
  

 
Planning Commission Advertised Public Hearing Date: 4/9/2024 (Public Hearing Tabled to 6/4/2024) 
Board of Commissioners Advertised Public Hearing Date: 4/23/2024 (Public Hearing Tabled to 
6/25/2024) 

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Number: SUP2024-00015 
Current Zoning: C-2 (General Business District) 
Request: Special Use Permit 
Overlay District: Highway 78 Corridor 
Additional Requests: Variances 
Addresses:  2155 West Park Place Boulevard or 5625 Bermuda Road 
Map Number:  R6060 064 
Site Area:  3.12  
Square Footage:  7,200  
Proposed Development: Convenience store with fuel pumps 
Commission District:  District 2 – Ku 
Character Area:  Regional Activity Center 
 
Staff Recommendation:   DENIAL     
 
Planning Commission 
Recommendation:  DENIAL 
                

        



  

 

 

Applicant: Mustaq Moosa Owner: Williams J. M. Jr. Et al. 
 105 Foe Creek Court  3856 Mount Paran Church Road 
 Roswell, GA 30076  Social Circle, GA 30025 
    
Contact:  Mustaq Moosa Contact Phone:  404.704.6356 

 

Zoning History 
 

In 2007, the property was rezoned from M-1 (Light Industry District) to C-2, pursuant to RZC-07-034. 
The site is located in the Highway 78 Corridor Overlay District. 
 

Existing Site Condition 
 

The subject site is a 3.12-acre rectangular parcel at the southeast corner of the intersection of West 
Park Place Boulevard and Bermuda Road. The site is undeveloped and contains mature tree cover 
throughout. The site gradually slopes downward from west to east towards West Park Place Boulevard. 
There are no curb cuts or sidewalks along either frontage. The nearest Gwinnett County Transit Stop is 
350 feet from the subject site. 

 
Surrounding Use and Zoning 
 

The subject site is surrounded by a variety of uses. An assisted living and memory care facility is 
located across Bermuda Road to the west. A single-family residential independent living community in 
DeKalb County is located farther south across Bermuda Road. An office with warehouse is located to 
the east, and vacant land and warehousing uses are located across West Park Place Boulevard. 
Additionally, the ATL2 Amazon warehouse and distribution facility is located east of the site on West 
Park Place Boulevard. The following is a summary of surrounding uses and zoning:  
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Project Summary 
 

The applicant requests a special use permit for a 3.12-acre property zoned C-2 for a convenience store 
with fuel pumps, including:  

▪ A 7,200 square foot building with a 5,100 square foot convenience store and a 2,100 square foot 
retail space. 

▪ Exterior building materials consisting of brick and glass. 
▪ A bicycle rack and outdoor seating on the east side of the building.  
▪ A fuel canopy with eight fuel pumps along West Park Place Boulevard, and a fuel canopy with 

six fuel pumps for tractor trailers along Bermuda Road. 
▪ A total of 52 parking spaces including six spaces in front of the building, 10 spaces behind the 

building, and 36 spaces along the perimeter of the site including four electric vehicle charging 
spaces.  

▪ A dumpster enclosure in the rear, adjacent to the electric vehicle parking spaces.  
▪ A full-access driveway and a right-in/right-out access driveway on Bermuda Road. 
▪ A right-in only slip lane on West Park Place Boulevard. 
▪ A driveway stub on the east side of the property for future inter-parcel connectivity to the 

adjoining property.  
▪ 6-foot-wide sidewalks and a 10-foot-wide landscape strip along both road frontages.   
▪ Underground stormwater facilities between the building and the pumps in the front yard. 

 
Zoning and Development Standards 

 

The applicant is requesting a special use permit for a convenience store with fuel pumps in C-2. The 
application was received after January 1, 2024, and is subject to the amended Unified Development 
Ordinance (UDO). The following is a summary of applicable development standards from the UDO: 
 

*The applicant requests a variance to exceed the maximum interior driveway width between the 

gasoline pump islands and the face-of-curb.  

