Land Use Petition SUP-22-0006, SUP-22-0007 & SUP-22-0008
Concurrent Variances VC-22-0014, VC-22-0015, VC-22-0016 &VC-22-0018
Public Participation Meeting: September 8, 2022
Planning Commission Meeting: November 8, 2022
Mayor and Council Meeting: November 28, 2022

PROJECT LOCATION:

10180 and 10130 Jones Bridge Road

DISTRICT/SECTION/LAND LOT(S):

1st District, 1st Section, Land Lots 34, 35 and 59

ACREAGE:

10.30 acres

CURRENT ZONING:

AG-1 (Agricultural District)

COMPREHENSIVE PLAN
COMMUNITY AREA:

Newtown

APPLICANT:

Ingenium Enterprises, Inc. c/o Erik Houston
5991 Parkway North Boulevard, Suite A
Cumming, GA 30040
Phone: 770-437-8850
Email: ehouston@ingeniumenterprises.com

OWNER:

Rashi’s Campus, Inc.
10180 Jones Bridge Road
Johns Creek, GA 30022

PROPOSED DEVELOPMENT:

To expand the synagogue campus to include an existing
accessory daycare, two new buildings (parsonage house
and gymnasium) and four outdoor recreational
fields/court, with four concurrent variances:
• VC-22-0014: To reduce the number of required
parking spaces from 239 to 161;
• VC-22-0015: To allow existing structures and
proposed gazebos, outdoor basketball court, and
one recreational field to encroach into the 100foot church use setback;
• VC-22-0016: To maintain existing shed and
paved path and allow temporary land disturbance
to develop an underground detention facility
within the 25-foot zoning buffer and 10-foot
improvement setback; and
• VC-22-0018: To allow the encroachment of a
recreational field into the 50-foot buffer and 10foot improvement setback.

STAFF RECOMMENDATION:

Approval with Conditions and Denial of VC-22-0018
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PROJECT OVERVIEW

Location
The subject property is comprised of three parcels totaling
10.30 acres. It is located southwest of the intersection of Jones
Bridge Road and Waters Road, and is bounded by The Village
at Jones Ferry subdivision to the west and south, Mill Creek
Animal Hospital to the south, Jones Bridge Road to the east,
and Wrights Mill Commons and Lauren Hall subdivisions in
the City of Alpharetta to the north.
Background
Existing Synagogue Parcel (shown in yellow)
The subject property at 10180 Jones Bridge Road is improved
with a synagogue pursuant to Special Use Permits, U-01-034
and U-04-018, an associated daycare pursuant to U-01-035, and
a recreational field pursuant to U-02-032. Four variances were
previously approved for this parcel:
1. V-01-183: to reduce the 100-foot church use setback to
allow all existing structures to remain;
2. V-02-102: to reduce the 50-foot buffer along the west
property line to 20 feet, for a recreational field;
3. V-05-059: to reduce the minimum required parking
spaces from 167 spaces to 100 spaces;
4. V-06-117: to remove the 10-foot landscape strip along
the south property line.
There currently exists one full-access driveway off Jones
Bridge Road serving both the Chabad of North Fulton and the
adjacent animal hospital. The site is currently improved with a
22,590 square-foot synagogue building with sanctuary and accessory daycare, along with an outdoor
pool, pool house, and a playfield directly adjacent to the west of the synagogue for daycare use.

Chabad – East

Chabad – North (Main Entrance)

