) CITY OF

. OHNS CREEK

GEORGIA

COMMUNITY ASSESSMENT: TECHNICAL APPENDIX

INTRODUCTION

The City decided to undertake the Comprehensive Plan in coordination with its Transportation
Master Plan and the Green Plan. The City contracted a team of consultants to facilitate these
efforts. This approach will allow the respective master plans to inform each other and unify
planning efforts. It will also maximize citizen involvement through the year of planning.

This Technical Appendix contains supporting information for the Executive Summary of the
Community Assessment.

Review Process

Prior to the development of a Community Agenda, the Department of Community Affairs (DCA)
requires that the local jurisdictions transmit the Participation Plan along with a Community
Assessment for review. The Atlanta Regional Commission (ARC) is the regional arm of DCA that
reviews these two documents to determine whether or not they are complete; upon this
verification, ARC in turn transmits these documents to DCA. DCA conducts a report of findings
and recommendation, and ARC issues the local government a final report that includes DCA's
comments.
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1. POPULATION

Methodological Introduction

Because Johns Creek is a new city, there does not exist years of data organized by City boundary;
sources rely upon the 2000 Census data organized by “block” as the base data from which to derive City
estimates. Different methods, however, will yield slightly different numbers. For example, the City’s GIS
department established the population of the city from block group data by looking at the housing units
within the city limits. This population count was finalized at 60,532. The US Census Bureau official
statement records the 2000 population of Johns Creek as 61,243. This is a difference of 711persons, or
approximately 1% of the Johns Creek population.

The City of Johns Creek Comprehensive Plan establishes the 2000 base figure of 60,343; this figure is
also derived from the raw Census Block data. To following section explains the source and rationale
behind this figure.

While block-level data yields basic population and household information, the type of information
available from the Census Bureau at this level is limited, and does not include many of the indicators for
the City that help describe its characteristics and planning needs. Therefore, a data set generated by
ESRI-Business Analyst (ESRI is the geographic information company that produces ArcGIS), using
additional source such as permit data, zip code data, and Info USA market data (a massive, research
collection source recognized nation wide) was used for the majority of the characteristics reported herein.
The justification was two-fold: (1) it ensures that data is confined to the City boundary and therefore more
accurately depicts City dynamics, and (2) relying upon one source for a wide range of data maintains
internal consistency for both current estimates, forecasting and a host of other data (housing, income,
labor force, etc).

Estimates and forecasts were compared to numbers generated by the Atlanta Regional Commission
(ARC) to verify accuracy and compatibility with regional trend analysis.

Total Population

Analyzing the 2000 Census data suggests that the count for the population within what is currently the
City of Johns Creek was 60,343. An estimated 70,050 people live in the City today.
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Table 1.1
Population and Households: 2000 - 2012
2000 2007 2012 2007 - 2012

Census Change [Annual Rate
Population 60,343] 70,050 77,213 7,163 1.97%
Households 20,115 23,013] 25,265 2,252 1.88%
Ave Household Size 3.00 3.04 3.05 0.01 0.07%
Families 16,738] 18,740] 20,233 1,493 1.54%
Ave Family Size 3.32 3.40 3.43 0.03 0.18%

Source: ESRI forecast; 2000 Census Block

Population Trends and Growth Rate Comparison
The Table below compares key indicators for the area that is now Johns Creek boundary from 1990
to 2000; the population increased nearly 13% annually during the ten year time period. The table
below also shows that the number of households grew by just over 12% annually, and the average
annual income growth was 3.4%. Detailed income and household data are provided in another
section of the Appendix.

The numbers below indicate that between 1990 and 2000, the population within the Johns Creek City

boundary grew by 232%.
Table 1.2
Population and Household Comparision: 1990 - 2000
1990 |Census 2000 1990-2000
Number Number| Annual Rate
Total Population 18,152 60,343 12.76%
Total Households 6,283 20,115 12.34%
Average Household Size 2.89 3.00 0.37%
Total Families 5,440 16,738 11.89%
Average Family Size 3.11 3.32 0.66%
Per Capita Income $31,024 $44,378 3.64%
Total Housing Units 6,810 20,698 11.76%

Source: ESRI

This growth rate was even higher than the overall North Fulton planning area, which was the fastest
growing sub-area in the County during the same decade, with a 167% population increase.

The County has had an extraordinary growth explosion over a 25 year period; it reports a population
increase of 638% between 1980 and 2005. The long range forecast for unincorporated Fulton
County, which at the time included the now extant cities of Milton and Johns Creek, anticipated the

area to grow by approximately 44% between 2005 and 2025.
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Future Projections

The City’s projections suggest a more moderate growth rate of 34% between 2007 and 2025. Using
the growth rate generated by the 2007-2012 analysis (average annual rate of 1.97%), population
forecasts through 2030 were prepared with an assumption that after 2012, annual growth rates would
decrease slightly each year (0.10%) until 2020. From 2020 to 2030, a constant yearly growth rate of
1% was applied. The assumption for continued growth, but at a slower rate, is explained in the next
section about the regional context.

The following table projects future growth for the City of Johns Creek to the year 2030.

Table 1.3
Population and Forecast: 2000 - 2030
2000 (Census)

2007 2012 2020 2025 2030
60,343| 70,050 77,213| 85,372| 89,727 94,304

Source: ESRI Census Block and forecast to 2012; Pond & Company to 2030

Various factors constrain this likely “build-out” population, however, such as available land for new
development, existing city boundaries, policies regulating housing potential and the management of
future annexation requests from any properties adjacent to the City boundary. According to the 2006
Existing Land Use Map, approximately 2,000 “vacant” acres and 3,000 “forested” acres of land
remain in the City. Depending upon City policies, this land might or might not be available for
development.

The City forecast indicates continued growth, but at a declining rate. Without historical permit data
specifically for the City boundary, an historical trend for new residential units cannot be generated
with confidence. However, ARC prepares a forecast based upon Traffic Analysis Zones (TAZ); an
analysis of the TAZ data for the City of Johns Creek City shows a comparable 2030 forecast (89,967).

Regional and State Context

Between 1990 and 2000, the Metro-Region population grew 3% annually, on average. Since 2000,
the 10-county Atlanta region has averaged almost 86,000 net new residents each year, or 2.3%
annually. This is a slight slowing of the rate of change. In 2006, the 10-county Atlanta region added
104,000 people to reach a total population of 4,029,400 million. Fulton County led the region’s
growth that year, followed by Gwinnett. Fulton remains the region’s largest county with an estimated
population of 933,600. After averaging 14,521 new residents each year in the 1990s, Fulton has
surpassed that growth pace this decade, averaging 16,800 new residents each year since 2000.

POND

Architects = Engineers = Planners




CITY OF
JouaNs CREEK

1
GEORGIA

Table 1.4 Fulton County Population and Forecast: 1980- 2025

Area | 1980 | 1990 | 2000 [ 2005 [ 2010 | 2015 | 2020 | 2025
Cities: (Only the Fulton County portions are shown here, the remainders are at the bottom)
Alpharetta 3,128 | 13,002 | 34,854 | 37,132 | 42,120 44,027 45,500 47,104
Atlanta (1.) 387,739 | 357,704 | 386,699 | 447,245 | 462,908 505,054 542,985 582,678
College Park (2.) 21,143 | 17,337 18810 18,968 | 20,797 21,937 22,871 23,622
East Point 37,486 34,697 39,595 38,653 44,704 47,579 50,021 52763
Fairburn 3,466 4,878 5,464 8,561 9,075 11,038 12,926 14,831
Hapeville 6,166 5,483 6,180 6,175 6,849 7,441 7,970 8,490
Mountain Park (3.) 376 242 496 500 606 642 672 687
Palmetto (4.) 1,041 2,652 3,073 4,225 4,492 5,661 6,520 7,396
Roswell 23,337 53,743 79,334 82,912 90,587 94,911 98,325 101,274
Union City 4,780 | 10,210 | 11,621 | 15,250 [ 15,264 17,008 18,620 20,003
City Total 489,585 | 499,808 | 586,126 | 659,621 | 696,643 755,367 807,366 859,097
Unincorporated Planning Areas:
North Fulton 12,859 34,152 91,400 93,192 | 100,300 106,553 111,850 117,211
Sandy Springs 46,877 | 68,243 | 85,835| 86,608 | 92,529 97,546 101,678 105,861
SW Fulton 8,863 | 10,210 | 11,300 | 12,851 | 15,152 17,368 19,446 21,541
South Fulton 31,720 | 36,538 | 41345 | 52,439 66,639 80,611 04,000 107,480
Unincorporated 100,319 | 149,143 | 229,880 | 245,180 | 274,620 302,078 326,975 352,103
Fulton Total

Source: Fulton County, Focus Fulton 2025

Statewide, Georgia saw its resident population increase 26% between 1990 and 2000, and this figure made it the
fastest growth of any decade this century (Office of Planning and Budget, 2005). Between 2000 and 2004,
Georgia’'s average annual population increase was about 2% each year. The City’s neighboring jurisdiction to
the north, Forsyth County, has topped the state list of fastest growing counties, but its rate of new households
also slowed during 2007.

