
Planning Commission Advertised Public Hearing Date: 2/7/2023 
Board of Commissioners Advertised Public Hearing Date: 2/28/2023 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

Case Number: SUP2023-00008 
Current Zoning: M-1 (Light Industry District)
Request: Special Use Permit
Address: 855 Northbrook Parkway
Map Number: R7153 005
Site Area: 21.60 acres
Square Footage:  61,550
Proposed Development: Day Care Facility
Commission District: District 1 – Commissioner Carden
Character Area: Workplace Center

Staff Recommendation:  APPROVAL WITH CONDITIONS  

Planning Commission 
Recommendation:  APPROVAL WITH CONDITIONS 



Applicant: BCA Studios Architects Owner:  Free Chapel Worship Center 
 410 Bradford Street  1290 McEver Road 
 Gainesville, GA 30501  Gainesville, GA 30504 

Contact: Mark Swain 
 

Contact Phone:              470.480.5560 ext. 421 

Zoning History 
 
The subject property is zoned M-1 (Light Industry District). In 1985, rezoning case number REZ-1985-
00207 rezoned the property from O-I (Office-Institution District) and RM (Multi-Family Residence 
District) to M-1 for an office-warehouse. In 2002, special use permit, SUP2002-00097, was approved to 
allow a place of worship.  Another special use permit was approved in 2005 which allowed an increase 
in the maximum building height.  In 2014, special use permit SUP2014-00024, and change in conditions 
CIC2014-00003, were denied for an oversized sign.   
 
Existing Site Condition 
 
The subject site is a 21.60-acre developed parcel located along Northbrook Parkway, north of its 
intersection with Northridge Drive. The parcel is improved with a 61,550-square-foot place of worship. 
Parking for the place of worship is provided by paved parking lots to the north and south of the primary 
structure. The remaining area of the parcel contains a mature, dense tree canopy. Access to the site is 
provided by two driveways onto Northbrook Parkway.  The southern driveway is a full access driveway, 
while the northern driveway is right-in/right-out. The rear of the site is adjacent to the right of way of 
Interstate 85. A stream with its associated buffers is centrally located on the site and runs from north 
to south. The place of worship and parking lots sit roughly 40 feet below Northbrook Parkway.  The site 
then continues to slope down to the stream in the center of the property.  The property then rises nearly 
80 feet to the Interstate 85 right of way.  A five-foot-wide sidewalk is present along the property 
frontage on Northbrook Parkway. The nearest Gwinnett County Transit stop is approximately 2.8 miles 
from the subject site.  
 
Surrounding Use and Zoning 
 
The subject site is surrounded by undeveloped parcels and institutional uses. An undeveloped parcel 
owned by Gwinnett County is located to the north.  Across Northbrook Parkway to the east is the J. 
Alvin Wilbanks Instructional Support Building and Central Office of Gwinnett County Public Schools.  An 
undeveloped parcel is located south of the subject property along Northbrook Parkway.  Farther south 
are several large light industrial buildings located on Northridge Drive and Northlake Drive. To the west 
across Interstate 85 is an office warehouse located on Satellite Boulevard. The following is a summary 
of surrounding uses and zoning:   
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Project Summary 
 
The applicant requests a special use permit on a 21.60-acre property zoned M-1 for a day care facility, 
including: 

• An existing 61,550 square foot place of worship, of which approximately 14,010 square feet will 
be utilized for the day care facility.  No new construction is proposed. 

• An existing outdoor playground area located adjacent to the place of worship on the northwest 
corner of the building.  

• Facilities to support up to 183 students between the ages of 2 and 6. 
• Hours of operation from 9:00AM to 1:00PM and observation of the Gwinnett County Public 

Schools calendar. 
• Applicant states that the day care program would comply with all rules and regulations set forth 

by the Georgia Department of Early Care and Learning, under their exemption status. 
 

Zoning and Development Standards 
 
The applicant is requesting a Special Use Permit for a day care facility in the M-1, Light Industry District. 
The following is a summary of applicable development standards from the Unified Development 
Ordinance (UDO): 
 

Location Land Use Zoning Density 
Proposed Day Care Center  M-1 N/A 

North Undeveloped M-1 N/A 
East Institutional M-1 N/A 

South Undeveloped M-1 N/A 
West Light Industrial M-1 N/A 
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*SUP2005-00032 was approved for a building height increase of up to 105’. 
**Based on the parking requirement for the Place of Worship. 
 
Internal and External Agency Review 
 
In addition to these Development Standards, the applicant must meet all other UDO requirements 
related to infrastructure improvements.  Internal and external agency review comments are attached 
(Exhibit E).  Standard site and infrastructure improvements will also be required related to 
transportation, stormwater, water, and sewer utilities.  Recommended improvements not already 
required by the UDO have been added as staff recommended conditions. 
 
