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Land Use Petition RZ-17-013 

Date of Staff Recommendation Preparation: November 22, 2017 

Date of Planning Commission Recommendation: December 5, 2017 

 

PROJECT LOCATION:  10880 Bell Road 
 

DISTRICT/SECTION/LANDLOT(S): 

 

1st District, 1st Section, Land Lots 385 and 386 
 

ACREAGE 

 

 

28.108 acres 
 

CURRENT ZONING: CUP (Community Unit Plan District) Conditional  

PROPOSED ZONING: CUP (Community Unit Plan District) Conditional 
 

FUTURE DEVELOPMENT MAP 

DESIGNATION: 

 

Character Area 8: Shakerag 

APPLICANT: Johns Creek 206, LLC 
11340 Lakefield Drive, Ste. 250 
Johns Creek, GA 30097 
Mr. Warren Jolly 
770.527.4544 
 

 OWNER Johns Creek 206, LLC 
2805 N. Dallas Pkwy, Ste. 
Plano, TX 75093 
 

PROPOSED DEVELOPMENT:  
 

Change in Conditions to revise the site plan and add a 
new housing type to allow for age-restricted homes in 
Pods A and B, and to allow for up to 57 homes with a 
minimum heated floor area of 1,800 square feet. 
 

STAFF RECOMMENDATION: Approval with Conditions 
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Zoning Map 
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Aerial View 
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PROJECT OVERVIEW 
 

The applicant is requesting a change in conditions from the current RZ-13-003 conditions to allow for 
the addition of Residential Area F (Type F) lot type for Pods A and B of the Bellmoore Park subdivision.  
The Type F lots would be an age-restricted mixture of single-level and two-level homes with shared 
motor courts.  The age-restricted lots would be as allowed by the Fair Housing Act of 1968 and Housing 
for Older Persons Act of 1995 (HOPA).  The applicant is requesting that Pod A be restricted to Type F, 
and Pod B have the option to be Type F, should there be sufficient market demand, or Pod B would be 
built with a mixture of previously approved Type A or C lot types.   
 
The Bellmoore Park subdivision was originally rezoned to CUP (Community Unit Plan) Conditional in 
2013 under Johns Creek zoning case RZ-13-003 to allow for 646 single-family residences in a variety of 
lot types.  A change in conditions application for the Pod A (Bridgeview at Bellmoore Park) of 
Bellmoore Park previously came before the Planning Commission in August 2017 (RZ-17-009), at 
which point it was withdrawn to allow for more time for the applicant to work with nearby residents on a 
revised plan.  The applicant subsequently submitted a new change in conditions application for both Pod 
A and Pod B (Meadowview at Bellmoore Park) in October 2017.  
 
The currently vacant pods are a total of 28.108 acres.  Existing zoning conditions require that the site be 
developed according to a site plan allowing only Type A and Type C lots in Pods A and B, along with a 
minimum heated floor area of 2,250 on a maximum of 15 percent of the total number of lots, and the 
remainder of the lots must have a minimum of 2,500 square feet of heated floor area.  The applicant is 
requesting a change in conditions to allow for 66 Type F lots in Pod A with a minimum of 20 lots 
allowed to be a minimum 1,800 square feet of heated floor area, and the remainder of the lots in Pod A a 
minimum of 2,350 square feet of heated floor area.  In Pod B, the applicant is requesting the option to 
develop 75 lots as either all Type F, or a mixture of Type A and Type C.  If Pod B is developed as all 
Type F lots, a minimum of 37 homes would be allowed to be 1,800 square feet, with the remainder of 
the lots with minimum heated floor areas of 2,350 square feet.  If the Pod B lots are developed with a 
mixture of Type A and C lots, then the minimum heated floor areas will follow the original conditions of 
RZ-13-0003.  The total number of lots for all of Bellmoore Park subdivision would not exceed 646 lots. 
 