Age Distribution

Age Groups and Future Projections by cohort

Table 1.5
Population by Age Cohort: 2000 - 2012
2000 2007 2012
Number | Percent | Number | Percent | Number | Percent
0-4 5,342 8.9% 6,072 8.7% 6,729 8.7%
5-9 6,178 10.2% 6,833 9.8% 6,710 8.7%

10-14 5,823 9.6% 6,953 9.9% 7,220 9.4%
15-19 3,762 6.2% 5,023 7.2% 5,602 7.3%
20 - 24 1,572 2.6% 2,669 3.8% 2,799 3.6%
25-34 7,604 12.6% 6,471 9.2% 8,378 10.9%
35-44 14,410 23.9% 14,421 20.6% | 13,147 17.0%
45 - 54 9,651 16.0% | 12,240 17.5% | 14,415 18.7%
55 - 64 3,730 6.2% 6,427 9.2% 8,144 10.5%
65-74 1,521 2.5% 1,965 2.8% 2,849 3.7%

75 - 84 602 1.0% 769 1.1% 948 1.2%
85+ 152 0.3% 206 0.3% 273 0.4% | Source: ESRI forecast:
Total: 60,347 70,049 77,214 Census block
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Shown graphically below, the Johns Creek population clusters between 35 and 55 years of age.

Population by Age
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Age Groups

Population Trends and Implications

The data shows that Johns Creek has a large percentage of children and teenagers; in 2007, those
aged 19 years old and younger comprise 35.5% of the total population. The City has a slightly
greater proportion of children than the City of Roswell (24%) or the North Fulton planning area as a
whole (26%). Half of the City’s residents are over the age of 35.

In 2000, the 65 and older cohort in Johns Creek comprised just 3.8% of the population, totaling 2,275
people; this was a small proportion compared to the City of Roswell (8.7%), and North Fulton County
(7.6%).

By 2012, those who will be 55 years and older will comprise 16% of the total population, or 12,214
people. Unlike national and even regional trends, the age distribution is such that this population will
remain a small cohort, relative to the other age groups even in the future.

In the Atlanta Region, the older adult population has grown over the last decade at a rate slightly higher
than the general population. Between 1990 and 2000, the 65+ population in the region increased by 30%.
ARC forecasts that the older adult population will double between 2000 and 2015, and that by 2030, one
in five residents will be over the age of 60.

For the City of Johns Creek, the main population issues involve amenities and employment centers for
the young families that constitute the bulk of the City, as well as the potential to lose older residents in
“empty nester” years if housing choices do not expand to meet changing needs through the life-cycle.
Aging-in-place policies might be considered for discussion in the near future to address this potential.
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Race and Ethnicity

Racial and Ethnic Composition and Comparisons

The table below presents race and Hispanic origin information for the City of Johns Creek. The
Hispanic population is not considered a race in Census tabulations; therefore the numbers are
reported as a separate category. The table below depicts slow change in the range of diversity the

City enjoys.

Table 1.6
Race and Ethnicity

2000 2007 2012
Number | Percent | Number | Percent | Number | Percent

White Alone 49,178 | 81.5% | 51,726 | 73.8% | 52,805 | 68.4%
Black Alone 3,269 5.4% 6,191 8.8% 8,605 | 11.1%
American Indian Alone 70 0.1% 79 0.1% 90 0.1%
Asian Alone 6,356 | 10.5% 9,571 | 13.7% | 12,283 | 15.9%
Pacific Islander Alone 14 0.0% 26 0.0% 38 0.0%
Some Other Race Alone 505 0.8% 945 1.3% 1,413 1.8%
Two or More Races 952 1.6% 1,511 2.2% 1,979 2.6%
Total: 60,344 100 | 70,049 100 | 77,213 100
Hispanic Origin (Any Race) 1,819 3.0% 3,133 4.5% 4,387 5.7%

Source: ESRI forecast; Census block

Comparatively, Johns Creek demonstrates less diversity than its neighboring cities of Alpharetta and
Roswell, where minority populations comprise 16% and 23% of the total population, respectively.
The City does, however, share nearly the same profile as the North Fulton planning area as a whole,
as indicated by the following table.

Table 1.7
North Fulton Planning Area Race and Hispanic Population: 2000
Race % of North Fulton Population
White 83.30%
African American 5.33%
Am. Indian, Eskimo & Aleut 0.11%
Asian/Pacific Islander 8.57%
Hispanic (any race) 3.46%

Source: 2025 Focus Fulton

Future Projections

Between the present day and 2030, the majority population that is white will decline in all cities. The
2012 projections indicate that approximately one-third of the City of Johns Creek will be Asian,
African American, and other racial background; nearly 6% will be Hispanic origin.
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Trends and Implications

The City remains a relatively homogenous community; this will change over time, and the slow pace
of change offers an opportunity for the entire City to plan for and accommodate the benefits of
diversity. The Hispanic and African American community will likely double by 2012, these groups will
comprise about 17% of the City population while the Asian population alone will reach about 16% by
2012.

In 2005, the Hispanic population in Fulton stood at 6.76% (60,474 people). Since Fulton County is still
far below the national average of 12.55% Hispanic, it is expected that their share of the population will
increase faster than the increases projected for the nation; by 2025 this could grow to 163,133 or
13.4% of population. This will be monitored and adjusted as American Community Survey data shows
divergence from the forecasts. The impact on the Fulton County is an increasing task of educating
non-English speakers.

Already the children of recent Hispanic immigrants are learning English, and educational programs
(including adult education) are focusing on English as a second language. Fulton County schools
shoulder the greatest responsibility for these efforts.

Education

The City of Johns Creek has a well educated population — in 2000, approximately 22% earned Masters or
Doctorate degrees, and 44% held Bachelor degrees. These proportions are much greater than the
Atlanta region as whole, where 12% of the population has Masters or higher degree and 23% hold a
Bachelors degree (American Community Survey, 2003).

The following table compares 1990 and 2000 educational attainment for Johns Creek residents 25 years

and older.

Table 1.8

Population 25+ by Educational Attainment

1990 2000

Total 11,810 100.0%| 37,678] 100.0%
Less than 9th Grade] 148 1.3% 363 1.0%
9th - 12th Grade, No Diploma 235 2.0% 496 1.3%
High School Graduate 1,508 12.8% 3,613 9.6%
Some College, No Degree 2,459 20.8% 6,302 16.7%
Associate Degree 766 6.5% 2,032 5.4%
Bachelor's Degree 4,922 41.7%| 16,611 44.1%
Master's/Professional/Doctorate Degree 1,772 15.0% 8,261 21.9%

Source: ESRI from Census Block
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Income

According to every economic indicator, the area now delineated by the City of Johns Creek boundary was
in better shape in 2000 than in 1990. This economic growth has not been true for all of Fulton County
cities, however, as a handful of Cities saw slight decline in the past decade.

Summary of Income Measures

Table 1.9
Income Measures: 2000 - 2012
Income Measure 2000 2007 2012
Median Household Income $105,015 | $150,592 | $193,154
Average Household Income $133,009 | $201,494 | $272,038
Per Capita Income $44,378 | $65,994 | $88,733

Source: ESRI forecast; Census block

Median Household Income
Median household income within the boundaries of Johns Creek in 2000 was $105,015, and is
substantially greater than that of the Atlanta region or the state of Georgia.

Table 1.10
Region and State Median Income: 1989 and 1999
1989 1999 % Change
(adjusted) 1989-1999
Atlanta MSA $36,051 $39,453 9.44%
Georgia $29,021 $32,227 11.05%

Source: 1990 Census (SF3) and 2000 Census (SF3). Incomes adjusted to use 1989 as a base year.

In 2007, $150,592 is the estimated Johns Creek median income. This represents a 43% increase
since 2000. This compares to the Atlanta region, where per household median income reached
$74,720 in 2006 (American Community Survey, 2006).

Per Capita Income

The 2007 per capita income for the City of Johns Creek is estimated as $65,994. The per capita
income of the Johns Creek area population grew nearly 4% between 1990 and 2000, when it reached
$44,378.

This contrasts with the Atlanta metropolitan region as a whole, where per capita income declined
sharply between 1990 and 2000. Still, Metro Atlanta per capita personal income exceeds the state’s
average. In 2004, this translated to $33,838 per capita income in Atlanta compared to the state
average of $29,782 (Selig Center 2007).
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Income Distribution

As shown in the table below, the majority of Johns Creek households earn $75,000 and above. The
2000 Census reported 70% of households in this income category; a trends analysis estimates that
this proportion will increase to 83% in 2007. This concentration of high income households is not
common throughout the metropolitan Atlanta region. According to the Focus Fulton Comprehensive
Plan, Fulton County has much higher percentage shares of households in the income categories over
$100,000 than Georgia and the US. North Fulton household income is significantly higher than other
planning areas. In North Fulton, 66% of the households earned more than $75,000 a year in 1999.

