
  

 
Planning Commission Advertised Public Hearing Date: 9/3/2024 
Board of Commissioners Advertised Public Hearing Date: 9/24/2024 

 

 

PLANNING AND DEVELOPMENT DEPARTMENT 
CASE REPORT 

 
Case Number: SUP2024-00023 
Current Zoning: RA-200 (Agriculture-Residence District)  
Request: Special Use Permit 
Addition Request: Variances 
Addresses:  1453 and 1500 Block of Drowning Creek Road 
Map Number:  R5329 001 and 027 
Site Area:  16.71 acres  
Square Feet:  2,619    
Proposed Development: Private School 
Commission District:  District 3 – Commissioner Watkins 
Future Development Type: Neighborhood Traditional+ 
 
Staff Recommendation:   APPROVAL WITH CONDITIONS  
 
Planning Commission 
Recommendation:  APPROVAL WITH CONDITIONS 
 

  

          

  



Applicant: Timothy S. Beahan 
5738 Duncan Bridge Road 
Cornelia, GA 30531 

Owner: Aaron Zielinske  
c/o Grace Pointe Church 
1453 Drowning Creek Road 
Dacula, GA 30019 

    
Contact:  Timothy S. Beahan                 Contact Phone:              404.944.7256 

                                                                                                                                                                                                         
Zoning History  
 
The subject property is zoned RA-200 (Agriculture-Residence District). No prior zoning cases are on 
record for this property. 
 
Existing Site Condition 
 
The subject property is a 16.71-acre assemblage of two parcels located along Drowning Creek Road, 
south of its intersection with University Parkway. The site is developed with a place of worship and a 
parking lot containing 99 spaces and accessed by a full-access driveway. A monument sign is located 
at the entrance to the site. A small portion of the site is located within a floodplain. The rear half of the 
site is heavily wooded and falls approximately 40 feet from the center of the parcel to the rear. The site 
is served by a private septic system.  
 
Surrounding Use and Zoning 
 
The subject property is surrounded by single-family residences on large lots and undeveloped land. A 
single-family residence and a commercial building are located to the north. To the east are single-
family detached residences on large lots fronting Drowning Creek Road. The properties to the south 
and west are undeveloped. 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 16.71-acre property zoned RA-200 for a private school 
as an accessory use to an existing place of worship, including: 

• A total of 14 classrooms, with 9 located in the existing sanctuary building and 5 located in the
proposed modular buildings.

• Three ADA-compliant modular buildings totaling 2,619 square feet located along the northern
property line.

• Hours of operation Tuesdays, Wednesdays, and Thursdays from 8:30 a.m. to 3:15 p.m., and
Fridays from 8:30 a.m. to 12:00 p.m.

• 120 students enrolled in grades K-12 and 18 staff members.
• A 4-foot-wide sidewalk leading from the sanctuary building to the modular classrooms.
• A new fire hydrant near the modular buildings.
• Maintaining a 50-foot-wide buffer along the northern and southeastern property lines.

Zoning and Development Standards 

The applicant is requesting a special use permit for a private school in RA-200. The following is a 
summary of applicable development standards from the Unified Development Ordinance (UDO):  

Standard Required Proposed Meets Standard? 
Building Height Maximum 35’ 11’ 6” YES 

Front Yard Setback Minimum 35’ >35’ YES 
Side Yard Setback Minimum 20’ >20’ YES 
Rear Yard Setback Minimum 40’ >40’ YES 

Parking Minimum 77 spaces 
Maximum 102 spaces 99 spaces YES 

Zoning Buffer Minimum 50’ 50’ YES 
Accessory Building Setback Minimum 10’ 64.39’ YES 

Variance Request 

In addition to the rezoning request, the applicant is seeking a variance from the following provision of 
Title II of the UDO: 

1. Section 230.110.6.A13: Architectural Design Standards for Commercial and Non-residential
Buildings; Design Composition

Location Land Use Zoning Density 
Proposed Private School RA-200 N/A 

North Commercial 
Single-Family Residential 

C-1
R-100

N/A 
0.34 units per acre 

East Single-Family Residential RA-200 0.24 units per acre 
South Undeveloped RA-200 N/A 
West Undeveloped RA-200 N/A 
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Modular buildings with permanent foundation connection shall have an exterior façade of fiber 
cement panels which resembles horizontal siding or textured stucco finish. Metal façade 
panels are prohibited. 
 
