Land Use Petition RZ-20-003
Concurrent Variances VC-20-003-01
Public Participation Meeting: February 5, 2020
Planning Commission Meeting: June 2, 2020
City Council Meeting: June 15, 2020

PROJECT LOCATION:

10820 Abbotts Bridge Road

DISTRICT/SECTION/LAND LOT(S):

1st District, 1st Section, Land Lots 345, 360 and 361

ACREAGE:

13.42 acres

CURRENT ZONING:

C-1 (Community Business District) Conditional

PROPOSED ZONING:

C-1 (Community Business District) Conditional

COMPREHENSIVE PLAN COMMUNITY
AREA DESIGNATION:

Medlock

APPLICANT:

NewQuest Properties
8827 West Sam Houston Parkway North, Suite 200
Houston, TX 77064
Contact: Michael Harney
Phone: (281) 640-7195

OWNER:

Abbotts Bridge Fund II, LLC
11440 San Vicente Blvd., Suite 200
Los Angeles, CA 90049

PROPOSED DEVELOPMENT:

Change in conditions to allow for two new commercial
buildings with restaurants and retail totaling 14,000
square feet in an existing shopping center, with one
concurrent variance to eliminate a portion of the 20-foot
landscape strip along Abbotts Bridge Road.

STAFF RECOMMENDATION:

Approval with Conditions

PLANNING COMMISSION
RECOMMENDATION:

Denial

Community Development
11360 Lakefield Drive | Johns Creek, GA 30097 | JohnsCreekGA.gov | 678-512-3200
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PROJECT OVERVIEW
Location
The 13.42-acre property is located at the southeast
corner of the intersection of Medlock Bridge and
Abbotts Bridge Roads. It is bounded by Abbotts Bridge
Road to the east, two restaurants (Kani House and
Longhorn Steakhouse) to the north, Medlock Bridge
Road to the west, and the Villas of Johns Creek
subdivision to the south.
Background
The subject property is currently developed with an
83,656 square-foot shopping center anchored by H Mart.
There are four driveways serving the site: one fullaccess and one right-in/right-out curb cut off both
Medlock Bridge and on Abbotts Bridge Roads. The
private driveway on the northern end of the subject
property also functions as an interparcel connection to
the Kani House and Longhorn Steakhouse parcels.
The subject property is currently zoned C-1
(Community Business District) Conditional pursuant to
1994Z-0097, which allowed for retail, service
commercial and office uses up to 89,765 square feet, excluding commercial amusements, night clubs, gun
shops, massage parlors, automotive repair shops, free-standing liquor stores, billiard/pool halls, cellular
towers, and video arcades.
Rezoning and Concurrent Variance Requests
The Applicant is requesting for a change in
conditions to increase the maximum gross
building area and to revise the site plan to allow
for an additional 14,000 square-feet of
commercial space, comprised of two separate
retail buildings. The Applicant is also requesting
one concurrent variance to eliminate a portion of
the 20-foot landscape strip along Abbotts Bridge
Road.
Site Plan
The site plan shows two new commercial
buildings (highlighted in red), situated at the
northeast and northwest corners of the subject
property. The proposed buildings would be
surrounded by outdoor patios and green space,
with sidewalk connections to existing shops. The
proposed redevelopment of the site will maintain
existing curb cuts and driveways, as well as the
zoning buffer adjacent to Villas of Johns Creek subdivision. The Applicant would utilize the existing
detention pond to meet current stormwater detention, water quality and channel protection requirements.
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Staff would note that there are two areas within the parking lot (highlighted in yellow) that are missing
parking islands, which should be addressed at time of Land Disturbance Permit. The Applicant has
proposed open space areas (highlighted in blue) to include the patio around the perimeter of the new
buildings, vegetated area to the southwest portion of the property, a large landscape area internal to the
parking lot, and the existing sidewalk along the storefront of the existing shopping center. Staff would
note that the open space as proposed would not comply with the 10% requirement as the sidewalk along
the storefront does not qualify as open space. Staff has added a condition to account for the minimum open
space requirement at time of Land Disturbance Permit submittal.
Elevations
The submitted elevations indicate the proposed buildings would be constructed primarily of EIFS, brick,
cementitious plank and glass. It should be noted that the elevation for Building G must fully comply with
the requirements of Section 4.4.3.N. of the Zoning Ordinance, and staff has ensured compliance by
including a condition related to building materials.