Table 1.11
Households by Income: 2000 - 2012
Census 2000 2007 2012
Number Percent Number Percent Number| Percent

HH Income Base 20,064 100.0% 23,013 100.0% 25,265| 100.0%
<$10,000 353 1.8% 308 1.3% 244 1.0%
$10,000 - $14,999 202 1.0% 135 0.6% 155 0.6%
$15,000 - $19,999 162 0.8% 162 0.7% 122 0.5%
$20,000 - $24,999 223 1.1% 154 0.7% 138 0.5%
$25,000 - $29,999 287 1.4% 152 0.7% 138 0.5%
$30,000 - $34,999 397 2.0% 180 0.8% 142 0.6%
$35,000 - $39,999 403 2.0% 215 0.9% 131 0.5%
$40,000 - $44,999 401 2.0% 308 1.3% 160 0.6%
$45,000 - $49,999 514 2.6% 308 1.3% 188 0.7%
$50,000 - $59,999 1,169 5.8% 700 3.0% 530 2.1%
$60,000 - $74,999 1,816 9.1% 1,304 5.7% 924 3.7%
$75,000 - $99,999 3,293 16.4% 2,506 10.9% 2,087 8.3%
$100,000 - $124,999 3,240 16.1% 2,400 10.4% 2,099 8.3%
$125,000 - $149,999 1,994 9.9% 2,591 11.3% 2,074 8.2%
$150,000 - $199,999 2,404 12.0% 4,753 20.7% 3,919 15.5%
$200,000 - $249,999 3,206 16.0% 2,090 9.1% 4,520 17.9%
$250,000 - $499,999 N/A 3,319 14.4% 4,769 18.9%
$500,000 + N/A 1,428 6.2% 2,925 11.6%

Source: ESRI

Regional Context

In general, the Metro-Atlanta region is a young, well paid region, although what the City of Johns
Creek demonstrates is that the wealth is not evenly distributed geographically. The ARC reports that
the metro region’s per capita income increased by 5.1 percent between 2000 and 2005; however the
ARC also notes that this growth lags behind other metro areas. When comparing Atlanta to the other
most populous metro areas, Atlanta’s per capita income growth from 2000 to 2005 is almost half of
Dallas’s growth rate, the next lowest. One explanation for stagnating income growth is the loss of
high paying jobs in metro Atlanta between 2001 and 2005. On average, jobs that metro Atlanta has
added since 2001 pay almost $1,800 less per month than the jobs that were lost.
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The slower rates of increase may not feel so painful to the region’s residents, because, according to
national studies, the Metro Atlanta region is the third lowest cost of living among the 10 most
populated metro areas; the region has the fifth-lowest cost of living among the 10 fastest growing
metro areas with a population larger than one million.

The graph below highlights that Johns Creek’s (identified as “Area” in graph) annual rates of growth
across several indicators are slightly slower than the State averages, except in the area of Household

Income.
Trends 2007-2012
6.0% @ Area
| State|
5.0% -
ous.
o 4.0% |
I
o
T 3.0%
c
c
< 20%
1.0% A
0.0% -
Population Households Families Ow ner HHs Median HH Income
Source: ESRI
Poverty

According to 2000 Census data, an extraordinarily low percentage — just 2% — of all Johns Creek
residents live below the poverty level'. It's important to note that many people in poverty actually do
earn income (a family of four earning $20,000 classifies as poverty level). To put in context, in 2005
when the minimum wage was $5.15 per hour, two adults working 40 hours a week for every week of
the year at minimum-wage jobs had a total annual income of only $21,424; this was less than half of
the national median family income. In 2007, 154 people in Johns Creek fell in the $20 — 25,000
income bracket.

The City’s poverty rate remains lower than the rate of the Atlanta region (9%) and much lower than
the rate of the state of Georgia (13%), for the same time period. Many cities recorded increases in
the percentage of residents living in poverty between 1989 and 1999.

The table below shows how income is distributed across Johns Creek area residents. It shows that of
the 2% in poverty, most are adults, not children.

! The Census uses a multi-factor matrix to establish poverty threshold for individuals based on family size and type; the
Census Bureau refines it each year based on inflation and a variety of other variables. For a reference example, in December
2006, the poverty threshold a four-member family with two children was $20,393.
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Table 1.12
Income and Poverty Level
Population for whom poverty
status is determined: Total 100%
Income in 1999 below poverty
level 2%
Under 5 years 7%
5 years 3%
6to 11 years 11%
12 to 17 years 11%
18 to 64 years 62%
65 to 74 years 2%
75 years and over 4%
Income in 1999 at or above
poverty level 98%
Under 5 years 9%
5 years 2%
6to 11 years 12%
12 to 17 years 10%
18 to 64 years 62%
65 to 74 years 2%
75 years and over 1%

Source: U.S. Census Bureau, Block Group by Pond & Company

POND

Architects = Engineers = Planners




CITY OF
JouaNs CREEK

1
GEORGIA

2. ECONOMIC DEVELOPMENT

Economic Base

The percentage of employment by industry is calculated by the number of Johns Creek residents
employed in an industry versus the total civilian employed population. Johns Creek’s residents are
employed in a wide range of industries, so the City is not dependent on one particular industry.

Table 2.1
Business and Employment by NAICS: 2007
BUSINESSES EMPLOYEES

Number| Percent] Number| Percent
Agriculture, Forestry, Fishing and Hunting 2 0.1% 2 0.0%
Mining 0 0.0% 0 0.0%
Utilities 1 0.1% 3 0.0%
Construction 114 6.0% 349 1.7%
Manufacturing 43 2.3% 1,641 7.8%
Wholesale Trade 72 3.8% 263 1.3%
Retail Trade 262 13.8% 2,452 11.7%
Motor Vehicle and Parts Dealers 8 0.4% 29 0.1%
Furniture and Home Furnishings Stores 24 1.3% 92 0.4%
Electronics and Appliance Stores 44 2.3% 138 0.7%
Building Material and Garden Equipment and Supplies Dealers 13 0.7% 274 1.3%
Food and Beverage Stores 24 1.3% 1,173 5.6%
Health and Personal Care Stores 20 1.1% 123 0.6%
Gasoline Stations 6 0.3% 42 0.2%
Clothing and Clothing Accessories Stores 44 2.3% 96 0.5%
Sporting Goods, Hobby, Book, and Music Stores 21 1.1% 61 0.3%
General Merchandise Stores 12 0.6% 271 1.3%
Miscellaneous Store Retailers 41 2.2% 142 0.7%
Nonstore Retailers 6 0.3% 12 0.1%
Transportation and Warehousing 12 0.6% 55 0.3%
Information 64 3.4% 287 1.4%
Finance and Insurance 139 7.3% 2,914 13.9%
Central Bank; Credit Intermediation and Related Activities 65 3.4% 287 1.4%
Securities, Commodity Contracts, and Other Financial Investments
and Related Activities 35 1.8% 76 0.4%
Insurance Carriers and Related Activities; Funds, Trusts, and
Other Financial Vehicles 39 2.1% 2,551 12.2%
Real Estate and Rental and Leasing 88 4.6% 470 2.2%
Professional, Scientific, and Technical Services 278 14.6% 2,128 10.1%
Legal Services 23 1.2% 58 0.3%
Management of Companies and Enterprises 5 0.3% 46 0.2%
Administrative and Support and Waste Management and
Remediation Services 96 5.0% 258 1.2%
Educational Services 69 3.6% 2,077 9.9%
Health Care and Social Assistance 129 6.8% 910 4.3%
Arts, Entertainment, and Recreation 51 2.7% 1,116 5.3%
Accommodation and Food Services 126 6.6% 2,216 10.6%
Accommodation 5 0.3% 113 0.5%
Food Services and Drinking Places 120 6.3% 2,104 10.0%
Other Services (except Public Administration) 185 9.7% 3,721 17.7%
Automotive Repair and Maintenance 13 0.7% 54 0.3%
Public Administration 5 0.3% 36 0.2%
Unclassified Establishments 161 8.5% 30 0.1%
Totals 1,901 99.9% 20,972 100.0%

Source: ESRI-BAO, 2007
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The preceding table shows that the largest concentrations of employment fall within financial, insurance
and professional industries (13.9%, 12.2% and 10.1%, respectively). Other, non-food and non-public
administration services is the single largest category employing 17.7% of all employees in the City. Retall
industries provide 11.7% of all employment.

Major Employers
In 2007, there are approximately 1,900 businesses in the City of Johns Creek (ESRI). The following
list identifies major employers in the City that employ between 200 and 2,000 employees.

Ciba Vision

Fulton County Board of Education
Atlanta Casualty Group, Inc and Company
Kroger Co.

Emory Johns Creek/HCA
Federated Systems Group
Thomson U.S., Inc.

World Financial Group, Inc.

QS America, LLC

Publix

Nordson Corporation

F.AT.S.

Glenayre Technologies, Inc
Novartis Ophthalmics, Inc
Perimeter Church, Inc

Wal-Mart Stores

Home Depot U.S.A., Inc

Labor Force

Employment Status
According to 2000 census data, around 70% of the population over the age of 16 years old
participates in the labor force.

Table 2.2

Employment Status (16 +): 2000
Total 16 and older population 41,946
In Labor Force 71.4%
Civilian Employed 69.5%
Civilian Unemployed 1.8%
In Armed Forces 0.1%
Not in Labor Force 28.6%

Source: ESRI, Census

Unemployment
Fulton County’s unemployment rate of 3.7% in 2000 was equivalent to the state average of 3.7%, and
lower than the national rate of 4.0%.
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Table 2.3 Unemployment Rates by Geographic Area

Government | 1994 | 1995 1996 | 1997 | 1998 | 1999 | 2000 | 2003 | 2004 | 2005%
us 6.1% 5.6% 5.4% 4.9% 4.5% 4.2% 4.0% 6.3% 5.6% 5.2%
Georgia 5.2% 4.9% 4.6% 4.5% 4.2% 4.0% 3.7% 5.4% 4.6% 5.0%
Fulton 5.8% | 5.4% | 5.0% | 4.6% | 4.1% | 3.9% | 3.7% | 6.7% | 5.5% 5.6%
Dekalb 5.4% 4.9% 4.4% 4.5% 4.1% 3.9% 3.6% 6.5% 5.5% 5.5%
Cobb 4.2% 3.6% 3.0% 3.0% 2.7% 2.6% 2.5% 4.7% 4.1% 4.3%
Clayton 5.6% 5.1% 4.5% 4.1% 3.8% 3.5% 3.6% 6.9% 5.8% 5.8%
Gwinnett 3.7% 3.2% 2.8% 2.6% 2.5% 2.4% 2.3% 4.6% 3.6% 4.2%
Rockdale 3.8% 3.4% 3.1% 3.2% 2.9% 2.5% 2.6% 5.0% 4.4% 5.3%
Henry 3.7% 3.4% 2.8% 2.6% 2.3% 2.0% 2.1% 4.9% 4.3% 4.5%
Douglas 4.0% 3.6% 3.2% 3.1% 3.0% 2.9% 2.7% 5.3% 4.7% 5.0%
Cherokee 3.4% 3.5% 2.6% 2.4% 2.2% 2.0% 2.0% 4.6% 3.7% 3.8%
Fayette 2.9% 2.6% 2.3% 2.3% 2.3% 1.8% 1.9% 3.5% 2.9% 3.9%
Source: Georgia Department of Labor *As of March 2005

Employment by Occupation
Nearly 90% of all employed Johns Creek residents are white collar professionals. Of these, nearly
half are in management positions.