Staff Analysis 
 
Special Use Permit Analysis: According to the UDO, the staff analysis and recommendation on each 
application for a Special Use Permit shall follow the same procedures as those contained in Section 
270-20. Emphasis shall be given to the evaluation of characteristics of the proposed use in relationship 
to neighboring properties and the compatibility of the proposed use with its surroundings. For Special 
Use Permits, the Department shall evaluate the request and make a recommendation with respect to 
the standards governing exercise of zoning power as defined in Section 270-20.5. After this evaluation, 
staff makes the following findings based on the standards from the UDO: 
 

A. Whether a proposed special use permit will permit a use that is suitable in view of the use and 
development of adjacent and nearby property. 

 
The subject site is an existing place of worship surrounded by undeveloped parcels and 
institutional uses. The institutional uses in the nearby area are both educational related uses. 
The proposed special use permit would be suitable given the surrounding uses and 
developments.  
 

B. Whether a proposed special use permit will adversely affect the existing use or usability of 
adjacent or nearby property. 
 
The proposed development would not adversely affect the existing use or usability of adjacent 
or nearby property. The place of worship and proposed day care facility are surrounded by 
undeveloped and institutional parcels.  The institutional uses in the nearby area are both 
educational uses.  With appropriate conditions, the day care facility would not negatively impact 
surrounding properties. 
 
 

 

Standard Required Existing Meets Standard? 
Building Height Maximum 45’ >45’ YES* 

Front Yard Setback Minimum 50’ >50’ YES 
Side Yard Setback Minimum 25’ >25’ YES 
Rear Yard Setback Minimum 50’ >50’ YES 
Off-Street Parking 35 spaces 250 spaces YES** 
Landscape Strip 10’ 10’ YES 
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C. Whether the property to be affected by a proposed special use permit has a reasonable 
economic use as currently zoned. 

 
The property has a reasonable economic use as currently zoned.   
 

D. Whether the proposed special use permit will result in a use which will or could cause an 
excessive or burdensome use of existing streets, transportation facilities, utilities, or schools. 
 
Minimal impacts on public facilities would be anticipated in the form of traffic, utility demand, 
and stormwater runoff. No impact is anticipated on school enrollment. Agency review 
comments related to any potential improvements concerning this special use permit request is 
attached (Exhibit E). 
 

E. Whether the proposed special use permit is in conformity with the policy and intent of the 
Unified Plan and Future Development Map. 
 
The 2040 Unified Plan and Future Development Map indicates that the subject property lies 
within the Workplace Center Character Area. This Character Area is intended to accommodate a 
mixture of intense non-residential, mixed-use, and high-density residential uses.  Emphasis 
should be placed on encouraging employment-oriented uses. The proposed day care facility 
would be located within an existing place of worship. As a result, the proposed special use 
permit would be appropriate within this Character Area.  

 

 

 
F. 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 proposed 
special use permit. 

 
It is not uncommon for places of worship to provide day care services during the week.  In fact, 
several special use permits for similar day cares have been recently approved by the Planning 
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Commission and Board of Commissioners which gives supporting grounds for approval of the 
proposed special use permit request.   

 
Staff Recommendation 
 
Based on the staff’s evaluation of the request and the standards governing exercise of zoning power, 
the Department of Planning and Development recommends APPROVAL WITH CONDITIONS of the 
special use permit request.  
 
Planning Commission Recommendation 

Based on staff’s evaluation of the request, information presented at the public hearing, and the 
Planning Commission’s consideration of the standards governing the exercise of zoning power related 
to this application, the Planning Commission recommends APPROVAL WITH CONDITIONS of the 
special use permit request. 

Planning Commission Recommended Conditions (includes Staff Recommended Conditions) 
 
Approval of a Special Use Permit for a Day Care Facility, subject to the following conditions: 
 

1. Use of the property shall be limited to a place of worship and accessory uses, which may include 
a day care facility as a special use for a maximum of 183 children. 

2. The hours of operation for the day care facility shall be limited to between 9:00 a.m. and 1:00 
p.m., Monday through Friday. 
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Exhibits: 

 
A. Site Visit Photos 
B. Site Plan and Floor Plan 
C. Letter of Intent and Applicant’s Response to Standards 
D. Application and Disclosure of Campaign Contributions Form 
E. Internal and External Agency Review Comments 
F. Maps 
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Exhibit A: Site Visit Photos 

 

 

Existing Place of Worship 
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Existing Outdoor Playground 
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Exhibit B: Site Plan and Floor Plan 
 

[attached] 
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
11/30/22

SUP2023-00008 Page 11 of 29 DR



GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
11/30/22
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Exhibit C: Letter of Intent and Applicant’s Response to Standards 
 

[attached] 
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
11/30/22
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
11/30/22
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Exhibit D:  
Application and Disclosure of Campaign Contributions Form 

 
[attached] 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SUP2023-00008 Page 16 of 29 DR



GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
11/30/22
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
11/30/22
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
11/30/22
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GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 
11/30/22
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Exhibit E: 
Internal and External Agency Review Comments 

 
[attached] 
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

Note: Attach additional pages, if needed

Revised 7/26/2021

TRC Meeting Date: 1.18.2023
Department/Agency Name: Transportation
Reviewer Name: Brent Hodges
Reviewer Title: Construction Manager 1
Reviewer Email Address: Brent.Hodges@gwinnettcounty.com
Case Number: SUP2023-00008  
Case Address: 855 Northbrook Parkway, Suwanee, 30024  

                                   Comments:      X     YES  NO
1 Northbrook Parkway is a minor arterial. ADT = 15,400.

