Land Use Petition RZ-21-001
Concurrent Variances: VC-21-001-01, 02, 03
Public Participation Meeting: December 3, 2020
Planning Commission Meeting: March 2, 2021
City Council Meeting: March 22, 2021

PROJECT LOCATION:

11455 Lakefield Drive

DISTRICT/SECTION/LAND LOT(S):

1st District, 1st Section, Land Lot 398

ACREAGE:

5.03 acres

CURRENT ZONING:

M-1A (Industrial Park District) Conditional

PROPOSED ZONING:

C-2 (Community Business District)

COMPREHENSIVE PLAN
COMMUNITY AREA DESIGNATION:

Technology Park

APPLICANT:

Kedrin Edgerson
5146 Wellisford Court
Suwanee, GA 30024
Phone: (870) 761-2804
Email: kedgerson@keepartnersllc.com

OWNER:

Hezli Holdings, LLC
11455 Lakefield Drive
Johns Creek, GA 30097

PROPOSED DEVELOPMENT:

Rezone the existing property from M-1A Conditional to
C-2, bringing all existing uses on the site into
compliance, and to include a 13,260 square-foot event
center in the existing building, with three concurrent
variances:
• VC-21-001-01: allow existing CMU façade as an
exterior building material;
• VC-21-001-02: replace 35-foot zoning buffer and
10-foot improvement setback with an existing 25foot landscape strip along the east property line;
• VC-21-001-03: reduce the number of required
parking spaces from 159 to 125.

STAFF RECOMMENDATION:

Approval with Conditions
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PROJECT OVERVIEW
Location
The subject property is 5.03 acres in size and located
at the southeast quadrant of the intersection of Johns
Creek Parkway and Lakefield Drive. It is bounded by
Lakefield Drive to the north, The Oaks apartments to
the east, Wegener Communications to the south, and
office use to the west.
Background
The site is currently zoned M-1A (Industrial Park District) Conditional under Fulton County zoning case
1983Z-0141, allowing for “engineering, research and product development facilities and related operations
including office, light assembly and fabrication; and storage and distribution as accessory uses related to
the operation of such facilities.”
The subject property is currently developed with a 59,191 square-foot, single-story building, with 100
parking spaces and two full access driveways off Lakefield Drive. The building is configured for six suites,
of which two are vacant and three are occupied (Six Bridges, GATA Training, and The Corporate Shop).
The applicant is requesting to rezone the entire site to the C-2 zoning district to include the Johns Creek
Event Center as an allowable use. The building’s exterior is constructed with concrete masonry unit
(CMU) and glass.

East Elevation

North Elevation

Rezoning and Concurrent Variance Requests
The Applicant is requesting to rezone the
subject property from M-1A to C-2
(Community Business District) to allow for a
13,260 square-foot event center (in blue) while
maintaining the existing businesses. The
Applicant is also requesting three concurrent
variances:
1) To allow existing CMU as an exterior
building material;
2) To replace the 35-foot zoning buffer and
10-foot improvement setback with an
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existing 25-foot landscape strip along the east property line; and
3) To reduce the number of required parking spaces from 159 to 125.
The Applicant has not proposed any building expansion or exterior renovation. The proposal will maintain
existing driveways and curb cuts, 25-foot landscape strips along
Lakefield Drive and the east property line, and 10-foot landscape
strips along the south and west property lines. The Applicant will
utilize an existing stormwater management system to meet the
City’s stormwater detention, runoff reduction and channel
protection requirements. The proposed exterior improvements
only account for constructing a sidewalk along Lakefield Drive
and connecting it to the building’s entrance, and the addition of
new parking spaces at the rear of the building, along the western
property line.
The Applicant has proposed utilizing a valet/shuttle bus service to
nearby off-site parking locations to accommodate additional
parking needs when on-parking meets full capacity. Those off-site
locations are 6455, 6465 and 6470 East Johns Creek Crossing and
Johns Creek United Methodist Church at 11180 Medlock Bridge
Road (shown in green dots).
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 November for the public participation meeting. The meeting was held at
City Hall Council Chambers on December 3, 2020. No members of the general public attended the
meeting. In addition, the Applicant 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?
As shown in the table below, the presence of adjacent commercial, office, and light industrial uses
suggests the proposed development would be suitable at this location.
Adjacent Properties

Zoning
(Petition Number)

Land Use

Density
(SF/Acre)

APPLICATION

Proposed: C-2

Commercial

11,768

Adjacent: West

M-1A Conditional
(Z-83-141)

Commercial - Office
(W.H. Bass)

10,000

Adjacent: South

M-1A Conditional
(Z-83-141)

Commercial - Office
(Wegener Communications)

10,000
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Adjacent: East

A Conditional
(RZ-11-006)

Commercial - Multifamily
(The Oaks at Johns Creek)

N/A

Adjacent: North

M-1A Conditional
(Z-83-141)

Commercial - Office
(State Farm)

