CIC2023-001
CITY OF PEACHTREE CORNERS 
COMMUNITY DEVELOPMENT DEPARTMENT

CHANGE IN CONDITIONS ANALYSIS


PLANNING COMMISSION DATE:	JUNE 20, 2023

CITY COUNCIL DATE:	JULY 25, 2023

CASE NAME:		CITYGATE CHURCH

CASE NUMBER:		CIC2023-001

CURRENT ZONING:	M-1

LOCATION:		3100 MEDLOCK BRIDGE ROAD, SUITE 110

MAP NUMBERS:		6th DISTRICT, LAND LOT 271

ACREAGE:		14+/- ACRES BUSINESS PARK AREA 

PROPOSED DEVELOPMENT:	APPROVE CHANGE IN CONDITIONS TO ALLOW EXPANSION OF AN EXISTING RELIGIOUS FACILITY

FUTURE DEVELOPMENT MAP:  	 	EMPLOYMENT CORRIDOR

APPLICANT:		CITYGATE CHURCH
		3100 MEDLOCK BRIDGE RD SUITE 110
		PEACHTREE CORNERS, GA 30071

CONTACT:		JACQUIE TYRE
		404-630-2414

OWNER:		PR ONWARD ATL FLEX IND PARK PROP CO LLC
		1600 OAKBROOK DR STE 570
		NORCROSS GA 30093

RECOMMENDATION:  	APPROVE WITH CONDITIONS










UPDATE:

At the Planning Commission hearing, there were no speakers in support or opposition to this request. 

After consideration, a motion was made to approve the request. The vote was unanimous.

SUMMARY:  

The applicant requests a Change in Conditions to a previous approval for a Special Use Permit in 2021 (SUP2021-004) to operate a religious facility in an office building located within a 14-acre business park zoned M-1 (Light Industry District).  The office building is part of the Medlock Oaks business park, which includes five buildings. The applicant’s letter of intent states that the church intends to occupy an additional 5,000 square feet of space adjacent to their existing 20,000 square feet in Building 100. The space will continue to serve approximately 400 congregants, as the previous church did and will continue to operate in off-peak hours. No additions or alterations to the exterior of the building or site are being requested.   

The site is located within a business park area that is along Medlock Bridge Road just south of Peachtree Industrial Boulevard. The property is located in front of Medlock Commons Business Park and adjacent to other M-1 properties. Across the street is O-I property in Norcross city limits.

The applicant has provided a survey of the site. It includes a one-story masonry and glass storefront building with parking around the building. The applicant will need at least 80 parking spaces based on their estimated capacity; the entire business park shares the parking lot which contains 445 spaces. The church operates during non-business hours and has operated from its existing location and previous Building 200 location within this business park for over six years without issue. As such, from a zoning requirement perspective, there should not be a parking issue.  

The city is not aware of any issues with the church since they began operations in 2016.


ZONING HISTORY:

The property is zoned M-1 (Light Industry District) and is occupied by business park buildings. The property was rezoned to allow the business park in 1985. It was previously undeveloped land zoned R-75 and R-TH. Special Use Permits were granted for church uses on the property by Gwinnett County in 1989 and 1991 and by the City for the church’s previous location in Building 200 in 2016. In 2021, the City granted a new Special Use Permit for the relocation to Building 100. There is no other zoning history on the property.


ZONING STANDARDS:

The City’s Zoning Resolution requires that a facility for the conduct of religious services and ceremonies obtain a Special Use Permit to operate in the M-1 zoning district.  The purpose of the Special Use Permit review is to ensure that any detrimental aspects of the proposed land use are mitigated through site-specific conditions. While this has already been obtained, the applicant is seeking amend one of the conditions of the approval (Condition No. 1) which limited the use to the boundaries of Suite 110 as depicted on the submitted layout plan shown in 2021.

Zoning Code Section 1702 identifies specific criteria that should be evaluated when considering a zoning decision.  These criteria are enumerated as ‘A’ through ‘F’, below.  Following each item is the applicant’s response followed by Staff’s comment.

A. Will this proposed rezoning, special use permit, or change in conditions permit a use that is suitable in view of the use and development of adjacent and nearby property?

Applicant’s Response:  Yes, this is the expansion of the existing church facilities within the same building it currently occupies.

Staff’s Comment: The church has been a suitable use in view of the development of adjacent and nearby property as it will mainly operate outside normal business hours of the office park and will serve the surrounding residential neighborhoods. The proposed expansion will not have a measurable impact on this suitability. 