Table 2.4
2007 Employed Population 16+ by Occupation
Total 33,640
White Collar 88.2%
Management/Business/Financial 36.3%
Professional 27.4%
Sales 16.7%
Administrative Support 7.8%
Services 7.2%
Blue Collar 4.5%
Farming/Forestry/Fishing 0.0%
Construction/Extraction 1.3%
Installation/Maintenance/Repair 0.9%
Production 1.0%
Transportation/Material Moving 1.3%

Source: ESRI, Census

Commuting Patterns

As a suburban area, Johns Creek’s transportation system is heavily reliant on the personal car. More
than 80% of Johns Creek residents drove alone to work in 2000, with most of the remainder
carpooling. Despite worsening traffic conditions in the Atlanta region, the personal car continues to
dominate as the preferred method of commute.
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Table 2.5

2000 Workers 16+ by Means of Transportation to Work

Total 28,854
Drove Alone - Car, Truck, or Van 83.5%
Carpooled - Car, Truck, or Van 7.3%
Public Transportation 0.8%
Walked 0.4%
Other Means 0.8%
Worked at Home 7.1%

Source: ESRI, Census

Of all Johns Creek commuters, 12% travel an hour or more to their place of work. The average travel
time was about 35 minutes. In 2005, the mean travel time to work in metropolitan Fulton County was
25 minutes, which is slightly less than the State of Georgia average of 27 minutes and equivalent to
the U.S. average of 25 minutes.

Table 2.6
2000 Workers 16+ by Travel Time to Work
Total 28,851
Did not Work at Home 92.9%
Less than 5 minutes 1.2%
5 to 9 minutes 4.0%
10 to 19 minutes 19.3%
20 to 24 minutes 12.0%
25 to 34 minutes 21.3%
35 to 44 minutes 10.5%
45 to 59 minutes 13.1%
60 to 89 minutes 8.7%
90 or more minutes 2.8%
Worked at Home 7.1%
Average Travel Time to Work (in min) 33.5
Source: ESRI

Economic Trends

Sector Trends

Employment sectors in Johns Creek generally follow trends of the Atlanta region as a whole. In terms
of percentage of jobs, almost 50% of residents are employed in services, followed by Retail and
FIRE. ARC employment forecasts show continued, robust growth in employment through the 2030
planning period.
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Table 2.7

2007 Employed Population 16+ by Industry

Total 33,642
Agriculture/Mining 0.1%
Construction 4.0%
Manufacturing 8.8%
Wholesale Trade 4.7%
Retail Trade 11.9%
Transportation/Utilities 3.7%
Information 6.8%
Finance/lnsurance/Real Estate 11.7%
Services 46.7%
Public Administration 1.5%

Source: Business data provided by InfoUSA, Omaha NE Copyright 2007, all rights reserved. ESRI forecasts for
2007.

Regional and State Context

In Georgia, trade and government account for the greatest percentage of non-farm jobs
(approximately 16% each). Professional and business services and manufacturing follow with 13.4
percent and 11.2 percent, respectively. Following national trends, the number of jobs in
manufacturing fell between 2003 and 2005; the information industry also lost ground during this time
period dropping nearly 6%. Professional and business services, education and health services,
construction, and leisure and hospitality gained between 9 percent (professional and business
services) and 6.7 percent (leisure and hospitality). The trade and government sectors also added
jobs. (Selig Center 2007).

Fulton County and the Atlanta Region are expected to continue to grow, although the types of
industry jobs are changing. The shift in the information industry hit the Metro-Atlanta region hard.
According to ARC Between 2002 and 2005, the region lost approximately 14,000 jobs in the
Information sector. When the region began to rebound after 2003, jobs gained were primarily in the
lower-wage sectors.

Economic Development Resources

Agencies

1. Johns Creek Chamber of Commerce http://johnscreekchamberofcommerce.com/
The mission of the Johns Creek Chamber of Commerce is to advance the economic, civic,
educational, and cultural growth of Johns Creek, to enhance the quality of life in the community;
address social issues; and to foster continuous improvements of Johns Creek as a place in which
to live, work, and enjoy a healthy quality of life. To accomplish its mission, the Johns Creek
Chamber of Commerce will:

o Promote the quality of life through economic, cultural, and civic participation,
e Bring quality business and leadership to the forefront,
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e Provide a voice to business and the community on issues affecting economic and
sustainable development, and

e Support business leaders with resources, dialogue and a forum to grow their business
through community leadership.

2. Local Business Associations
Business owners form organizations to act in their common interests to maintain and enhance the
economic health of an area. Organizations in Johns Creek include the Johns Creek Business
Association. The Johns Creek Business Association is a non-profit organization of businesses
doing business in and around Johns Creek, Georgia. More information about the association,
including member businesses, may be found on the website at http://www.johnscreekba.com/.

3. Greater North Fulton Chamber of Commerce
The mission of the Greater North Fulton Chamber of Commerce is to promote and maintain a
positive environment in which both the new and existing businesses can thrive. The GNFCC is a
proactive non-profit business advocacy and community development organization. GNFCC
fosters strong business-to-government relations, aggressively supports infrastructure
improvements, and provides opportunities for businesses to strengthen their position in the
community. In a leadership role, the GNFCC is able to provide one voice for all local businesses
to influence decision-makers, recommend legislation, and protect the resources that make North
Fulton a popular place to live. More information is available at http://www.gnfcc.com/.

4. Fulton County Economic Development Department
Markets and promotes Fulton County through comprehensive programs designed to promote the
location of new and expanding business. Marketing, Financial Services and Business Services
are the three divisions of the Economic Development Department. The services provided are
designed to encourage residential, commercial and industrial growth in Fulton County, thereby
creating jobs and expanding the tax base.

5. The Metro Atlanta Chamber of Commerce
Provides numerous economic development services in the Atlanta Region. Over the past several
years, the Metro Chamber has formed public/private initiatives that address regional issues such
as transportation, water resources and growth. Their work has led to the formation of the Georgia
Regional Transportation Alliance and the North Georgia Water Quality Resource. More recently,
the Metro Growth Quality Task Force studied population growth, housing, land use and
transportation.

Education and Training Resources
There is a range of training opportunities available in Fulton County. The following agencies educate
and train Fulton County’s workforce:

1. Private Assistance: There are many social service agencies which provide job training and job
finding assistance to people as well as help in taking their GED.
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2. Atlanta Regional Workforce Board: The Atlanta Regional Commission coordinates the local
regional workforce board which provides job training and job seeking resources to Atlanta Region
residents, including Fulton County residents.

3. Vocational and Technical Schools: Numerous vocation and technical schools in the Metro
Atlanta area, such as Atlanta Area Tech, teach students skills in the areas of computers; nursing
and medical assistance; legal; business and office administration; massage; skin, nail and hair
care; court reporting; broadcasting; aviation maintenance; truck driving; carpentry; writing;
photography; art; graphic design; fashion design; modeling; merchandising; construction; real
estate; psychology; foreign languages; accounting; culinary arts; appliance repair; bartending;
and circus arts.

4. Fulton County Human Services Department: The Fulton County Workforce Preparation
Employment Service offers a variety of services through four "one-stop" career centers and 22
electronic access network sites strategically located throughout Fulton County. Employment and
training services, as well as associated supportive services are provided to area youth, adults and
dislocated workers. Through these facilities, and in collaboration with nhumerous state and local
agencies and organizations, employers and job seekers alike have access to free individualized
services that link current labor market and financial information, employment readiness, skill
upgrade and support services to a single unified system.

5. Electronic Access Network: The Georgia Department of Labor has developed an automated
system that supports the delivery of Workforce Investment Act (WIA) services and meets WIA
reporting and performance accountability requirements. These automated systems are part of
Georgia's One Stop Career Network and are known in Fulton County as the Electronic Access
Network Sites. Services provided include Outreach and Recruitment Assistance, Labor Market
Information, Unemployment Insurance Information, Hiring Incentive Information, Tax Credit
Information, Job Ready Candidates for Vacancies, Job Training Resources, Space for
Interviewing Candidates, Rapid Response Information, Training Information

6. Youth Services: The Youth Services Program (provided by the Human Services Department) is
designed to provide assistance to youth in obtaining vocational training and unsubsidized
employment. The program targets in-school, out of school and at-risk youth. These services are
provided through collaborations with existing providers. Where gaps in service exist, services are
purchased through community providers.