 

Location Land Use Zoning 

Proposed Convenience store with fuel pumps  C-2 

North Assisted Living/Apartments  C-2 

East Vacant/Light Industrial M-1 

South Office/Warehouse  M-1  

West Vacant  M-1 

Standard Required Proposed Meets Standard? 

FAR Maximum 1.0 <1.0 YES 

Building Height Maximum 45’ <45’ YES 

Coverage (% of lot) Maximum 80% <80% YES 

Off-Street Parking 
Minimum: 16 spaces            

Maximum 52 spaces 
52 spaces YES 

Landscape Strip 10’ 10’ YES 

Driveways Surrounding 

Gasoline Pumps 
Maximum 40’ 100’ and 142’ NO* 
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In addition, the following standards apply in the Highway 78 Corridor Overlay District: 

*The applicant requests a variance to exceed the maximum distance of the building entrance to the 
right-of-way.  
 

Variance Requests 
 
In addition to the special use permit request, the applicant is seeking two variances from the following 
provisions of Title II of the UDO: 
 

1. Section 240-70.1(E). Interior driveways surrounding gasoline pumps shall be no more than 40 
feet in total width (as measured from the base of the gasoline pump islands to the face-of-
curb). 
 

The applicant proposes to install a canopy with six fuel pumps for tractor trailers in the rear of the lot 
with interior driveway widths of 100 feet and 142 feet.  

 
2. Section 214-20.3(E)(4). Primary building facades and entrances shall be located no more than 

70 feet from the public rights-of-way and shall be oriented toward the street and shall provide 
a sidewalk connecting the front entrance to a continuous sidewalk placed parallel to the 
street. 
 

The applicant proposes the building façade be located approximately 158 feet from the right-of-way of 
West Park Place Boulevard. 

 

Public Participation 
 
The applicant held a community meeting for the development on March 7, 2024, at Stone Mountain 
Pizza Café located at 5370 Stone Mountain Highway. There were no community members in 
attendance. The public participation forms are shown in Exhibit F. 

 

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 G). 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. 

 
 

Standard Required Proposed Meets Standard? 

Sidewalk Connecting Building 

Entrance to ROW 
Minimum 4’ 7.5’ YES 

Landscape Strip 10’ 10’ YES 

Parking Spaces between the 

Building and ROW 

Maximum 10% of 

spaces 
10% of spaces YES 

Primary Building Entrance 

Distance from the ROW 
Maximum 70’ 

>70’ on each 

frontage 
NO* 
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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 270-20.6.  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 site is surrounded by residential, commercial, and light industrial uses. The properties 
across Bermuda Road to the west are developed with multi-family assisted living/memory care 
and senior single-family detached independent living residences. Allowing a special use permit 
for a convenience store with fuel pumps, including tractor trailer fuel pumps, and large surface 
parking areas, would not be suitable in view of the use and development of adjacent and nearby 
residential property.  
 

B. Whether a proposed special use permit will adversely affect the existing use or usability of 
adjacent or nearby property. 

 
The special use permit approval would adversely affect the existing residential use or usability 
of adjacent or nearby property to the west across Bermuda Road. Access to the tractor trailer 
fuel pumps is provided by a full-access driveway and a right-in/right-out driveway on Bermuda 
Road, which is classified as a local street. This could result in traffic congestion on Bermuda 
Road for residents leaving the senior independent living facility to access West Park Place 
Boulevard. Additionally, 36 parking spaces are located around the tractor trailer fuel pumps 
which could be unsafe for customers trying to access the convenience store or retail space 
from these parking spaces.  

 
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. 

 
Impact on public facilities is anticipated in the form of traffic, utility demand, and stormwater 
runoff; however, the impacts would be mitigated with appropriate conditions, site development, 
and planning.  No impact is anticipated on school enrollment. Agency review comments related 
to any potential improvements for this request are attached (Exhibit G). 
 
 
 
 
 

SUP2024-00015 Page 5 of 44 AR



E. Whether the proposed special use permit is in conformity with the policy and intent of the
Unified Plan and Future Development Map.