10,000

2. Will the proposal adversely affect the existing use or usability of adjacent or nearby property?
The proposed rezoning of the subject property to C-2 for the addition of the event center use within an
existing building would not adversely affect existing businesses and adjacent or nearby properties. The
existing 25-foot landscape strip along the east property line and the 10-foot landscape strips along the
south and west property lines would continue to mitigate any potential impacts to adjacent 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 development is expected to generate 44 more evening peak-hour trips than that of the
current use, and there would not be excessive or burdensome use of existing streets and transportation
facilities. Fulton County has confirmed adequate water and sewer capacity is available to service the
proposed development, and there will be no impact 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 Technology Park Community Area, adjacent to site of the
future town center. The vision for Technology Park is to redevelop the office park into a live-work-play
destination. The proposed event center would provide an opportunity to hold social, cultural and
corporate events for the surrounding offices and residential communities. Moreover, the proposed
sidewalk connection would enhance walkability and connectivity of the area, which is encouraged by
the Comprehensive Plan. Although the Future Land Use map indicates office use for the subject
property, the proposed rezoning will continue to allow for office uses on the subject property, in
addition to an event center which will occupy a currently vacant unit, complementing the existing uses
in the building. Based on the aforementioned factors, the proposed rezoning 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 proposed rezoning
request.
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 environmental site analysis indicates that the site does not contain any environmentally sensitive
features. The proposed sidewalk and new parking spaces will create approximately 6,000 square feet
of impervious surface, and the development will be required to provide stormwater management and
erosion and sedimentation control in accordance with the City’s land development regulations.
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CONCURRENT VARIANCE ANALYSIS
The first request (VC-21-001-01) is to allow existing CMU as an alternative exterior building material.
Section 12E.3.E.1. of the Zoning Ordinance requires exterior building materials of commercial buildings
to consist of at least 75% brick, natural or pre-cast stone, or glass. Section 12E.3.E.2. of the Zoning
Ordinance also prohibits CMU as an exterior building material if visible from a public street. During the
site visit, staff has observed that the existing CMU building façade appears to have a natural-stone look,
which is consistent with the established appearance and building materials found in the immediate area.
The second variance request (VC-21-001-02) is to replace the 35-foot zoning buffer and 10-foot
improvement setback as required by Section 4.23.1.B of the Zoning Ordinance, with an existing 25-foot
landscape strip along the east property line. The intent of the zoning buffer and improvement setback is to
provide a visual barrier to protect residential uses from nonresidential uses. Although the subject property
is adjacent to The Oaks Apartment Complex, an extensive buffer has been provided with the 250-footwide preserved vegetation as well as the approximate 40-foot grade difference between the subject
property and The Oaks Apartments, which will support the replacement of zoning buffer and improvement
setback with the existing 25-foot zoning buffer.
The third variance request (VC-21-001-03) is to reduce the number of required parking spaces from 159
to 125. The Applicant is proposing to utilize off-street parking at the office complexes located at 6455,
6465 and 6470 East Johns Creek Crossing (0.5 miles away), and Johns Creek United Methodist Church at
11180 Medlock Bridge Road (1.1 miles away). Based on the applicant’s justification that the property as
existing presents a hardship to provide all required on-site parking spaces but has presented a plan to
account for the parking shortfall by improving walkability and connectivity to the property, providing for
additional on-site parking spaces to the extent possible, and implementing valet/bus shuttle service as
necessary, staff could support this request to reduce on-site parking.

STAFF RECOMMENDATION
Staff recommends APPROVAL WITH CONDITIONS for RZ-21-001, VC-21-001-01, VC-21-001-02
and VC-21-001-03.
1. The property shall be limited to brewery, retail, service commercial, office and C-1 uses at a

maximum gross floor area of 59,191 square feet, with the following uses excluded: indoor
commercial amusements; automotive parking lots; automotive specialty shops; day care facilities,
funeral homes; group residences; laundromats/laundry and dry cleaning shops; lawn service
businesses; millinery or similar trade services; motels/hotels; personal care homes; pet grooming;
plant nurseries, repair shops; service stations; and collecting recycling centers.

2. The site shall be developed in general accordance with the site plan received and date stamped on
January 25, 2021. Said site plan is conceptual 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 replant the 25-foot landscape strip along the east property line to zoning
buffer standards where sparsely vegetated, subject to the approval of the Community Development
Director (VC-21-001-02).
4. The subject property shall maintain a minimum of 125 parking spaces, with no parking allowed in
the loading spaces located at the rear of the building (VC-21-001-03).
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5. Owner/Developer shall provide executed agreements for shared access and parking at 6455, 6465
and 6470 East Johns Creek Crossing and 11180 Medlock Bridge Road, prior to the approval of a
Land Disturbance Permit.
6. Owner/Developer shall provide a 5-foot sidewalk along Lakefield Drive and to connect to the
building entrance, subject to the approval of the Public Works Director.
7. No additional curb cuts shall be permitted on Lakefield Drive.
8. Owner/Developer shall submit a stormwater management report in accordance with the Georgia
Stormwater Manual, prior to the submittal of a Land Disturbance Permit application.
9. Owner/Developer shall complete all land development improvements on the property as required
by a Land Disturbance Permit prior to submittal of a building permit for the event center.
10. Owner/Developer shall obtain a Certificate of Occupancy/Completion for buildout of the event
center prior to submittal of a business license application.
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