The applicant is requesting a variance to allow aluminum siding on the proposed modular 
buildings. 
 

2. Section Sec. 210-140.28.E Conditional Uses within Base Residential Zoning Districts; Place of 
Worship 
 
The place of worship may utilize one manufactured building for worship services for an initial  
period not to exceed one three years. 
 
The applicant is requesting to have three modular buildings on their property. 

 
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 F). Standard site and infrastructure improvements will also be required related to stormwater, 
transportation, 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 270-20.6. After the evaluation, 
staff makes the following findings based on the standards of 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 undeveloped land and single-family detached residences. The 
proposed school would be located within the existing church building and in three new modular 
buildings. Private schools are common accessory uses to places of worship and would serve 
the parishioners and surrounding community, making the proposal suitable in view of the use 
and development of the adjacent and nearby properties. 

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

adjacent or nearby property. 
 

The relatively small enrollment and limited hours of operation would not adversely impact the 
adjacent and nearby property. The buffer would further mitigate any potential impact to 
adjacent and nearby properties.   
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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.

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

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

The Unified Plan's Future Development Map indicates "Neighborhood Traditional+" for the
subject property. The goal of this development type is to encourage gentle density through
smaller footprint homes and accessory dwelling units. While institutional uses are not
recommended, the proposed private school as an accessory to an existing place of worship
would complement surrounding residential uses. This request is in conformity with the policy
and intent of the 2045 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.

There are no other conditions giving support for approval or disapproval of the proposal.
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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 variances to allow three modular buildings on the site with 
aluminum siding. The site is a large parcel with the modular buildings located several hundred 
feet from Drowning Creek Road. The building materials would not create adverse effects to the 
surrounding properties, as long as the number of buildings with aluminum siding is limited.  

Staff Recommendation 

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

In addition, staff recommends APPROVAL of the following variance: 

1. To allow aluminum siding on the exterior of the modular buildings.

In addition, staff recommends DENIAL of the following variance: 

1. To allow three manufactured buildings on the property.

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.  

In addition, the Planning Commission recommends APPROVAL of the following variance requests:  

1. To allow aluminum siding on the exterior of the modular buildings.

2. To allow three manufactured buildings on the property.

Planning Commission Recommended Conditions (includes Staff Recommended Conditions, 
as Amended) 

Approval of a special use permit for a private school accessory to a place of worship in RA-200 
(Agriculture-Residence District), subject to the following conditions: 

1. To restrict the use of the property to a place of worship with accessory uses, which may include
a private school as a special use for a maximum of 120 180 students.

2. The proposed development shall be constructed in general conformance with Exhibit B: Site
Plan dated received June 11, 2024, by the Department of Planning and Development, with
revisions and as required by conditions and the Unified Development Ordinance, subject to the
review and approval of the Department of Planning and Development.
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3. The property shall be limited to one three manufactured buildings that shall be removed within 
3 years of the zoning approval. 
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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. Internal and External Agency Review Comments 
G. Maps  
H. Document Presented at the September 3, 2024, Planning Commission Public Hearing 
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Exhibit A: Site Visit Photos 
 

 

View of the front of the main church building and parking lot 
 

 

View of the road frontage on Drowning Creek Road 
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View of the proposed modular buildings 
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Exhibit B: Site Plan 
 

[attached] 
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Exhibit C: Building Elevations 
 

[attached] 
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Exhibit D: Letter of Intent and Applicant’s Response to Standards 
 

[attached] 
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Letter of Intent 
 
 

July 11, 2024 
 
Dacula Classical Academy 
1437 Drowning Creek Road 
Dacula, GA 30019 
 
Gwinnett County 
Department of Planning and Development 
Planning Division 
446 West Crogan Street, Suite 300 
Lawrenceville, GA 30046 
 