Recreational Field

Chabad – North (Daycare Entrance)
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Acquired Residential Parcels (shown in red, above)
The Chabad of North Fulton acquired additional land to add new amenities to their campus. The newly
acquired land is zoned AG-1 without any special use permits to allow for synagogue use and other
proposed improvements to extend onto these parcels and therefore, the Applicant is seeking new special
use permits. Staff would note that two existing residential structures located on the acquired land will be
demolished, and the existing guest house on the northwest portion of the site will be demolished with
the build of the proposed parsonage house.
Special Use Permits and Variance Requests
The Applicant is requesting to obtain three Special Use Permits and four concurrent variances to expand
amenities for the synagogue campus and to bring existing uses/structures into compliance.
1. SUP-22-0006: to allow for a synagogue (existing);
2. SUP-22-0007: to allow for an accessory daycare facility (existing); and
3. SUP-22-0008: to allow for an outdoor basketball court and three new recreational fields.
The four concurrent variances include:
1. VC-22-0014: to reduce the number of required parking spaces from 239 to 161;
2. VC-22-0015: to allow existing structures and proposed gazebos, outdoor basketball court, and
one recreational field to encroach into the 100-foot church use setback;
3. VC-22-0016: to maintain existing shed and paved path and allow temporary land disturbance to
develop an underground detention facility within the 25-foot zoning buffer and 10-foot
improvement setback
4. VC-22-0018: to allow the encroachment of a recreational field into the 50-foot buffer and 10foot improvement setback.
Staff would note that the Applicant’s letter of intent identified three concurrent variances as part of this
land use proposal. However, upon further analysis of the submitted site plan, staff identified that a fourth
concurrent variance was required (VC-22-0018) to account for the encroachment of the proposed 46,200
square-foot recreational field into the 50-foot buffer and 10-foot improvement setback applicable to all
recreational fields adjacent to residential uses.
Site Plan
In addition to the existing
structures
on
the
site
(synagogue building, pool and
pool house, shown in purple),
the Applicant proposes to
construct an 8,000 square-foot
parsonage house (in red), a 2story,
15,000
square-foot
gymnasium (in blue), an
outdoor basketball court (in
yellow), three recreational
fields (in green), expansion of
the daycare play field (in
orange), and three gazebos (in
pink). Staff would also
highlight that the Applicant
proposes to convert the existing
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garage at the southwest corner of the property to an “art barn” and continue utilizing the existing shed
on the west of the property. The Applicant will maintain the existing driveway and curb cut, the 30-foot
landscape strip along Jones Bridge Road, 50-foot zoning buffer and 10-foot improvement setback along
the rear property line, and 25-foot zoning buffer and 10-foot improvement setback along all property
lines adjacent to residential uses. Staff would note that the 50-foot zoning buffer and 10-foot
improvement setback is applied to the outdoor basketball court and three recreational fields as a
requirement of the Zoning Ordinance. Lastly, the Applicant proposes to convert the existing stormwater
detention pond to an underground detention facility and use the land above it as a recreational field for
general recreation use of children attending camps on-site, according to the letter of intent.
Elevations
The submitted elevations indicate the parsonage home would be constructed primarily of brick, and the
gymnasium would also be constructed primarily of brick, stone and glass, which would be compliant
with the requirements of Section 12E.3.E. of the Zoning Ordinance.

Parsonage Home

Gymnasium

Public Participation
As part of the required land use petition process, property owners within one-quarter mile of the subject
property were mailed notices in August 2022. The meeting was held in the Council Chambers at City
Hall on September 8, 2022. Approximately 12 residents attended the meeting and shared concerns related
to programmed outdoor activities and associated operational hours, and potential impacts related to
traffic, noise and light pollution.

STANDARDS OF REVIEW – SPECIAL USE PERMIT
1. Whether the proposed use is consistent with the Comprehensive Land Use Plan and/or
Economic Development Revitalization plans adopted by the Mayor and City Council.
The Comprehensive Plan designates the subject property as part of the Newtown Community Area
and the future land use map indicates “School, Religious, Municipal” as appropriate uses. The
proposal would be consistent with the intent of the future land use map and Comprehensive Plan.
2. Compatibility with the land uses and zoning districts in the vicinity of the property for which
the Use Permit is proposed.
The subject property is surrounded by residential uses to the east, north and west, and by a commercial
use to the south. The proposal seeks to add recreational amenities and a parsonage house to an existing
synagogue and accessory daycare use. Additionally, prior land use actions allowing for a place of
worship and accessory daycare on the site would support the compatibility of the proposed use with
surrounding and nearby properties. With proper conditions to protect adjacent residential uses from
the expansion, the proposed use could be compatible with established uses in the area.
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3. Whether the proposed use may violate local, state and/or federal statutes, ordinances or
regulations governing land development.
The proposal does not appear to be in violation of local, state, and/or federal statutes, ordinances, or
regulations governing land development. The City will review for and confirm compliance with all
applicable land development and stormwater management regulations at time of Land Disturbance
Permit.
4. The effect of the proposed use on traffic flow, vehicular and pedestrian, along adjoining streets.
The orthodox Jewish community adheres to their religious and cultural tradition of not driving on
days of worship and holidays. The daycare and recreational amenities will not be utilized during
worship times. Additionally, the parsonage home is to be utilized specifically for the religious clergy
and their guests and should not create internal traffic flow issues. The proposed recreational amenities
and parsonage house would not impact traffic flow along adjoining streets compared to what exists
today on site, based on the trip generation table below:

