS100), General Business (BG), Heavy Manufacturing (HM1), Office 
Institutional (OI) 

 
ZONING ANALYSIS 

1. Will the rezoning requested permit a use that is suitable in view of the use and 
development of adjacent and nearby property?  

Yes, change in conditions only.  
 

2. Will the rezoning requested adversely affect the existing use or usability of 
adjacent or nearby properties? 

No, change in conditions only.  
 
3. Does the property for which the rezoning is requested have a reasonable 

economic use as currently zoned? 
Yes, change in conditions only.  
 
4. Will the rezoning requested create an overcrowding condition with respect to the 

existing streets, transportation facilities, or schools? 
No, change in conditions only.  
 
5. Does the rezoning requested conform to the Sugar Hill Land Use Plan? 
Yes, change in conditions only.   
 
6. Are there other existing or changing conditions affecting the use and 

development of the property which would give support to an approval or 
disapproval of the rezoning request? 
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No, change in conditions only.  
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