In addition to County programs, there are also some state programs that provide job training services
for qualified businesses. Georgia’s QuickStart program offers businesses job training opportunities for
their employees free of charge. The program is one of the state’s key assets for supporting new and
expanding industries. Quick Start delivers training in classrooms, mobile labs or directly on the plant
floor, wherever it works best for a company. To ensure that all economic development personnel are
prepared with the latest skills and strategies for workforce training, Quick Start also administers an
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ongoing program for professional development, the Certified Economic Developer Trainer program.
Regional Headquarters serving the Atlanta region are located in midtown Atlanta.
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3. HOUSING

Housing Types & Mix

Johns Creek housing is characterized predominately by single family, detached homes (85%). Only 600
housing units in 2000 were an attached housing type. The dominance of single family homes in the City is
a trend common throughout North Fulton County, which was relatively undeveloped prior to rapid
suburbanization in the late 1980s and throughout the 1990s.

Table 3.1
Census 2000 Housing Units by Units in Structure and Occupancy
Housing Units Occupied Units
Number Percent Number Percent
Total 20,694 100.0% 20,061 100.0%
1, Detached 17,683 85.4% 17,401 86.7%
1, Attached 590 2.9% 577 2.9%
2 9 0.0% 9 0.0%
3to4 131 0.6% 131 0.7%
5t09 725 3.5% 668 3.3%
10to 19 923 4.5% 806 4.0%
20 to 49 323 1.6% 240 1.2%
50 or More 261 1.3% 200 1.0%
Mobile Home 49 0.2% 29 0.1%
Other 0 0.0% 0 0.0%

Source: ESRI (Census 2000)

Recent Development

Since Johns Creek’s incorporation, there has been a significant amount of development activity within
the City. There have been a variety of developments approved, from new single family homes and
condos to commercial developments. According to permitting records furnished by the City, there
were approximately 600 new housing permits issued from November 2006 through November 2007;
500 of these permits were for detached single family homes, with approximately 100 for single family
attached homes or condominiums.
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Condition and Occupancy

In Johns Creek, most housing units are owned by their occupants as shown by the table below. In 2000,
approximately 12% of all occupied units were rented and this trend is expected to continue through the
next five years. Residential vacancy rates hovered around 3% and continue to do so. Of these vacancies
in 2000, about one-third were rental units.

Table 3.2

Housing Units by Occupancy Status and Tenure
Census 2000 2007 2012

Number | Percent | Number | Percent | Number | Percent
Total Housing Units 20,746 | 100.0% 23,960 | 100.0% | 26,536 | 100.0%

Occupied 20,115 97.0% 23,013 96.0% | 25,265 | 95.2%
Owner 17,599 84.8% 20,202 84.3% | 22,135 | 83.4%
Renter 2,516 12.1% 2,811 11.7% 3,130 | 11.8%

Vacant 631 3.0% 947 4.0% 1,271 4.8%

Source: ESRI (Census 2000)

The majority of vacant housing units in Johns Creek in 2000 were for sale or rent, while only about 13%
were unoccupied despite being sold or rented. It is interesting to note that 10% of the vacant units are
used for seasonal or occasional use.

Table 3.3

Census 2000 Vacant Housing Units by Status

Number | Percent
Total 631 100.0%
For Rent 215 34.1%
For Sale Only 204 32.3%
Rented/Sold, Unoccupied 83 13.2%
Seasonal/Recreational/Occasional Use 63 10.0%
For Migrant Workers 0 0.0%
Other Vacant 66 10.5%

Source: ESRI (Census 2000)

The bulk of housing in North Fulton, including Johns Creek, was built since 1990. Nearly 70% of all
housing stock was built from 1990-2000, with another 24% built from 1980-1990. The housing in North
Fulton and Johns Creek is very new compared to Fulton County and the region.
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Table 3.4

IAge of Housing Units North Fulton Planning Area Compared to Fulton County: 2000
Total Built Built Built Built Built Built Built Built Built
1999-2000] 1995-1998| 1990-1994| 1980-1989| 1970-1979| 1960-1969| 1950-1959| 1940-1949| 1939 or earlier
North Fulton 33,034 2,360 11,106 9,176 7,810 1,416 423 396 146 200
Percent| 100% 7.1% 33.6% 27.8% 23.6% 4.3% 1.3% 1.2% 0.0% 0.6%
Fulton County | 98,409 3,655 17,000 16,269 26,000 17,265 11,548 4,386 1,217 1,067
Percent| 100% 3.7% 17.3% 16.5% 26.4% 17.5% 11.7% 4.5% 1.2% 1.1%

Source: Focus Fulton 2025 (Census 2000, Table HO34)

Jobs Housing Balance
With 20,348 jobs and 20,746 housing units in 2000, Johns Creek jobs-housing balance ratio was nearly a
1 to 1 ratio. In 2007, the jobs to housing units (20,972 to 23,960 respectively) ratio dipped to .88:1.
Generally, a ratio above 1.5 (allowing for an average of 1.5 wage earners per household) means that a
community has more jobs than its own labor force can accommodate and more than likely imports its
workers. Thus, the City’s ratio would imply that, while the City has a strong employment number, it is
making an incremental shift toward more of a bedroom community.
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Cost of Housing
Johns Creek’s median housing value in 2000 was $250,675 and is estimated at $353,936 in 2007. This is
an increase of 41%, a notable increase that is not common in many housing markets.

Table 3.5

Housing Value: 2000
Median Value $250,675
Average Value $306,656
Source: ESRI (Census 2000)

Actual housing values in 2007 provide evidence of high housing costs in the City of Johns Creek. Half of
all houses in Johns Creek are valued between $250,000 and $499,999. Another 27% percent of all
homes are valued greater than $500,000, equating to 77% of homes valued greater than $250,000.

Table 3.6

2007 Housing Values

Number %
<150,000 796 4%
150,000 - 249,999 3,897 19%
250,000 - 499,999 10,079 50%
500,000 - 999,999 4,288 21%
$1,000,000 + 1,142 6%
Total 20202 100%

Source: ESRI forecast

Another way to measure housing is to examine median rents. According to census block data for Johns
Creek, residents in rented housing units in 2000 paid a median gross rent of $1,185.

By comparison, in North Fulton County the average sales price for a single family home increased from
$489,194 in 2003 to $698,545 in 2006, an increase of 42.8%.

Housing costs that are too prohibitive can be a deterrent to employers searching to locate their
companies in cities where the cost of living is comparable to their current employee salaries. (Focus
Fulton 2025).

Cost-Burdened Households

HUD defines a household in need of housing assistance as any household with one or more of the
following housing problems: cost-burdened-spending in excess of 30 percent of household income on
housing, severely cost-burdened-spending in excess of 50 percent of household income on housing;
overcrowding (e.qg., living with more than one person per room), or occupying a unit with physical defects
(e.g., lacking complete kitchen or bathroom facilities).
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The scope of these housing problems also varies proportionately with the level of household income.
Usually, as the household income decreases, the degree of housing problems increases. Extremely-low-
income households are more than twice as likely to have housing problems compared to low-income
households.

Data is not available at the City level, however the table below reports the number of Fulton County
households and percent of households experiencing different types of housing problems and separates
out cost burdened from “any housing problem” (which could include overcrowding and/or physical
defects). The table organizes households into categories of those who earn 50% and 30% of the Median
Family Income (MFI) and reports different types of burden for each category. To extrapolate what this
means for Johns Creek, the reader should recall that the median income for Atlanta MSA was $39,453 in
1999 and 10.1% of all Johns Creek households earned less than $39,000; these households likely
experience difficulty covering their housing costs.

The table below also shows totals for Fulton County, and this is highlighted to emphasize that 24% of all
home-owners in Fulton County experience a cost burden because they dedicate 30% or more of their
income to housing costs (mortgage, tax, insurance and utilities). It is also noteworthy that a greater
percentage of renters (36%) than home owners dedicate a disproportionate amount of their income to
housing costs.
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Table 3.7

County 2000

Housing Problems by Type and Income (% of Median Family Income-MFI): Fulton

Household by Type, Income, & Housing Problem|Total Total Total
Renters Owners Households

1. Household Income <=50% MFI 64,173 22,548 86,721
2. Household Income <=30% MFI 40,623 11,742 52,365
3. % with any housing problems 69.8 72.6 70.4
4. % Cost Burden >30% 64.2 71.2 65.8
5. % Cost Burden >50% 49.2 55.8 50.7]
6. Household Income >30% to <=50% MFI 23,550 10,806 34,356
7. % with any housing problems 73.7 62.4] 70.2
8. % Cost Burden >30% 65.1] 60.4 63.6
9. % Cost Burden >50% 21.5 34.6) 25.6)
10. Household Income >50 to <=80% MFI 30,631 20,448 51,079
11. % with any housing problems 46.3] 48.5] 47.2
12.% Cost Burden >30% 36.4 45 39.8
13. % Cost Burden >50% 5.2 15.8 9.9
14. Household Income >80% MFI 59,212, 124,077 183,289
15. % with any housing problems 13.3 14.6 14.2
16.% Cost Burden >30% 5.6 13.4 10.9
17. % Cost Burden >50% 0.6 2.4 1.8
18. Total Households 154,016 167,073 321,089
19. % with any housing problems 44 25.9 34.6
20. % Cost Burden >30 36.3] 24.4] 30.1
21. % Cost Burden >50 17.5 9.9 13.5

Source: U.S. Department of Housing and Urban Development/ Pond & Company
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Costs Compared to Wages

The National Low Income Housing Coalition (NLIHC) provides another way of understanding the
affordability gap — the wage a single-earner household would need to earn to pay for the average unit
(assumed at HUD'’s Fair Market Rent). NLIHC reports that a worker would need to earn $15.73 per
hour to afford a two-bedroom unit while working 40 hours per week. A worker making minimum wage
($5.15) would need to work 122 hours per week to afford the two-bedroom FMR. Many low-income
residents work more than one job and much more than 40 hours per week, but frequently the gap
between market and affordable rents requires such households to spend more than 30 percent of
their incomes on rent.