The application was received prior to the adoption of the 2045 Unified Plan, and was analyzed 
based on the 2040 Unified Plan. The Future Development Map indicates that the subject 
property lies within the Regional Activity Center Character Area. This character area is intended 
for areas that have intense commercial and office/employment activity, as well as high-density 
residential elements. The dominant focus of Regional Activity Centers are major activity centers 
for Gwinnett County and the broader region and would include a combination of retail, office, 
high-density residential uses and transit-oriented development. To encourage a walkable 
live/work/play environment, developments should incorporate pedestrian-friendly design.  

The proposed special use permit for a convenience store with fuel pumps for automobiles and 
tractor trailers is not in conformity with the policy and intent of the Unified Plan and Future 
Development Map. 

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.

The subject property is located in the Highway 78 Corridor Overlay District, which is intended to 
enhance the viability and livability of the area surrounding major activity centers. A convenience 
store with fuel pumps for tractor trailers located on a local street and adjacent to senior housing 
and a memory care facility is not appropriate at this location.  

Variance Request Analysis: The standards for granting variances are outlined in Section 270-90.7 of 
the UDO. Staff makes the following findings related to the variance request: 

The applicant is requesting a variance to exceed the maximum 40-foot-wide driveway requirement 
surrounding gasoline pumps, to have driveways of 100 feet and 142 feet in width around the gasoline 
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pumps serving tractor trailers. The applicant is requesting a second variance from the Highway 78 
Corridor Overlay District requirement to exceed the maximum distance that the building entrances can 
be located from the rights-of-way. The proposed building entrance is approximately 158 feet from the 
rights-of-way of West Park Place Boulevard.  
 
There is nothing peculiar or unique to the site that necessitates the proposed site configuration. The 
applicant could propose a site configuration that meets these regulations and does not require 
variances. Approval of the variances would oppose the general spirit and intent of the UDO. Therefore, 
staff recommends denial of the variance requests. 
 
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 DENIAL of the special use permit request. 
 
In addition, staff recommends DENIAL of the following variance requests: 
 

1. To allow driveway widths exceeding 40 feet measured from the base of the gasoline pump 
islands to the face-of-curb. 

 
2. To allow the primary building façade and entrance to be located more than 70 feet from the 

right-of-way.  
 
Staff Recommended Conditions 
 
NOTE: The following conditions are provided as a guide should the Board of Commissioners choose to 
approve the petition. 

Approval of a special use permit for a convenience store with fuel pumps, subject to the following 
conditions: 
 

1. The property shall be limited to a convenience store with fuel pumps, at a maximum gross floor 
area of 7,200 square feet, with the following uses excluded: 

a. Parts and accessories stores. 
b. Standalone liquor stores. 
c. Standalone smoke, novelty, or CBD stores. 
d. Drive-through facilities 

 
2. The proposed development shall be constructed in general conformance with Exhibit B: Site 

Plan dated received March 14, 2024, and Exhibit C: Building Elevations dated received February 
7, 2024, subject to the review and approval of the Department of Planning and Development.  
 

3. The final location and design of the driveway on West Park Place Boulevard shall be subject to 
review and approval by the Department of Planning and Development. 
 

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 
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to this application, the Planning Commission recommends DENIAL of the special use permit request. 
 
In addition, the Planning Commission recommends DENIAL of the following variance requests: 
 

1. To allow driveway widths exceeding 40 feet measured from the base of the gasoline pump 
islands to the face-of-curb. 

 
2. To allow the primary building façade and entrance to be located more than 70 feet from the 

right-of-way.  
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Exhibits: 

 

A. Site Visit Photos 

B. Site Plan 

C. Building Elevations 

D. Letter of Intent and Applicant’s Response to Standards 

E. Application and Disclosure of Campaign Contributions 

F. Public Participation Plan and Report 

G. Internal and External Agency Review Comments 

H. Maps 
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Exhibit A: Site Visit Photos 

 

 

View of the site from Bermuda Road facing east 

 

 

 

View of site from adjacent driveway facing north on West Park Place Boulevard 
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View of site facing west from across West Park Place Boulevard 
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Exhibit C: Building Elevations 
 

[attached] 
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 404.556.7721 

  
 
 
 

March 12, 2024

Gwinnett County Development Services Department
Gwinnett Justice & Administration Center
75 Langley Drive
Lawrenceville, GA 30046

RE: Stone Mountain C-Store Development
Special Use Permit & Variance Letter of Intent [23-271]

The following Letter of Intent for the Special Use Permit Application, for the property located at 
West Park Place Boulevard and Bermuda Road, located on the southeast corner of the 
intersection of Bermuda Road and West Park Place Boulevard. The Special Use Permit is 
required based on the 2007 approval for this location, as that approval was site specific.