Building G - East

Building G - South

Building H - Southeast

Building H - Southwest

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 January 2020 for the public participation meeting. The meeting was held
at the City’s Council Chambers on February 5, 2020, and approximately 10 residents attended the meeting.
Several concerns were raised, including pedestrian access, façade improvement of the existing shopping
center, and stormwater management. The Applicant also notified the Johns Creek Community Association.

STANDARDS OF REZONING REVIEW

Section 28.4.1. of the Zoning Ordinance lists the seven factors of Zoning Impact Analysis to be considered in a
technical review of a zoning case completed by the Community Development Department and Planning
Commission. Each factor is listed below with the staff analysis.

1. Will the proposal permit a use that is suitable in view of the use and development of adjacent and
nearby property?
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The presence of adjacent and nearby commercial and office uses suggests the proposed addition would be
suitable at this location. Additionally, the proposed improvements will be located furthest away from
abutting residential uses located to the south of the subject property with all existing buffers and landscape
strips remaining intact.
Adjacent & Nearby Properties

Zoning
(Petition Number)

Land Use

Density
(SF/Acre)

APPLICATION

Proposed: C-1

Commercial

7,278

Adjacent: North

C-1 Conditional
(1994Z-097)

Commercial
(Kani House & Longhorn)

6,623

Adjacent: East
(Across Abbotts Bridge Road)

O-I Conditional
(2000Z-007)

Office
(Abbotts Bridge Commons)

6,907

Adjacent: West
(Across Medlock Bridge Road)

MIX Conditional
(2001Z-070)

Commercial
(Medlock Promenade)

1,126

Nearby: North

C-1 Conditional
(1985Z-095)

Commercial
(Valero)

8,665

Nearby: Northeast
(Across Abbotts Bridge Road)

C-1 Conditional
(2000Z-007)

Commercial
(Extra Space Storage)

15,071

Nearby: Northeast
(Across Abbotts Bridge Road)

C-1 Conditional
(RZ-08-003)

Commercial
(Retail Strip Mall)

6,811

2. Will the proposal adversely affect the existing use or usability of adjacent or nearby property?
The proposed additions in an existing shopping center would not adversely impact surrounding uses
and will be in keeping with similar commercial uses found in the area. The existing 25-foot zoning
buffer and 10-foot improvement setback would continue to mitigate any potential visual, light or noise
impacts to adjacent residential uses. Additionally, the proposed development will not require any new
curb cuts and will maintain the interparcel access to adjacent commercial properties.
3. Does the subject property have a reasonable economic use as currently zoned?
The property appears to have a reasonable economic use as currently zoned.
4. Will the proposal result in a use which will or could cause an excessive or burdensome use of
existing streets, transportation facilities, utilities, or schools?
The proposed commercial development is expected to generate 1,049 daily trips, including 77 trips
during morning peak hour and 95 trips during evening peak hour. Considering the site has multiple road
frontages and access points, with ample parking provided as part of the development, there would not
be excessive or burdensome use of existing streets that would result from the proposed improvements
to the site. Fulton County Water and Sewer has confirmed that existing water and sewer infrastructure
can service the proposed additions to the existing development, and there will be no impacts to schools.
5. Is the proposal in conformity with the policy and intent of the Comprehensive Plan including the
land use element?
The subject property is located within the Medlock Community Area. The proposal would align with
the Comprehensive Plan’s vision to redevelop existing shopping centers into a walkable village center
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with restaurants, shops, and functional/usable open space. The proposed development would be
compliant with the Comprehensive Plan’s future land use map which indicates commercialretail/shopping center for the subject property. The development as proposed would be in conformance
with the policy and intent of the Comprehensive Plan.
6. Do existing or changed conditions affecting the use and development of the property give
supporting grounds for either approval or disapproval of the proposal?
There are no additional conditions giving support for approval or disapproval of the proposal.
7. Does the zoning proposal permit a use which can be considered environmentally adverse to the
natural resources, environment, and citizens of the City of Johns Creek?
The Phase I Environmental Site Assessment indicates that the site does not contain environmentally
sensitive features. The Applicant proposes to continue serving the site with existing stormwater
facilities. Staff notes that the development of the property will require provision of stormwater
management as well as erosion and sedimentation control according to the City’s land development
regulations.