The surrounding area is characterized by a variety of residential and non-residential uses. Immediately to 
the west is Johns Creek United Methodist Church, which is zoned O – I (Office – Institutional) 
Conditional.  Other O – I commercial and institutional properties are located along Bell Road and 
Medlock Bridge Road further to the west.  Properties zoned M – 1A (Industrial Park) within Technology 
Park are located immediately to the north of the Bellmoore Park subdivision. The portion of the 
Bellmoore Park subdivision that is not part of this rezoning application is located to the north and east, 
while established residential subdivisions (Foxdale, Sugar Mill) zoned CUP are across Bell Road to the 
south. 
 
A public participation meeting was held on November 9th, 2017.  The applicant was in attendance as 
well as several citizens.  The main concerns raised were about the reduction of property values, the 
price-point of the new homes, and how many units would be allowed to be rented.  The applicant noted 
that the mix of different homes for different buyers would help reduce competition for similar homes in 
the future, i.e. a home for persons aged 55 and up, and all on one level would not be the same buyer as 
the typical nuclear family not concerned with number of levels in the home.  The applicant indicated that 
the price point for the Type F lots would still be in the range that is already advertised for the rest of the 
community, 400 hundred thousand to one million dollars, but most likely at the lower end.  It was also 
noted that the Type F lots are located at the front of the subdivision, and if a majority of the single level 
homes for Type F are along the perimeter of the pod then they would not have the same visual affect as a 
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two-story home with a deck off the back of the home that could be more easily visible from the entrance 
road or Bell Road.  As far as the rental allowance, the applicant stated that they would add a stipulation 
for Pods A and B to only allow for 10 percent of the total lots in those pods to be rental properties. 
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STANDARDS OF REZONING REVIEW                                                                                                                      

 

 Whether or not the proposal will 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: 

 
The proposed use is suitable in view of the use and usability of adjacent and nearby property. The 
proposed change in conditions would not allow for any use or residential density that is not allowed 
under current zoning conditions. A 55+ age restriction would not be unusual in the area and would be 
considered suitable, as Brookhaven, which is adjacent to Bellmoore Park is a 55+ age-restricted 
subdivision. 

 
 Whether or not the proposal will adversely affect the existing use or usability of adjacent or 

nearby property?  

 
The proposal would not adversely affect the existing use or usability of adjacent or nearby property, 
as the allowable use and density would not be changed.  Allowing Type F lots and a maximum of 57 
1,800 square-foot residences in this location would be unlikely to have a negative impact on 
properties within other parts of Bellmoore Park or nearby subdivisions.  While most residences near 
the subject property are larger than 2,000 square feet, there is already some variety in size. For 
example, the Reserve at Foxdale, which is directly across Bell Road from Pods A and B, has a 
minimum heated floor area of 1,800 square feet; and the quad units in the Brookhaven subdivision to 

Adjacent & 

Surrounding 

Properties 

 

Zoning 

(Petition 

Number) 

 

Land Use 

 

Density 

(Dwelling 

units/acre) 

Min. Heated 

Floor Area 

(Square Feet) 

Adjacent:  North 

CUP Conditional 
AM-07-002;  
RZ-10-007;  
RZ-12-006 

Age-Restricted Single-
Family Residential 

(Brookhaven) 
3.82 units/acre Detached: 2,000 SF 

Attached: 1,800 SF 

Nearby:  North M-1A Cond. 
Z-83-141 NFC 

Industrial 
(Technology Park) N/A N/A 

Nearby:  North CUP Conditional 
RZ-13-011 

Single-Family 
Residential 
(Easthaven 

Subdivision) 

2.7 units/acre 2,900 SF 

Adjacent:  East AG – 1 Single-Family 
Residential Min. 1 unit/acre N/A 

Nearby: South 
across Bell Road 

CUP Conditional 
Z-92-046 NFC 

The Reserve at 
Foxdale, Estates at 
Foxdale, Enclave at 

Foxdale 

3.07 units/acre 
Reserve: 1,800 SF 
Estates:  2,000 SF 
Enclave: 1,600 SF 

Adjacent:  West O-I Conditional 
RZ-09-006 

Johns Creek United 
Methodist Church N/A N/A 

Nearby: West across 
Bell Road 

O-I Conditional 
RZ-14-014 

Johns Creek 
Presbyterian Church N/A N/A 
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the north of Bellmoore Park have a minimum heated floor area of 1,800 square feet.  Additionally, a 
55+ age restriction would be unlikely to have any adverse impacts. 