2 2.8 miles to the nearest transit facility (#2334860) North Brown Road and Sugarloaf 
Parkway.  

3   

4   

5   

6

7

Recommended Zoning Conditions:        YES X NO
1   

2   

3   

4   

5

6

7
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Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE

Note: Attach additional pages, if needed

Revised 7/26/2021

TRC Meeting Date:

Department/Agency Name: DWR

Reviewer Name: Mike Pappas

Reviewer Title: GIS Planning Manager

Reviewer Email Address: Michael.pappas@gwinnettcounty.com

Case Number: SUP2023-00008

Case Address: 855 Northbrook Parkway

                                     Comments:      X     YES  NO
1 Water: The development is currently connected to public water. DWR has no additional comments.

2 Sewer: A Sewer Capacity Certification is required for the expanded use. The existing building is connected 
to public sewer.

3

4

5

6

7

  Recommended Zoning Conditions:        YES X NO
1

2

3

4

5

6

7
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Exhibit F: Maps 

[attached] 
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PRE-APPLICATION MEETING MINUTES  

 
Subject Property: 855 Northbrook Pkwy 
Application Type: Special Use Permit  
Date: October 18, 2022 
 
Attendees:  

Name Organization  Title Email 
Jocelyn Leitch Gwinnett County Planning Manager jocelyn.leitch@gwinnettcounty.com  
Mark Swain BCA Studios Project Manager mswain@bcamail.com  
Jeff Cocker BCA Studios Principal 

Architect 
jeff@bcamail.com  

Mara Whitley Free Chapel 
Preschool 

Executive Director  

 
Summary of Request:  

The applicant proposes a preschool at the existing Free Chapel Campus. Hours of operation would be 
7am – 12pm, Monday through Friday, utilizing 14,010 square feet of the facility.  

Comments:  

 A special use permit (SUP) is required for a day care in the M-1 zoning district per Sec. 230-100 
in the table of permitted and special uses. 

 Provide a letter of intent that includes the special use permit request with the hours of operation 
and number of employees and students.  

 The application fee would be $2,500.00 based on the 21.6-acre parcel in the M-1 zoning district. 
 Public notification is required and includes the following:  

o A public hearing advertising sign will be posted on the property by staff. The sign fee is 
$150.00.  

o Public notification to all property owners within 1,000 square feet of the property. Staff 
will provide the property owner addresses for the applicant to mail notification letters. 

o Staff will advertise the public hearings in the Gwinnett Daily Post.  
 Once the application is received, an internal review meeting will be conducted, and additional 

comments may be pending. 
 Please complete the Special Use Permit application and submit it to p&d-

planningzoning@gwinnettcounty.com.  
 

Planning Commission and Board of Commissioners Public Hearing Schedule: 

Application Deadline: 11/3/2022  

Planning Commission Public Hearing: 1/3/2023 

Board of Commissioners Public Hearing: 1/24/2023 
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PRE-APPLICATION INFORMATION FORM
NOTE: Once the Pre-Application Meeting is complete, staff will provide the applicant with a signed copy of this 

form.  This signed copy must be submitted with your official zoning/variance application.

Applicant Information: 

Name:

Company:

MailingAddress:

City, State, Zip Code:

PhoneNumber: Email Address:

Project Summary: 

Address of Project:

Name of Project:

Application Type (Rezoning, Change in Conditions, Special Use Permit, Buffer Reduction, Variance, Other):

Total Project Acreage: Total Square Footage: Total Number of Lots/Units:

Detailed Description (Include Proposed Use(s) and Square Footage of Floor Area for each use): 

Pre-Application Information Form Submittal Checklist: 
Completed Pre-Application Information Form
One PDF digital version of Concept Plan

For Internal Use Only: 
Pre-Application Meeting Date: 

Staff Printed Name:        Signed: 

Mark Swain

BCA-Studios

410 Bradford St NW

Gainesville, GA 30501

470.480.5560 EXT.421 mswain@bcamail.com

855 Northbrook Pkwy Suwanee, GA 30024

PRESCHOOL AT FREE CHAPEL CAMPUS

Special use permit, Day Care Facility Zone: M1

21.6 61,550 BLDG. 1

Free Chapel wild like to offer a M-F (1/2 Day) preschool program in their existing facility noted above. The

preschool program would utilize 14,010 sqft of their existing building, see attached plan for location

and size of the propose preschool area.

10/18/22

Jocelyn Leitch
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