B. Will this proposed rezoning, special use permit, or change in conditions adversely affect the existing use or usability of adjacent or nearby property?

Applicant’s Response:  No, this is the expansion of the existing church facilities within the same building it currently occupies.

Staff’s Comment: The proposed use should not adversely affect the existing use or usability of adjacent or nearby property as it is an expansion of an existing use with no track record of issues and has sufficient parking. 

C. Does the property to be affected by a proposed rezoning, special use permit, or change in conditions have reasonable economic use as currently zoned?

Applicant’s Response:  Yes

Staff’s Comment: The property has a reasonable economic use as currently zoned.

D. Will the proposed rezoning, special use permit, or change in conditions result in a use which will or could cause an excessive or burdensome use of existing streets, transportation facilities, utilities, or schools?

Applicant’s Response: No, this is the expansion of the existing church facilities within the same building it currently occupies. The vast majority of Applicant’s use is outside of normal office park business hours when religious services are normally held.

Staff’s Comment:  The impacts of a church on streets, transportation facilities, or utilities are unlikely to be excessive or burdensome.  There will be no impact on schools. 

E. Is the proposed rezoning, special use permit, or change in conditions in conformity with the policy and intent of the land use plan?

Applicant’s Response:  Yes

Staff’s Comment: See Comprehensive Plan heading, next page.

F. Are 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 rezoning, special use permit, or change in conditions?

Applicant’s Response: CityGate Atlanta Church has been a valuable member of this community providing for its spiritual wellbeing at this property since 2016. Initially in building 200 and as of the beginning of 2022 in building 100.

Staff’s Comment: The Comprehensive Plan’s support for adaptive reuse of underutilized structures in the Employment Corridor area gives supporting grounds for approval of the Change in Conditions request.  


COMPREHENSIVE PLAN:

The 2040 City of Peachtree Corners Character Area Map indicates that the property is located within the Employment Corridor Character Area. Policies for this area encourage office, light industrial, and small-scale retail (where existing or at major nodes). While institutional uses are not explicitly stated, the Employment Corridor does encourage adaptive reuse of existing underutilized structures, which would include the Medlock Oaks Business Park which has several vacancies.  In addition, the subject parcel is encased by properties located in the Suburban Neighborhood Character Area, which lists institutional uses such as schools and churches as appropriate. 

A Change in Conditions to the Special Use Permit for a church in this location would meet the goals and policies of the Comprehensive Plan and would serve the surrounding residential community. 


DEPARTMENT ANALYSIS:

The subject property is in the center of a five-building office park that is accessed by a central entrance at Medlock Bridge Road. The parking and driveways for the five buildings are inter-connected and shared by all tenants. Portions of the buildings have previously been used as churches, per special use permits granted by Gwinnett County and the City. 

The property is surrounded by M-1 (Light Industry), R-ZT (Single Family Residence), and R-TH (Single Family Residence Townhouse) zoning districts. Across Medlock Bridge Road is the City of Norcross. 

The Comprehensive Plan indicates that the parcel lies within the Employment Corridor Character Area. This character area encourages the adaptive reuse of existing underutilized structures. The proposed use conforms to this development guideline. The Employment Corridor character area also seeks to apply high standards of architectural design and building materials such as the existing brick exterior on this structure. The request to permit an expansion of church uses in this existing structure would be consistent with the policies of the Character area. 

RECOMMENDATION:

After review of the applicant’s proposal and other relevant information, it is recommended that CIC2023-001 be approved subject to the following conditions:  

1. The special use permit for CityGate Atlanta Church shall be limited to the property at 3100 Medlock Bridge Road, Building 100 (as it exists as of June 2023).
2. Required inspections and interior finish permits shall be obtained before occupancy;
3. If the City determines that church activities sufficiently impact existing traffic, the City shall notify the church and the church shall provide an off-duty police officer during those times when church related traffic needs to be managed;
4. Any expansion of the use beyond the worship service and related church functions which may increase traffic flow to the site or cause vehicular circulation or parking issues on or to the site shall require an amendment to the Special Use Permit.
5. Church use of the property may not begin until all permitted construction has been completed, a certificate of occupancy has been issued, and a business license has been granted. 
6. If the church use has not commenced within twelve months, or if it becomes inactive for more than sixty days after it becomes operational, then the Special Use approval shall become void.
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