 
 Whether the property to be affected by the proposal has a reasonable economic use as currently 

zoned?  

 

The property has a reasonable economic use as currently zoned CUP. 
 
 Whether the proposal will result in a use which will or could cause an excessive or burdensome 

use of existing streets, transportation facilities, utilities or schools?  

 

The proposed change in conditions would not cause an excessive or burdensome use of existing 
streets, transportation facilities, utilities, or schools as the proposed change in conditions would result 
in the same number of units as was previous approved under RZ-13-003 and the previous traffic study 
and DRI conducted for RZ-13-003 resulted in several roadway improvement requirements which are 
still in place.  A 55+ age restricted community will actually reduce impacts on schools, roadways, and 
water and sewer facilities from what would be allowed under current zoning conditions. 

 
 Whether the proposal is in conformity with the policy and intent of the Comprehensive Plan 

including the land use element?  

 
The subject property is part of the larger Bellmoore Park subdivision and is located in Character Area 
08: Shakerag of the Johns Creek Future Development Map.  Policies for this Character Area suggest 
residential uses at a density of 1 to 3 units per acre.  The Bellmoore Park subdivision was approved 
with 2.88 units per acre, the proposed changes in conditions for Pods A and B within Bellmoore Park 
continue to comply with the recommended policies for the area.  The Comprehensive Plan is silent on 
55+ age restrictions in Shakerag. 

 
 Whether there are other existing or changed conditions affecting the use and development of 

the property which gives supporting grounds for either approval or disapproval of the 

proposal?  

 
The currently allowable residential use and density would not change as a result of this request to 
change zoning conditions.  There are no changed conditions in the area since RZ-13-003 was 
approved that would give supporting grounds for disapproval of the proposal.  Ongoing and projected 
demographic changes in Georgia and throughout the United States give supporting grounds to 
approval of residential types suitable for an aging population, including moderately-sized single-story 
residences such as those that would be allowed by the proposed change in conditions. 

 
 Whether the zoning proposal will permit a use which can be considered environmentally 

adverse to the natural resources, environment, and citizens of the City of Johns Creek.  

 

The zoning proposal would not permit a use which can be considered environmentally adverse to the 
natural resources, environment, and citizens of the City of Johns Creek. 
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ANALYSIS 

 

The proposed change in conditions to allow for Type F courtyard lots in Pods A and B of Bellmoore 
Park would not be inconsistent with the established development pattern found in the area and would 
provide a transitional use from the institutional and industrial uses extending from Technology Park and 
Medlock Bridge Road to the established single-family subdivisions to the east and west. Allowing a 
change in lot layout would not cause any detriment to the surrounding schools, utilities, roads, etc., as 
the number of lots would remain the same as what is allowable under current zoning conditions. The 
proposed diversity in lot sizes would also be in keeping with Bellmoore Park as a whole and nearby 
CUP subdivisions. 
 
The proposed change in conditions to allow for a limited number of 1,800 to 2,350 square-foot homes 
would also be consistent with the area’s established development pattern. The proposed detached single-
family Type F residences would be a less intense residential land use than the quadriplex units in the 
Brookhaven subdivision immediately to the north of Bellmoore Park, which have minimum heated floor 
area of 1,800 square feet.  
 
The subject property is in Character Area 8 – Shakerag on the Johns Creek Future Development Map, in 
which the Comprehensive Plan calls for residential development at one to three units per acre. The 
Bellmore Park development as conditioned under RZ-13-003 has a density of 2.88 units per acre, and the 
proposed change in conditions would have no impact on density or total units. The change in conditions 
would result in no additional impact on traffic, schools, or utilities, and may in fact reduce impacts on 
traffic, schools, and utilities. With proper conditions to ensure architectural and dwelling size 
compatibility with adjacent and nearby development, the proposed change in conditions would be 
consistent with the goals and policies of the Comprehensive Plan.   
 
