Land Use Petition RZ-22-0001
Public Participation Meeting: March 3, 2022
Planning Commission Meeting: May 3, 2022
City Council Meeting: May 16, 2022

PROJECT LOCATION:

11105 Jones Bridge Road

DISTRICT/SECTION/LAND LOT(S):

1st District, 1st Section, Land Lots 166, 167, 189 & 190

ACREAGE:

1.793 acres

CURRENT ZONING:

O-I (Office Institutional District) Conditional

PROPOSED ZONING:

O-I (Office Institutional District)

COMPREHENSIVE PLAN COMMUNITY
AREA DESIGNATION:

Ocee

APPLICANT:

Pieper O’Brien Herr Architects
3000 Royal Blvd. South
Alpharetta, GA 30022
Contact: Allan Price
Phone: (770) 569-1706

OWNER:

Travis Doxsey
5555 Williams Shores Drive
Cumming, GA 30041

PROPOSED DEVELOPMENT:

To construct a 7,651 square-foot building for a
CrossFit gym.

STAFF RECOMMENDATION:

Approval with Conditions

Community Development
11360 Lakefield Drive | Johns Creek, GA 30097 | JohnsCreekGA.gov | 678-512-3200
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PROJECT OVERVIEW
Location
The subject property is 1.793 acres in size, and is located
southeast of the intersection of Jones Bridge Road and Taylor
Road. It is bounded by Jones Bridge Road to the west, a
medical office building to the north, Saddle Bridge
subdivision to the east, and a daycare facility to the south.
Background
The subject property is currently undeveloped and
predominantly wooded. The topography of the site generally
slopes downward from the north, west, and south towards the
east. There is one full-access driveway off Jones Bridge Road
serving the site. The existing access point also functions as an
ingress/egress for the adjacent medical office and daycare
facilities from Jones Bridge Road.
In 2010, a Change-in-Conditions was approved for the subject property, from O-I (Office Institutional
District) Conditional to O-I Conditional, pursuant to RZ-10-003, to amend the site plan for three (3) office
buildings and an outdoor play area for a proposed Montessori School. In 2020, an application for rezoning
(RZ-20-001) and a Special Use Permit (SUP-20-001) for development of a 107,000 square-foot selfstorage facility was denied by the City Council. On February 7, 2022, the City Council approved a request
to reinitiate a land use petition on the subject property for a CrossFit gym, as a procedural requirement
based on the prior denial, to allow for this land use petition to be formally filed.
Rezoning Request
The Applicant is requesting a rezoning to O-I (Office Institutional District) on the subject property to
develop a 7,651 square-foot, single-story, CrossFit gym.
Site Plan
The subject property would be improved with
the main CrossFit Health Club building
(shown in red) with a covered and uncovered
outdoor workout area (shown in yellow). The
site will provide 41 parking spaces in the front
and side of the proposed building. The
primary access to the site will continue to be
provided from the existing curb cut off Jones
Bridge Road, maintaining the cross access
connections to and for the existing
commercial uses. The development would
also provide for pedestrian access from Jones
Bridge Road to the building by constructing a
sidewalk and crosswalk from Jones Bridge
Road to the gym facility. The Applicant is
proposing a 30-foot landscape strip along Jones Bridge Road, 10-foot landscape strips abutting existing
commercial uses to the north and south and a 50-foot undisturbed buffer with a 10-foot improvement
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setback along the east property line. Stormwater management for the site would be provided by an
underground detention facility (shown in blue) located to the
east of the outdoor workout area.
Floor Plan

The Applicant’s submitted floor plan further clarifies the
proposed sections of the building, showing an open floor plan
for the main indoor workout area leading out to the covered
and uncovered outdoor workout area/patio, and bathrooms and
shower finishing out the interior of the proposed building. The
facility will also include 689 square feet of office and
stretching space on the mezzanine level on the rear (east)
portion of the building. The main entrance to the building will
be on the south side of the building and oriented to the main
parking lot.
Elevation
The submitted elevations indicate the building façade would
be constructed of primarily brick and glass, which are
compliant with the requirements of Section 12E.3.E. of the
Zoning Ordinance. The building will incorporate a moderately
sloping roof line and accent elements such as wood and metal
paneling, to provide variation to the building façade.
East Elevation

West Elevation – Jones Bridge Road

South Elevation

North Elevation
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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 February 2022 for the public participation meeting. The meeting was held
at the City’s Council Chambers on March 3, 2022, and approximately 30 residents attended the meeting
in support for the proposed project. No concerns or opposition was raised during the meeting.