ANALYSIS OF CONCURRENT VARIANCE
The Applicant has requested a concurrent variance (VC-20-003-01) to
eliminate a portion of the 20-foot landscape strip (highlighted in green)
south of the full-access driveway on Abbotts Bridge Road. The Abbotts
Bridge Road widening project, which is a GDOT project as the road is a
state route, requires additional right-of-way to be dedicated. The
landscape strip is typically measured from the future right-of-way (shown
in red) and in this particular situation, incorporating the landscape strip
will eliminate the existing parking spaces. Due to government action
attributed to a road widening project, the applicant was required to seek
this variance to preserve the existing parking spaces.
Typically, landscape strips are incorporated to a site to provide vegetative
screening and physical separation of a parking lot and the road. The
preliminary engineering drawings of the GDOT project shows an
approximate 5-foot grade difference between Abbotts Bridge Road and the
parking spaces, which would help to limit the visibility of the parking spaces from the road. Based on the
intent and need of the requested variance, staff supports the approval of the concurrent variance.

STAFF RECOMMENDATION
Staff recommends APPROVAL of RZ-20-003 and VC-20-003-01, subject to the following conditions:
1. The property shall be limited to retail and service commercial uses allowable in the C-1 Zoning
District, at a maximum gross floor area of 97,656 square feet, and the following uses shall be
excluded: automobile repair garage; automotive parking lots; automotive specialty shops;
collecting recycling centers; drive-through; free-standing liquor stores; funeral homes; group
residences; gun shops; indoor commercial amusements; laundromats; lawn service businesses;
massage establishments; motels/hotels; night clubs; repair shops not involving any manufacturing
on the site; and service stations.
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2. The site shall be developed in general accordance with the site plan received and stamped by the
City on March 27, 2020. Said site plan is conceptual only and the final site plan must meet or
exceed the Land Development regulations and zoning conditions prior to the approval of a Land
Disturbance Permit.
3. Owner/Developer shall submit revised elevations for approval by the Community Development
Director, prior to the submittal of a Land Disturbance Permit application.
4. Owner/Developer shall provide at minimum 10% of the site as functional/usable open space,
subject to the approval of the Community Development Director.
5. Owner/Developer shall locate the dumpster and enclosure away from Medlock Bridge Road and
orient them to be least visible to public streets, subject to the approval of the Community
Development Director.
6. Owner/Developer shall provide a cross access easement with the adjacent restaurant properties
prior to the issuance of a Land Disturbance Permit.
7. Owner/Developer shall cooperate with the Georgia Department of Transportation to replant in the
right-of-way, in lieu of a portion of the 20-foot landscape strip along Abbotts Bridge Road (VC20-003-01), prior to the issuance of the Certificate of Occupancy.
8. Owner/Developer shall dedicate sufficient right-of-way along the entire frontage of Abbotts Bridge
Road and grant a temporary construction easement as necessary for the Abbotts Bridge Road
widening project, at no cost to the Georgia Department of Transportation, prior to the issuance of
a Land Disturbance Permit, subject to the approval of the Public Works Director.
9. Owner/Developer shall dedicate sufficient right-of-way along the entire frontage of Medlock
Bridge Road and a grant temporary construction easement as necessary for the Medlock Bridge
Road improvement project, at no cost to the Georgia Department of Transportation, prior to the
issuance of a Land Disturbance Permit, subject to the approval of the Public Works Director.
10. Owner/Developer shall provide the following connectivity, subject to the approval of the Public
Works Director:
a. Construct sidewalks/pedestrian paths to connect the new building fronting Abbotts Bridge
Road with the existing sidewalk along Abbotts Bridge Road.
b. Construct sidewalks/pedestrian paths to connect the new building fronting Medlock Bridge
Road with the existing sidewalk along Medlock Bridge Road.
c. Connect internal sidewalks/pedestrian paths to enable continuous and safe pedestrian
movement throughout the property.
11. Owner/Developer shall submit a stormwater concept plan and an evaluation of the existing
detention pond, prior to the submittal of a Land Disturbance Permit application, and subject to
the approval of the Community Development Director.
PLANNING COMMISSION RECOMMENDATION
At the June 2, 2020 public hearing, the Planning Commission recommended DENIAL of Land Use
Petition RZ-20-003, and concurrent variance, VC-20-003-01.
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