Because the proposed zoning would be suitable in terms of the use and usability of nearby properties, 
would be unlikely to have any new negative impacts on traffic, schools, utilities, and the surrounding 
area, and would be in keeping with the Comprehensive Plan, the Department of Community 
Development recommends APPROVAL with Conditions of Land Use Petition RZ-17-013. 
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DEPARTMENT COMMENTS 

 
PUBLIC WORKS 

1. A minimum setback of 18’ is required from the back of sidewalk to the face of garage in order to 
park a vehicle in the driveway. 

2. A no-access easement is required along the frontages of Bell Road, Bellmoore Park Lane, and 
Bell Road Connector in order to prohibit direct access to these lots. 

3. Inter-parcel access easements are required for all Type F lots. 
 
FIRE MARSHAL  

1. Emergency access to the 2 residential homes at the rear of the properties may pose an 
accessibility issue for a fire emergency.  Fire department would only be able to have one 
apparatus on the driveway to access to back lots and the remaining apparatus would have to stay 
on main drive. 

2. Would need to obtain more information on how the residential homes would be addressed and 
signed from the main roadway. Driveways would have to be able to support the weight of City’s 
fire apparatus. 

 
ARBORIST 

1. The landscape strip adjacent to Bell Road was designed and installed as part of the land 
disturbance permit associated with LDP2013-09 (13-100); any changes to this will require a 
revision to the permit. 

2. The landscape strip adjacent to Bell Road Connector shall be designed and approved with the 
land disturbance permit for this pod. 

3. Tree Ordinance and Administrative Guidelines requirements to be met through land disturbance 
permit.  Landscape strips, density requirements, zoning buffers, and any specimen recompense 
are to be protected and/or planted per the Guidelines. 

a. The tree density required for this site is 20 units per acre. 
b. Landscape strip widths and zoning buffers are determined by zoning.  Landscape strips 

are measured from the dedicated rights-of-way or interior property lines, and the planting 
requirements are found in the Administrative Guidelines. 

c. Specimen-sized trees are defined as follows, and are required to be show on the land 
disturbance permit drawings: 

i. Large hardwoods = 27-inch dbh (Oak, hickory, Yellow Poplar, Sweetgum, etc.) 
ii. Large hardwood = 24-inch dbh (Beech) 

iii. Large softwoods = 24-inch dbh (Pine, Deodar Cedar) 
iv. Small native flowering = 10-inch dbh (Dogwood, Redbud, Sourwood) 

 
SITE DEVELOPMENT 

1. Stormwater design for new plan shall be verified during the LDP submittal.  Any modifications 
required on the detention pond will need to be revised on that final plat.  Verify the dentition 
facility is designed with the revised impervious surfaces. 

2. Building layouts shall allow for adequate width for any required easements. 
 
WATER AND SEWER 
NOTE: Various Fulton County departments or divisions that may or may not be affected by the 
proposed development provide the following information. Comments herein are based on the applicant's 
conceptual site plan and are intended as general non-binding information and in no manner suggest a 
final finding by the commenter. All projects, if approved, are required to complete the Johns Creek Plan 
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Review process and the Fulton County Review process for sewer (and/or water) prior to the 
commencement of any construction activity. 
 

WATER AND WASTEWATER (SEWER): 
 

WATER: 

Anticipated water demand: 270 gallons per day (gpd) per lot x 141 residential units = 38,070 gallons per 
day (gpd).  
 

This project is within the Fulton County Government water service jurisdiction. There is a 12-inch water 
line along the west side of Bellmoore Park Lane and there is a 12-inch water line along the north side of 
Bell Road that can service this location. 
 
SEWER: 
Basin: Big Creek 
Treatment Plant: Big Creek 
Anticipated sewer demand: 34,263 gallons per day 
 
There are seven sanitary sewer manholes along an 8 inch sewer line located within the right of way of 
Bellmoore Park Lane adjacent to the west property line of the 22.60 acre tract (10800 Bell Road) (Sewer 
manhole # SMJC4052027 to sewer manhole # SMJC4052039) in land lots 385, 386, district 1- 1. It is 
the responsibility of the developer to extend a sanitary sewer line within a dedicated (to Fulton County 
Government) 20 foot wide sanitary sewer easement from the existing sanitary sewer manhole to the 
proposed subdivision. 
 