Monday to Thursday
Friday
Saturday

Additional
Daily Trips
72
86
-8

Additional
A.M. Peak Hour Trips
25
25

2

Additional
P.M. Peak Hour Trips
55
-4

The Applicant in their letter of intent states that the desire to provide more amenities with the
expansion of the campus is to provide more activities for members of the synagogue. The Applicant
did not indicate or request for an increase in daycare enrollment, which is capped at 120 students
pursuant to U-01-034, and this conditions will be carried over to the recommended conditions for this
proposal.
5. The location and number of off-street parking spaces.
The Applicant is proposing a total of 161 parking spaces, which will require the Applicant to expand
the existing surface parking lot located north of the synagogue building. A concurrent variance has
been submitted to reduce the required parking from 239 to 161 parking spaces.
6. The amount and location of open space.
The proposed outdoor basketball court and three recreational fields would provide substantial square
footage of recreational space for members of the synagogue. This is in addition to significant open
space being provided around the perimeter of the site with the requirement of a 25-foot undisturbed
buffer and 10-foot improvement setback.
7. Protective screening.
The Applicant is proposing a 50-foot zoning buffer and 10-foot improvement setback along the rear
property line and a 25-foot zoning buffer and 10-foot improvement setback along all property lines
adjacent to residential uses. Also, a 50-foot buffer and 10-foot improvement setback will be applied
to all recreational fields, including the outdoor basketball court, in accordance with the Zoning
Ordinance. The frontage along Jones Bridge Road currently has a 30-foot landscape strip that will
remain. The applicable landscape strip and zoning buffers would provide ample screening and
separation of proposed uses and activities from adjacent and nearby properties. Any portion of the
zoning buffer that is sparsely vegetated shall be required to be revegetated at time of Land Disturbance
Permit.
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8. Hours and manner of operation.
The hours of operation for the synagogue campus are 9:00 a.m. to 5:00 p.m. from Monday to
Thursday, 9:00 a.m. to 9:00 p.m. on Friday, 9:00 a.m. to 8:00 p.m. on Saturday, and 9:00 a.m. to 12:00
p.m. on Sunday, which is consistent with other synagogues located in Fulton County.
9. Outdoor lighting.
In addition to existing lighting for the driveway, parking lot and synagogue building, new lights are
proposed for the new parking areas, athletic fields and outdoor basketball court. To mitigate adjacent
residential properties from any adverse impacts from lighting associated with the recreational courts,
staff will carryover the condition from U-04-018 that prohibited lighting on recreational fields on the
subject property. All proposed outdoor lighting shall be compliant with the City’s Night Sky
Ordinance and will be reviewed at time of Land Disturbance Permit.
10. Ingress and egress to the property.
The subject property has a single full-access curb cut on Jones Bridge Road that is shared with the
Mill Creek Animal Hospital located to the south. No new access points are proposed.

CONCURRENT VARIANCE ANALYSIS
Concurrent variance request, VC-22-0014, seeks to reduce the number of required parking spaces from
239 to 161. Section 18.2.1. of the Zoning Ordinance requires one parking space per 30 square feet of the
largest assembly area for places of worship, one parking space per 500 square feet for daycare, 4 parking
spaces per recreational field/court, and 2 parking spaces per residence. Chabad of North Fulton is an
orthodox Jewish synagogue, where approximately one-third of worshipers walk to the synagogue on the
Sabbath, and daycare and recreational fields remain closed during worship hours. Staff would note that
a previous parking variance (V-05-059) was granted to reduce the minimum required parking spaces
from 167 spaces to 100 spaces. Given the orthodox Jewish tradition to travel by foot during days of
highest usage of the campus, staff is of the opinion that the request, if granted, will be in harmony with
the general purpose and intent of the Zoning Ordinance.
Concurrent variance request, VC-22-0015, is to
allow for existing structures (shown in red hash),
proposed gazebos, outdoor basketball court and a
recreational field to encroach into the 100-foot
church/synagogue use setback (shown as a blue
line). Section 19.4.10.1. of the Zoning Ordinance
requires all buildings and use areas/structures
other than parking and pedestrian walkways to be
placed at least 100 feet from any residential use.
However, considering that the subject property
will have to maintain two separate buffers on the
site based on the proposed uses – 50-foot zoning
buffer along the west (rear) property line, 25-foot
zoning buffer along all other property lines, and a
50-foot buffer for all recreational fields – provides
effective mitigation to adjacent residential
subdivisions from adverse impacts related to
noise. In light of the applicable buffers, staff is of
the opinion that granting of this variance would be in harmony with the general purpose and intent of
the Zoning Ordinance.
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Concurrent variance request, VC-22-0016, is to allow for encroachment (shown in black dashed outline)
of an existing shed and paved path, and to allow land disturbance to convert the above-ground detention
pond to an underground facility within the 25-foot undisturbed buffer and 10-foot improvement setback
(shown in green), as required by Section 19.4.10.4. of the Zoning Ordinance. Allowing for the paved
path and shed to remain within the buffer would not impact neighboring properties. With staff conditions
requiring the existing guest house to be demolished once the new parsonage house is constructed and
allowance for a temporary land disturbance with required replanting afterwards, staff is of the opinion
that granting of this variance would be in harmony with the general purpose and intent of the Zoning
Ordinance.
Concurrent variance request, VC-22-0018, is to allow for encroachment of the 46,200 square-foot
recreational field into the required 50-foot buffer and 10-improvement setback applicable to all
recreational fields pursuant to Section 19.4.36. of the Zoning Ordinance. The required buffer provides
the necessary separation needed to offset impacts of the location of a recreational field from adjacent
residential properties. In light of recommending the approval of VC-22-0015 for recreational fields to
encroach into the 100-foot setback, allowing this encroachment could negatively impact the intended
purpose of the buffer. Additionally, denying this variance does not preclude the Applicant from having
a large recreational field, but it will have to be located out of all required buffers and improvement
setbacks. Staff is of the opinion that a hardship has not been provided to support the granting of this
variance and recommends denial of this variance request.