Dear Gwinnett County Planning Department 
This application is for a special use permit to place Modular Buildings at Grace Pointe Church 
1437  
Drowning Creed Rd. Dacula, GA 30019. Please find the attached 
• Special Use Permit Application 
• Site Plan 
• Parking lot plan 
• Elevations 
• ADA Ramp provisions 
• Finish Materials 
• Septic Plan 
• Existing Building Floor Plan 
• Schedule of Finish Material for the Modular buildings 
• Pictures of Modular Buildings 
The hours of operation for Dacula Classical Academy are: 
 Tuesday, Wednesday, and Thursday 8:30-3:15 
 Friday 8:30-12:00 
-There are 18 staff members present. 
-Enrollment is 120 students 
-Grades are K-12. 
-There are an average of 9 students per class. Classroom size does not exceed 16 students. 
-There are 9 classrooms in the church. We are adding 5 classrooms with the future modular  
classrooms. 
-There are members of the church that teach at the school. The school is open to church 
members  
and the public.  
 

SUP2024-00023 22 of 39 JG

jgottfried
Received



Dacula Classical Academy has been a fixture in Gwinnett County for 22 years. We must move 
our campus due to financial issues and a change of ownership. Grace Pointe Community 
church has  
partnered with us to make the 2024-25 school year a reality for our students. In order to have 
enough classrooms we are asking Gwinnett County P&D for a special use permit to place 
additional  
modular classrooms on the church campus. 
 
We are also requesting concurrent variances from sections 230.111.6A 2, 230.110.6A 4, and 
230.110.6 13 to allow the building materials of the modular buildings to be made out of metal.  
 
 
 
Sincerely, 
Tim Beahan 
Owner and School Principal 
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Exhibit E: Application and Disclosure of Campaign Contributions 
 

[attached] 
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Exhibit F: Internal and External Agency Review Comments 

[attached] 
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TRC Meeting Date: 07.08.2024 
Department/Agency Name: Transportation 
Reviewer Name: Brent Hodges 
Reviewer Title: Construction Manager 2 
Reviewer Email Address: Brent.Hodges@gwinnettcounty.com 
Case Number: SUP2024-00023 
Case Address: 1453 Drowning Creek Road, Dacula, 30019 

 Comments: X  YES  NO 
1 Drowning Creek Road is a major collector. The Average Daily Traffic Volume is 896. 

2 

3 

4 

5 

6 

7 

Recommended Zoning Conditions:  YES  X NO 
1 

2 

3 

4 

5 

6 

7 

Department of Planning and Development 
TECHNICAL REVIEW COMMITTEE
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Water Comments:

Sewer Comments:

Water Availability:

Sewer Availability:

Water and Sewer Design and Construction Requirements:

Private Road Developments:

                                 Water demands imposed by the proposed development may require upsizing or extensions of existing water mains in order to meet Gwinnett County Standards and fire flow demands. Any cost associated with such required improvements will be the
responsibility of the development. Current Gwinnett County Standards require a minimum of 12” pipe size for commercial developments and a minimum of 8” pipe size for residential developments.  Additionally, connection to a minimum of 12” and 8” mains are required for
commercial and residential developments, respectively. It is the responsibility of the developer’s engineer to confirm pressure and volumes are available for the development.

                                   A Sewer Capacity Certification must be obtained from Gwinnett County to confirm the existing system can serve the development.  Sewer demands imposed by the proposed development may require upsizing and/or extensions of existing sewer mains,
and/or upsizing of an existing pump station, and/or installation of a new pump station. Any cost associated with such required improvements will be the responsibility of the development. The developer shall provide easements for future sewer connection to all locations
designated by Gwinnett County during plan review.

                                                                                                        Extensions of the water and/or sanitary sewer systems within the subject development must conform to this department’s policies, Gwinnett County’s ordinances, and the Water Main and Sanitary Sewer Design and
Construction Standards and Specifications, dated April 5th, 2016. Subsequent to design, construction, inspection, and final acceptance of the required utilities, service would then become available under the applicable utility permit rate schedules.
                                                    Any development with private roads must comply with the Standard Policy Requirement for the Installation of Water and Sanitary Sewer Mains within Private Developments.  This policy stipulates minimum easement requirements and location of
public mains and appurtenances, among other requirements.

GCDWR does not have comments for this Special Use Permit. The existing facility is connected to public water.

GCDWR does not have comments for this Special Use Permit. The existing facility is on septic and will remain on septic.
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Exhibit G: Maps 

[attached] 
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Exhibit H: Document Presented at the September 3, 2024, Planning Commission Public 
Hearing 

[attached] 
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