FULTON COUNTY DEPARTMENT OF HEALTH SERVICES 
1. The Fulton County Board of Health (FCBOH) requires that plats be submitted for review and 

approval regarding water supply and sewage disposal prior to the approval by the appropriate 
jurisdiction and recording. The owner may not sell, offer for sale, lease, begin construction or begin 
physical improvements of a residential development, nor shall a building permit be issued until 
FCBOH has reviewed and approved the plat. The Fulton County Department of Health and Wellness 
will require that the applicant connect the proposed residential development to public water and 
public sanitary sewer available to the site. 

2. The Fulton County Board of Health will require that the applicant connect the proposed residential 
development to public water and public sanitary sewer available to the site.  

3. Since this proposed development constitutes a premise where people live, onsite sanitary facilities 
will be mandatory prior to use or occupancy.  

4. If there are existing structures on the property, Fulton County Board of Health is requiring that all 
those structures to be demolished be inspected by a certified pest control operator to insure that the 
premise is rat free. If evidence of rodent infestation is found, the property must be baited prior to 
demolition. 

EJ Comments 
The Fulton County Board of Health does not anticipate any adverse impacts to the health of humans or 
the environment by allowing the rezoning of the subject property from CUP Conditional (Community 
Unit Plan) to CUP Conditional to allow for the construction of the proposed single-family residential 
development. 
 
FULTON COUNTY BOARD OF EDUCATION 
The proposed change in conditions will have no impact on Fulton County Schools.
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STAFF RECOMMENDATION 

 
Based upon the findings and conclusions herein, Staff recommends APPROVAL WITH 

CONDITIONS of Land Use Petition RZ-17-013, subject to the following conditions: (Staff amended at 
Planning Commission hearing, additions = bold; deletions = strikethrough) 
 

1. The site shall be developed as a single-family detached subdivision with a maximum of 66 lots in 
Pod A and a maximum of 75 lots in Pod B.; however, the total number of lot for RZ-13-003 and 
RZ-17-013 shall not exceed 646 lots. 
 

2. The development shall contain private streets. 
 

3. The property shall be developed in general accordance with the site plan submitted on October 3, 
2017 to the Community Development Department.  
 

4. Lot sizes and setbacks shall be developed in conformance with the revised Bellmoore Park 
Design Guidebook submitted on October 3, 2017 to the Community Development Department. 
 

5. All lots in Pod A shall be Type F lots.  Lots in Pod B shall be either all Type F, or a mixture of 
Type A and C lots. 
 

6. All Type F lots in Pod A and Pod B shall be age-restricted as regulated by the Fair Housing Act 
of 1968 and Housing for Older Persons Act of 1995 (HOPA).  Type A and Type C lots in Pod B 
may or may not be age-restricted. 
 

7. The minimum heated floor area per dwelling shall be 2,350 square feet, except a maximum of 20 
Type F units in Pod A and a maximum of 37 Type F units in Pod B may have a heated floor area 
of no less than 1,800 square feet. 
 

8. Direct lot access to Bell Road and the new connection road (Bell Road Connector) shall be 
prohibited. 

 
9. Pods A and B shall be part of the mandatory homeowners association for Bellmoore Park 

development, which shall be responsible for all common areas, ponds, amenities, streets, 
entrance features and other similar areas. 
 

10. Sidewalks shall be included on both sides of all internal streets within Pods A and B. 
 

11. Individual unit driveway lengths shall be at least 18 feet, as measured from the back edge of the 
sidewalk to the face of the garage door. 

 
12. The landscape strip adjacent to Bell Road Connector shall be designed and approved with the 

land disturbance permit for Pod A. 
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PLANNING COMMISSION RECOMMENDATION 

 

Based upon the findings and conclusions herein, at its December 5, 2017 public hearing, the Planning 
Commission recommends DENIAL of RZ-17-013. 