STAFF RECOMMENDATION
Based upon the findings and conclusions herein, Staff recommends APPROVAL WITH
CONDITIONS for Special Use Permits, SUP-22-0006, SUP-22-0007 and SUP-22-0008, and
Concurrent Variances, VC-22-0014, VC-22-0015 and VC-22-0016, and DENIAL of VC-22-0018, with
the following conditions:
1. The property shall be limited to a place of worship (SUP-22-0006), accessory daycare (SUP-220007), an outdoor basketball court and three recreational fields (SUP-22-0008) and associated
accessory uses, at a maximum gross floor area of 47,790 square feet.
2. Daycare shall be an accessory use to the synagogue and be limited to a maximum enrollment of
120 students (U-01-035).
3. The site shall be developed in general accordance with the site plan received and date stamped
on October 5, 2022. Said site plan is conceptual and the final site plan must meet or exceed the
zoning conditions prior to the approval of a Land Disturbance Permit and/or building permit.
4. Exterior elevations of the parsonage house and gymnasium shall be substantially similar to the
elevations received and date stamped by the City of Johns Creek on August 9, 2022. Final
elevations shall be subject to the review and approval of the Community Development Director,
prior to issuance of a building permit.
5. Lighting shall be prohibited for all recreational fields (U-04-018).
6. Loudspeakers/paging systems shall be prohibited.
7. The existing guest house shall be demolished prior to the issuance of Certificate of Occupancy
for the new parsonage house.
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8. Owner/Developer shall provide a minimum of 161 parking spaces (VC-22-0014).
9. The existing shed, art barn, outdoor basketball court, gazebos and recreational field (playing
field #3) are permitted to encroach into the 100-foot synagogue/church use setback, in
accordance with the site plan received and date stamped on October 5, 2022 (VC-22-0015).
10. The existing shed and paved path are permitted to remain unaltered in the 25-foot zoning buffer
and 10-foot improvement setback. Temporary land disturbance to convert the above-ground
detention pond to an underground stormwater facility shall be permitted in the zoning buffer and
improvement setback (VC-22-0016).
11. Owner/Developer shall replant, where sparsely vegetated, and maintain the following landscape
strips, zoning buffers and improvement setbacks according to the City’s Tree Preservation
Administrative Guidelines:
a. 30-foot landscape strip along Jones Bridge Road;
b. 50-foot zoning buffers and 10-foot improvement setback along the west property line;
and
c. 25-foot zoning buffer and 10-foot improvement setback along property lines adjacent to
residential uses.
12. No landscape strip shall be required along the south property line adjacent to the non-residential
use (V-06-117).
13. No additional curb cut shall be permitted on Jones Bridge Road.
14. Owner/Developer shall execute a combination plat to combine the three parcels into a single lot
of record.
15. Owner/Developer shall submit a stormwater concept plan prior to the submittal of a Land
Disturbance Permit application.
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