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?
The surrounding zoning, land uses and development criteria are as follows:
Adjacent & Surrounding
Properties

Zoning
(Petition
Number)

Land Use

Density
(SF/Acre)

APPLICATION

Proposed: O-I

Commercial

4,267 SF/Acre

Adjacent: North

O-I Conditional
(RZ-10-003)

Medical Office
(Imagix Dental,
Dare to Care Pediatrics)

10,000 SF/Acre

Adjacent: South

C-1 Conditional
(1973Z-085)

Commercial
(Discovery Point Daycare)

9,717 SF/Acre

Nearby: South

C-1 Conditional
(2005Z-082)

Commercial
(CrossFit Johns Creek)

3,051 SF/Acre

Nearby: South

C-1 Conditional
(RZ-09-005)

Commercial
(Grand Slam Center)

10,224 SF/Acre

The presence of nearby and adjacent commercial and institutional uses extending north on Jones Bridge
Road from its intersection with State Bridge Road would suggest the proposed development would be
suitable and in character with the surrounding area. By conditioning the site to further mitigate the use
from existing residential use to the east, the proposed development would be suitable at this location.
2. Will the proposal adversely affect the existing use or usability of adjacent or nearby property?
The proposed development would not adversely affect adjacent or nearby property, as the proposal will
continue to use the existing access point on Jones Bridge Road, ensuring cross access to adjacent
commercial uses remain intact. Additionally, the Applicant will provide the full required buffer and
improvement setback, totaling 60 feet, along the east property line, to further mitigate any impacts to the
residential neighborhood to the east of the property.
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.
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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 development is expected to generate 252 daily trips, including 10 trips during morning
peak hour and 45 trips during evening peak hour. Compared to the allowable use existing on the site
for three office buildings with a maximum aggregate buildout of 29,057 square feet, the proposed gym
facility will generate significantly less traffic during morning and evening peak hours. The proposal as
requested would not cause an excessive or burdensome use of existing streets, transportation facilities,
utilities, or 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 Ocee Community Area. The proposal would align with the
Comprehensive Plan’s vision to expand the City’s economic base and the Future Land Use map for
commercial-office use. The proposed development would provide a complementary use to existing
residential, office, and commercial – retail and service oriented business – in the area, and would have
less impact on traffic than compared to a traditional office building. Overall, the proposed development
as proposed would be in conformance with the policy and intent of the Comprehensive Plan and be in
keeping with existing commercial uses found along the Jones Bridge Road commercial node extending
north from its intersection with State Bridge Road and terminating at Taylor Road.
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?
The CrossFit Johns Creek gym, currently operates at 11025 Jones Bridge Road, approximately 230 feet
south of the subject property. The relocation of the business just north of its current site further suggests
that the gym would be suitable at the proposed location.
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 site does not contain any environmentally sensitive features, and the proposed use would not
present environmentally adverse impacts to the area.

STAFF RECOMMENDATION
Based upon the findings and conclusions herein, Staff recommends APPROVAL WITH CONDITIONS
of Land Use Petition, RZ-22-0001, as O-I Conditional subject to the following enumerated conditions:
1. The property shall be limited to office and institutional uses allowed in the O-I zoning district, at
a maximum gross floor area of 7,700 square feet, with the following uses excluded: Convalescent
Center, Nursing Home, Hospices; Funeral Home; Group Residence; Hotel/Motel; Parking
Garage/Deck; Parking Lot; Personal Care Home; Recording Studio; self-storage facility; and Thrift
Institutions.
2. The site shall be developed in general accordance with the site plan received by the City and
stamped dated on February 8, 2022. Said site plan is conceptual only and must meet or exceed the
Land Development regulations and zoning conditions prior to the approval of a Land Disturbance
Permit.
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3. Exterior elevations shall be substantially similar to the elevations received by the City and stamped
dated on February 8, 2022. Final elevations shall be subject to the review and approval of the
Community Development Director, prior to issuance of a building permit.
4. Trash collection shall be limited to the hours of 7:00 a.m. to 9:00 p.m.
5. Owner/Developer shall replant the 50-foot zoning buffer where sparsely vegetated in compliance
with the City’s Tree Preservation Administrative Guidelines.
6. Owner/Developer shall dedicate sufficient right-of-way along the entire frontage of Jones Bridge
Road such that at least one foot of right-of-way is provided from the back of the sidewalk, at no
cost to the City of Johns Creek, prior to the issuance of a Land Disturbance Permit and subject to
the approval of the Public Works Director.
7. Owner/Developer shall provide sidewalks and crosswalks to connect the proposed building to the
existing sidewalk on Jones Bridge Road, subject to the approval of the Public Works Director.
8. Owner/Developer shall provide no additional curb cuts along the entire frontage of Jones Bridge
Road.
9. Owner/Developer shall submit a stormwater concept plan prior to the submittal of a land
disturbance permit application.
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