The Georgia Department of Labor lists various occupations paying wages that do not support the two-
bedroom Fair Market Rent. A comparison of various 2005 occupational wage rates is shown below.

The table below presents the housing opportunities index (HOI), as provided by the National
Association of Homebuilders and Wells Fargo, for comparable metropolitan areas within the
Southeast. The housing opportunities index for a given area is defined as the share of homes sold in
that area that would have been affordable to a family earning the median income.

The data below compare statistics from the fourth quarter of 2000 and the fourth quarter of 2005. It
suggests that Atlanta MSA households earning median income of $69,300 could afford 75.5 percent
of the homes sold in MSA in 2005, up from 69.2 percent in 2000. The increase in home affordability
(for those earning the median family income) within the Atlanta MSA compared to other metropolitan
areas in the region was due largely to the decline in mortgage interest rates, the slower increase in
home appreciation (compared to other regions) and higher family income over the past five years. It
should be emphasized that this chart only illustrates housing affordability for those earning the
median family income. Housing for low-income earners making less than 80 percent of AMI ($56,950)
are still limited by cost. Table 3.9 illustrates cost burdened households.

Table 3.8
Housing Opportunities Index (HOI) for Atlanta MSA and Nearby Metropolitan
Areas
2005 (4" Quarter) 2000 (4" Quarter)
Regional Regional
Median Family Median Sales Affordability Affordability

Metropolitan Areas HOI Income Price Rank HOI Rank
Atlanta, GA 75.5 $69,300 $175,000 6 69.2 38
Jacksonville, FL 56.8 $57,700 $182,000 19 74.6 16
Raleigh, NC 65.1 $69,800 $192,000 12 62.6 51
Charlotte, NC 69.5 $62,500 $165,000 9 65.7 47
Greenville, SC 77.3 $55,900 $140,000 5 73.8 22
Source: National Association of Home Builders/Wells Fargo; Bay Area Economics, 2006
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Table 3.9

Household Income in 1999 by Selected Census 1999 (Tracts 114.14, 114.15.
Monthly Owner Costs as a Percentage of 114.08,116.09)
Household in 1999
Total: 14,913
Less than $10,000 199
Less than 20 percent 0
20-24 percent 0
25-29 percent 0
30-34 percent 0
35 percent or more 150
Not computed 49
$10,000 to $19,999 192
Less than 20 percent 0
20-24 percent 13
25-29 percent 0
30-34 percent 15
35 percent or more 164
Not computed 0
$20,000 to $34,999 512
Less than 20 percent 84
20-24 percent 26
25-29 percent 17
30-34 percent 9
35 percent or more 376
Not computed 0
$35,000 to $49,999 748
Less than 20 percent 82
20-24 percent 32
25-29 percent 85
30-34 percent 118
35 percent or more 431
Not computed 0
$50,000 to $74,999 2066
Less than 20 percent 324
20-24 percent 396
25-29 percent 446
30-34 percent 366
35 percent or more 534
Not computed 0
Source: Census 2000 Summary File 4 (SF-4)

Barriers to Affordability
Johns Creek faces several barriers to affordable housing that hinder and/or stall the provision of
housing for those earning lower incomes (80 percent of AMI or below). A number of these obstacles
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are common in Metropolitan Atlanta regardless of geographic location; however, there are some
potential ways to mitigate or eradicate these impediments.

Increasing Land Prices and Costs of Development
An analysis of Johns Creek and Fulton County data suggests that decent housing is becoming less

affordable for many residents as a result of the rapidly increasing costs of housing in the City during
recent years. Escalating land prices, the increasing cost of development codes and fees, the
profitability of higher priced homes, and the strong demand for larger and more expensive homes
have all combined to push the cost of housing out of the affordable range for a substantial segment of
the population.

Local Building Requirements
Current codes and zoning classifications offer developers in Johns Creek limited flexibility to produce

adequate housing that is affordable to many moderate- and low-income families. Code items which
are seen as having the most impact on housing costs include: minimum square footage; minimum lot
size requirements; and certain infrastructure requirements.

Other communities around the state and nation have demonstrated that it is possible to modify
development standards to permit development of more affordable housing while maintaining building
and neighborhood quality. The City could evaluate the merits of zoning classifications that allow
developers and builders to construct more affordable housing. Allowing smaller units at a greater
density, with reduced setbacks are a few techniques for reducing the cost of development.

Burdensome Federal and State Regulations
Federal and state programs and regulations often place requirements on local jurisdictions which

drive up the cost of development. They frequently do not allow the flexibility needed for local
communities to devise cost efficient solutions to their particular affordable housing problems.

Lack of Public/Private Partnerships with Financial Institutions
More lender involvement in affordable housing efforts is needed.

Need for More Affordable Housing Community Awareness and Homebuyer Education
Many residents of Fulton County and Johns Creek have misperceptions of affordable housing and are

not aware of the critical needs in the area for the critical workforce such as teachers, law enforcement
and other vital service providers. Homebuyer Education programs are growing, but need to be
strengthened and expanded.

Predatory Lending
In recent years, the incidence of subprime lending has increased dramatically across the nation.

Consequently, 28 states have taken action again predatory mortgage lending in subprime markets by
passing comprehensive reforms or by relying on regulations aimed at specific predatory practices.
The State of Georgia has been committed to regulating the most prevalent terms of subprime loans,
including points and fees, prepayment penalties, flipping projections, high-cost loan protections and
loan coverages. It has seen a considerable drop in subprime loan volume from 1999 to 2004.

These predatory lending practices present hindrances to the homeownership market as overextended
residents pay extraordinarily high interest rates and/or ultimately lose their homes through
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foreclosure. The difficulty lies in preventing predatory lending without cutting off access to mortgage
loans for low-income households or those with less than perfect credit histories.

Other Obstacles
The County faces obstacles ranging from general NIMBY ['Not In My Back Yard"] attitudes to

technical issues such as limited numbers of existing nonprofit housing developers or private
developers willing to construct affordable housing for low-income homebuyers. Financial resources
are extremely limited to help nonprofits developers enhance their internal capacity building and
housing initiatives.

Special Needs Housing
At this time, special needs housing data is only available at the county level. Fulton County has several

special needs populations with particular housing needs, including elderly, frail elderly, persons with
severe mental and physical disabilities, substance abuse, and those with HIV/AIDS. Households may
have one or more persons with these special housing needs. Comparable data are not available at the
city level; however, it is assumed that the City represents a very small portion of the County’s special
needs population at this time. Since data is not available at the city level, there is no accurate way to
assess whether the needs of these populations within the city are being met through City and County
services. Fulton County has the largest population and probably one the most diverse in Georgia. Many
County residents have special housing needs. This section provides a brief overview of special needs
housing as presented in Focus Fulton 2025. The interim Comprehensive Plan did not address special
housing needs, and it is recommended that City work to inventory the local special needs population.

Elderly and Frail Elderly

This population includes those persons 65 years of age or older, with incomes up to 80 percent of
AMI, spending more than half of their incomes on housing. Typically, an elderly person should have
reasonably good health and mobility, be fairly active, have some discretionary income from
pensions/retirement funds, and not need assistance to manage their affairs.

Frail elderly is defined as those individuals with two or more “personal care limitations”. These are
physical or mental disabilities that substantially limit one or more basic physical activities such as
walking, climbing stairs, reaching, lifting, or carrying.  Frail elderly often require some type of
supportive living arrangement such as an assisted living community, skilled nursing facility, or an
independent living situation with in-home health care. Individuals under the age of 75 may be frail
elderly if their health/mobility is seriously limited.

With fixed and/or reduced incomes, the affordability of elderly-occupied housing is an important issue.
HUD (2000) estimates nationwide, that 30% of elderly households pay more than 30% of their income
for housing and 14% pay more than 50% toward housing. HUD reports that millions of elderly
households live in housing that is in substandard condition, or fails to accommodate their physical
capabilities or assistance needs. Lower-income elderly households, in particular, are more likely to
live in physically substandard housing. Elderly households age 85 and over are particularly vulnerable
to the above mentioned housing problems.
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Housing needs for the elderly are multifaceted. A comprehensive approach is necessary to
adequately address the housing needs of the elderly. There are a variety of facilities and services
available for the elderly and the frail elderly in Fulton County Several of these are located in very
close proximity to Johns Creek. There are facilities including Senior Centers, Retirement
Communities, and Adult Day Care located as close as Alpharetta.

Persons with Disabilities

The U.S. Census defines persons with mental disabilities as those with a condition that substantially
limits one or more basic mental activities such as learning, remembering, and concentrating. This
definition is quite broad, encompassing all types of individuals with varying degrees of mental ability.

The Census defines persons with physical disabilities as those with a condition that substantially
limits one or more basic physical activities such as walking, climbing stairs, reaching, lifting, or
carrying. This definition encompasses a wide spectrum of people, including those in wheelchairs or
in need of a mobility device for support, those with sensory or respiratory discrepancies that impair
short-term or long-term mobility, and those who require assistance with dressing or eating.