The proposed development is a convenience store with fuel pumps. The total property is 3.13 
acres. The proposed plan includes a single-story, 5,100 sf convenience store with a Fuel 
Canopy of 8 pumps along with a Truck Fueling Canopy for 5 trucks. There is also a proposed 
2,100 sf of rental space (retail or restaurant) under the same roof as the convenience store.

We are also requesting a variance for Sec. 240- Interior driveways 
surrounding gasoline pumps shall be no more than 40 feet in total width (as measured from the 
base of the gasoline pump islands to the face-of-curb)." The length of our vehicles for the rear 
canopy will exceed the 40-foot minimum, which would prohibit an otherwise permitted use within 
our zoning designation of C-2.

Section 214-20.3(E)(4). Primary building facades and entrances shall be located no more than 
70 feet from the public rights-of-way and shall be oriented toward the street and shall provide a 
sidewalk connecting the front entrance to a continuous sidewalk placed parallel to the street.).

The reason this additional variance is needed is because the convenience store entrance will be 
located at what appears to be approximately 158 feet from the ROW of West Park Place 
Boulevard and approximately 95 feet from the ROW of Bermuda Road.

All stormwater detention will be underground. All utilities (water, sewer, power, telecom) have 
been identified to be available from the street frontages, either West Park Place Boulevard or 
Bermuda Road. All of the Landscape Code Regulations will be followed along with the 
Architectural, Design, Lighting and Canopy Requirements specific to the Highway 78/Activity 
Overlay District.

SUP2024-00015 AR

GWINNETT COUNTY 
PLANNING AND DEVELOPMENT 

RECEIVED 

03/14/2024

SUP2024-00015 Page 24 of 44 AR



Page 2

404.556.7721

All further detail will be completed during the design process. We anticipate providing full design 
of utility layout and connections, grading and stormwater management, truck movements 
including fire access, erosion control measures, photometrics, landscape and hardscape design 
plans along with a water and sewer report and hydrology drainage calculations for the full 
design submission application for the property.

Please accept this outline of the development intent and let us know if you should have any 
further questions or clarifications requested.

Thank you!

Sincerely,

Ron Crump, PE
Owner
RonC@TheContineoGroup.com
Cell: 404.556.7721
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03.01.2024
Department/Agency Name: Transportation
Reviewer Name: Brent Hodges
Reviewer Title: Construction Manager 1
Reviewer Email Address: Brent.Hodges@gwinnettcounty.com
Case Number: SUP2024-00015  
Case Address: West Park Place Boulevard and Bermuda Road, 

Stone Mountain, 30087

West Park Place Boulevard is a minor arterial. ADT = 19,053.

350’ feet to the nearest transit facility located along the frontage of West Park Place 
Boulevard at the Pebblebrook Senior residential complex.

X 

The developer shall coordinate with the Gwinnett County Department of Transportation 
(Design Division) regarding SPLOST project F-1519-01 – West Park Place Boulevard 
Improvements.  
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Department/Agency Name: DWR

Reviewer Name: Mike Pappas

Reviewer Title: GIS Planning Manager

Reviewer Email Address: Michael.pappas@gwinnettcounty.com

Case Number: SUP2024-00015

Case Address: West Park Place & Bermuda Road

Water: The proposed development shall connect to the existing 16-inch water main on the southern right-
of-way of West Park Place Blouvard.

Sewer: A Sewer Capacity Certification is required prior to obtaining a Land Disturbance Permit. Pending 
available capacity, the proposed development may connect to an existing 8-inch gravity sewer located 
under the pavement of West Park Place Boulevard. Coordination with DOT will be required.
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