The Fulton Regional Mental Health, Mental Retardation, and Substance Abuse Board (Fulton
MHMRSA Regional Board) provides a comprehensive assessment of the demographic description
and estimate of need of persons with mental and developmental disabilities and substance abuse
problems. According to their FY 2001 Annual Plan, there are an estimated 52,864 adults and children
with severe emotional disturbance (SED), serious mental illness (SMI), or mental retardation and
other developmental disabilities (MR/DD). Of the estimated population, a little over one-fourth
(13,619) depend on public sector resources.

While figures regarding the housing costs of persons with disabilities in Fulton County are not
available, it can be assumed that the majority of this population spends over 50% of their income on
housing. The National Low Income Coalition (1999) reports that people with disabilities receiving SSI
are among the lowest income households in the country and that there is not a single housing market
area in the United States where a person with a disability receiving SSI benefits can afford to rent a
modest efficiency apartment.

There are seven mental health, mental retardation & substance abuse service providers that are
physically located within Fulton County, outside the Atlanta city limits. At least two of these are
located very proximate to Johns Creek in Roswell, and other locations in north Atlanta/Sandy Springs.

Mental Iliness

There are an estimated 30,732 persons in Fulton County (including Atlanta) who are severely
mentally ill. Approximately 31% are in need of public sector mental health services. Approximately
5,300 individuals are receiving some public services.

Persons with Alcohol or Substance Abuse Problems
Individuals with chemical dependencies are often unable to maintain permanent housing. Without
supportive services to help them beat their addictions, many are at risk of becoming homeless.
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Domestic Violence

In Fulton and DeKalb Counties and the City of Atlanta, an estimated 500 individuals and 995 families
with children are in need of emergency shelter from domestic violence. There are two certified
shelters for women and children fleeing domestic violence in South Fulton and none in North Fulton.

Persons with HIV/AIDS

Using current national statistics, 1 in every 250 persons is HIV-positive. When applying the national
statistics to Johns Creek, the estimated number of HIV-positive persons in the City would be
approximately 280. Since this is a relatively small number of persons, it is assumed that Fulton
County’s programs address these needs at the current time and will continue to do so throughout the
next 10 to 20 years.

The Focus Fulton plan provides in depth information on all services available to the special needs
housing population.
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4. NATURAL AND CULTURAL RESOURCES

Environmental Planning Criteria
PART V Requirements have been adopted and are enforced in the City of Johns Creek.

Protected Mountains

In the Georgia Department of Natural Resources Rules for Environmental Planning Criteria, protected
mountains are defined as all land area 2,200 feet or more above mean sea level, that has a
percentage slope of 25 percent or greater for at least 500 feet horizontally, and includes the crests,
summits, and ridge tops which lie at elevations higher than any such area. The City of Johns Creek
does not contain any land forms that are classified as protected mountains.

Protected Rivers

This section includes protected rivers and river corridors as defined in the Rules for Environmental
Planning Criteria. In DNR’s Rules for Environmental Planning Criteria, Protected River means any
perennial river or watercourse with an average annual flow of at least 400 cubic feet per second as
determined by appropriate U.S. Geological Survey documents. River corridors are of vital importance
in order to preserve those qualities that make a river suitable as a habitat for wildlife, a site for
recreation and a source for clean drinking water. River corridors also allow the free movement of
wildlife from area to area, help control erosion and river sedimentation, and help absorb flood waters.

There is one protected river in the city, the Chattahoochee River, which is the southeast boundary of
the City of Johns Creek (coincident with that of Fulton County with Gwinnett County). The
Chattahoochee River and its tributaries fall under the protection of the Metropolitan River Protection
Act. The Metropolitan River Protection Act provides for the development of comprehensive plans and
regulations for the protection of any major stream which constitutes the primary source of public water
supply in each Standard Metropolitan Statistical Area of the State having a population of more than
1,000,000. No land-disturbing activities may occur in the 35 foot riparian buffer along the main stem
of the Chattahoochee River and along all tributaries within 2,000 feet of the river. In addition, the
Chattahoochee River is protected by the Tributary Protection Act and the Georgia Mountain and River
Protection Act. These include provisions for protecting the river's water quality by limiting the amount
of impervious surface and clearing along the river and its tributaries. These protection measures
apply to the section of the river from Buford Dam to Peachtree Creek.

The Interim Comprehensive Plan recommends that the City of Johns Creek should address this
challenge by providing a comprehensive river protection plan which should include educational
outreach. Outreach endeavors should be focused on educating the citizens of Johns Creek on proper
environmental stewardship in protecting and preserving the Chattahoochee River. Moreover, citizens
should be educated on preventing nonpoint source pollution from adversely affecting these resources
through lifestyle changes and water conservation principles.
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Groundwater Recharge Areas

Groundwater recharge areas are portions of land where water is taken into the ground to replenish
aquifers, the underground holding tanks of groundwater. These areas are especially sensitive to
hazardous substances, as their pollution could contaminate local drinking water. Groundwater
Recharge Areas are protected by various restrictions enforced by the Georgia Department of Natural
Resources. There is one large groundwater recharge area that lies under part of Johns Creek; the
west/northwest portion of the city along its border with the City of Alpharetta is impacted by the
location of this recharge area. Special land use considerations may be warranted in the area in order
to appropriately protect this important resource.

Water Supply Watersheds

There are two main water supply watersheds in the City of Johns Creek, as shown on the
Environmental Criteria Map on the following page and defined in the Rules for Environmental
Planning Criteria. A watershed is defined as a ridge dividing two drainage areas and the area drained
by a river. The Georgia Department of Natural Resources (DNR) defines water supply watershed as
the areas of land upstream from government owned public drinking intakes or water supply
reservoirs. DNR has two categories of watersheds — large (more than 100 square miles) and small
(fewer than 100 square miles).

Water supply watersheds are vulnerable to direct and indirect development activities. Development in
the watershed threatens the long term water quality of the watershed. As part of the Georgia Planning
Act, DNR developed minimum criteria for the protection of watersheds and water supply. To protect
water supply and watersheds in Fulton County, the DNR watershed protection measures were
adopted by the Fulton County Board of Commissioners and incorporated in the County’s Water
Supply Watershed Protection Ordinance. The City of Johns Creek adopted the same regulations in
November-December 2006.

Stormwater runoff, non-point source pollution, development, and population growth contribute to the
degradation of the County’s public water supply system.

Existing programs and initiatives provide both educational and community outreach to increase
awareness about protecting and improving the quality of Fulton County’s public water supply
resources. These programs and initiatives address the need for the citizens of Fulton County to help
maintain and manage the existing public water supply sources within the County. Through the use of
presentations, hands-on demonstrations, interactive displays, games, essay contests, etc., the
County has designed its education outreach programs to address the following areas: Water
Conservation Practices, Water Quality Monitoring, Adopt-A-Stream, Storm Drain Stenciling,
Household Hazardous Waste, and lawn care (Xeriscape and Composting).

The Environmental Criteria Figure on the following page shows the location of Protected Rivers,
Water Supply Watersheds, and Groundwater Recharge Areas as well as the location and required
buffer for the Chattahoochee River in Johns Creek.
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FIGURE: ENVIRONMENTAL CRITERIA- PROTECTED RIVERS, WATER SUPPLY WATERSHEDS

AND GROUNDWATER RECHARGE AREAS
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Water Protection Regulations and Policies

In order to provide a regional approach to water protection, the Metropolitan North Georgia Water
Planning District established model ordinances for use each county and all cities within a 16 county
metropolitan area. The purpose of the model ordinances is to give local governments tools that
effectively address stormwater management issues. Local governments in the district are required to
implement the model ordinances. Johns Creek has adopted the ordinances as mandated.

* Post-Development Stormwater Management for New Development and Redevelopment
* Stream Buffer Protection

« Conservation Subdivision/Open Space Development

* lllicit Discharge and lllegal Connection

» Litter Control

* Floodplain Management/Flood Damage Preservation

Post-Development Stormwater Management for New Development and Redevelopment

This ordinance establishes minimum requirements and procedures to control the adverse effects of
increased post-development stormwater runoff and nonpoint source pollution associated with new
development and redevelopment. Proper management of post-development stormwater runoff will
minimize damage to property and infrastructure, safeguard the public health, safety, environment and
general welfare of the public, and protect water and aquatic resources. The ordinance requires that
new development and redevelopment maintain the pre-development hydrologic response in their
post-development state as nearly as practicable in order to reduce flooding, streambank erosion,
nonpoint source pollution and increases in stream temperature, and maintain the integrity of stream
channels and aquatic habitats. It also establishes minimum post-development stormwater
management standards and design criteria for the regulation and control of stormwater runoff quantity
and quality, and includes design and application criteria for the construction and use of structural
stormwater control faciliies. Other ways this ordinance regulates stormwater facilities include
encouragement of the use of nonstructural stormwater management and stormwater better site
design practices, establishment of provisions for the long-term responsibility and maintenance of
structural stormwater control facilities and nonstructural stormwater management practices; and,
establishment of administrative procedures for the submission, review, approval/disapproval of
stormwater management plans.

Stream Buffer Protection

Fulton County adopted regulations for wider stream buffers in compliance with the North Georgia
Water Planning District mandate on May 4, 2005. Subsequently, the City of Johns Creek adopted
these regulations upon incorporation. The regulations require undisturbed buffers and impervious
surface setbacks to adjacent streams. Streams in all watersheds within the City of Johns Creek shall
require a minimum 50-foot undisturbed buffer on each side of the stream, as measured from top of
bank an additional 25-foot setback shall be maintained adjacent to the undisturbed buffer in which all
impervious cover shall be prohibited. Stormwater retention or detention facilities are prohibited within
the stream channel.
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Conservation Subdivision/Open Space Development

The County did not have a Conservation Subdivision Ordinance in effect for the area comprising the
City of Johns Creek at the time of incorporation; therefore the City of Johns Creek does not have a
Conservation Subdivision Ordinance. As more agricultural and forestlands are lost to ongoing
development, it will become imperative that the City focus some efforts on mitigating the loss of
forestland and agricultural uses.

lllicit Discharge and lllegal Connections

The lllicit Discharge and lllegal Connection Ordinance prohibit the drainage of anything other than
stormwater in the City’s storm sewer system. These guidelines intend to prevent water pollution by
protecting the drainage into the County’s bodies of water.

Litter Control
The County did not have a Conservation Subdivision Ordinance in effect for the area comprising the

City of Johns Creek at the time of incorporation; therefore the City of Johns Creek does not have a
Conservation Subdivision Ordinance. It is important to enact this ordinance in order to protect the
effectiveness of the stormwater collection systems.

Soil Erosion and Sedimentation
Johns Creek’s Soil Erosion and Sediment Control Ordinance regulates erosion control practices on

parcels where land is being disturbed and protect streams from excessive sediment. It requires that
development is in accordance with “best management practices” to minimize the disruption of soils
and control erosion. The State’s model ordinance applies specifically to protection of rivers and
streams not under the protection guidelines of MRPA. It serves as a guide for local governments to
incorporate the use of vegetative buffers for developments up gradient from streams and tributaries.

Impaired Streams

Some of the City’s streams are on Georgia’s 303(d) list of impaired and polluted streams. Bodies of
water are classified as either partially supporting use, meaning 11-25% of samples collected do not
meet a standard for use, or not supporting use, meaning more than 25% of samples do not meet the
standards for a pollutant. The table on the following page lists Johns Creek as an impaired body of
water in the City of Johns Creek in 2006; the impairment is caused by an elevated level of Fecal
Coliform bacteria. Most polluted water bodies do not reach pollutant standards for Fecal Coliform
Bacteria; but are classified as not supporting, meaning they do not meet the standards for their
designated use. Johns Creek is classified as not supporting its designated use of fishing. State
guidelines require actions be taken to alleviate the unsatisfactory pollutant levels of all partially
supporting or non-supporting water bodies. Failing septic systems and the subsequent leakage may
be one contributing factor to Fecal Coliform bacteria found in impaired and polluted water bodies.
Further information on the 2006 303(d) list may be found at:
http://www.gaepd.org/Files PDF/305b/Y2006 303d/Y2006 Streams.pdf
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Reach Name / Reach Location / Evaluation / Criterion Potential

Data Source County Use Violated Causes Actions to Alleviate 303(d) Priority  Extent
— — — —
Johns Creek Headwaters to Chattahcochee Not Supporting FC UR Urban runcff is being addressed in the EPD n 3 4 miles
| | River | | | | | | Stormwater Management Strategy for - I—"—l
metropolitan Alanta. An areawide
stormwater permit was reissued in 2004,
|Fu\ton | |F\shing |

Other Environmentally Sensitive Areas

Flood Plains

Johns Creek/Fulton County uses the following definition of a floodplain: any area susceptible to
flooding which has at least a 1% probability of flooding in any given year. Construction and
development within floodplains is restricted to the following uses: public parks, agriculture, dams,
bridges, parking areas, public utility facilities, and outdoor storage.

The City’'s Floodplain Management Ordinance was first adopted in 2006. The purpose of the
ordinance is to promote public health, safety, and welfare by minimizing development in areas subject
to flooding. Within the areas that have a 1% chance of flooding in a given year, no construction is
allowed that would change the flood characteristics of the body of water or create hazardous
velocities. New construction of residences or other buildings is not permitted within the floodplain.
Residential properties adjacent to the floodplain must be at least three feet above the level of the
highest base flood level. Non-residential properties adjacent to the floodplain must be at least one
foot above the level of the highest base flood elevation. These regulations protect the City’'s
waterways and limit development from encroaching on hazardous areas.

Wetlands

Johns Creek, though a new City, is also rapidly growing and changing. With this growth and change
may come increasing pressure to develop near wetlands. Developers can drain or fill wetlands to
create more desirable land for development, but the environmental consequences of such actions are
detrimental to the City. Georgia currently has no specific legislation protecting wetlands, so
protecting wetlands is responsibility of the Army Corps of Engineers. The Corps regulates drainage
or filling of wetlands and protects navigation channels. Development of wetlands is prohibited unless
there is no practical alternative, and even then the environmental consequences must be mitigated.

Steep Slopes

This section includes discussion of steep slopes, where the slope of the land is steep enough to
warrant special management practices. Steep slopes are important for their scenic quality and for
their hazard potential due to erosion or slippage. Generally, steep slopes greater than 15% in Fulton
County are scattered along the Chattahoochee River. In Johns Creek, steep slopes are primarily
located along Johns Creek and the Chattahoochee River, as shown in the figure on page 38.

Steep slopes are unique natural areas. Vegetation in steep slopes provides not only wildlife habitat
but also natural beauty. Wildlife exists in relative safety due to the limited accessibility of such sites.
The naturally occurring vegetation on such sites also stabilizes the slopes, preventing severe erosion
or landslides. In addition, such slopes often serve as natural boundaries and buffers between land
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uses or districts in a community. Changing the character of a slope can thus bring adjacent
incompatible land uses into more direct conflict.

The City of Johns Creek has no ordinance to protect steep slopes. The City enforces slope stability
during new development activities through its Soil Erosion and Sedimentation Ordinance because
steep slopes are subject to degradation from land disturbance activities. Cutting of existing steep
slopes to make a hilly site suitable for typical land development may alter the terrain.
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FIGURE: ENVIRONMENTAL CRITERIA - FLOODPLAINS AND WETLANDS
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FIGURE: STEEP SLOPES
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As steep slopes are generally more prevalent along stream banks and tributaries, their disturbance poses
adverse affects to stream banks, by increasing the likelihood of stream bank erosion and degradation.
Current stream buffer requirements limit disturbance of steep slopes existing along stream banks.

Although the Soil Erosion and Sedimentation Ordinance requires steep slope stabilization, it does not
provide technical guidelines for preserving and protecting steep slopes. Thus, a policy and ordinance
containing technical guidelines for preserving and protecting steep slopes should be adopted. The
ordinance should first classify slopes categorically from least to greatest slope percentage. Actions:
Classify slopes, limit grading, cutting, and stabilizing controls by category. The ordinance should have
a protection clause, which prevents steep slopes from being disturbed in certain areas.

Soils

This section includes soil types in terms of their suitability for development. There are five
predominant soil types in the City of Johns Creek. These are Conagaree-Chewala-Wickam, Cecil-
Lloyd-Appling, Appling-Cecil, LIoyd-Cecil-Madison, and Madison-Louisa.

a. Conagaree-Chewala-Wickam
These soils are predominant along the Chattahoochee River and its tributaries. This area is
characterized by well-drained slopes along the Chattahoochee River. However, along smaller
streams; drainage is somewhat poor due to the build up of sediment and the presence of
vegetation.

b. Cecil-Lloyd-Appling
These soils are located primarily east of the Chattahoochee River. This area is characterized by
well drained rolling and hilly uplands. However, this soil is subject to moderate to severe erosion.

c. Appling-Cecil
These soils are located throughout Fulton County, particularly from Adamsville to the city of
Atlanta and upland of the Chattahoochee River south of Utoy Creek. Appling- Cecil soils are well
drained and occur on hilly uplands primarily used for pasturelands.

d. Lloyd-Cecil-Madison
These soils are located east of the Chattahoochee River north of Utoy Creek and north of Camp
Creek. Moreover, they are well drained and occur on rolling and hilly uplands.

e. Madison-Louisa
These soils are rare in Southwest Fulton and are found on steep V-shaped valleys, sharp ridges
these soils are well drained.

Sedimentation runoff is the primary adverse impact to the degradation of quality topsoil surfaces.
Sedimentation runoff is mainly generated through land disturbing activities such as clearing, grading,
excavation, and dredging. The removal of topsoil vegetation (i.e. trees, shrubs, and low growing
ground cover) leaves most soils susceptible to runoff.

To mitigate the adverse affects of sedimentation runoff, Johns Creek adopted the Soil Erosion and

Sedimentation Ordinance discussed above. In order for Johns Creek to effectively implement this
ordinance, personnel staffing of inspectors should be proportional to land development and growth.
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Plant and Animal Habitat

The U.S Department of the Interior, Fish and Wildlife Service defines habitat as a combination of
environmental factors that provides food, water; cover and space that living beings need to survive
and reproduce. Habitat types include: coastal and estuarine, rivers and streams, lakes and ponds,
wetlands, riparian areas, deserts, grasslands/prairie, forests, coral reefs, marine, perennial snow and
ice, and urban areas.

Although current City of Johns Creek’s policies, ordinances, and regulations address tree protection
and coverage, there may be a need for plant and animal habitat protection. These habitats are
vulnerable to land development and are in danger of becoming permanently altered or completely lost
because of sporadic land development in and around ecologically sensitive areas. Ecologically
sensitive areas include wetland, forests, and river corridor, and plant and animal habitats. Habitats
specific to any endangered or threatened species should also be carefully protected. Currently,