Land Use Petition RZ-19-006
Date of Staff Recommendation Preparation: March 20, 2019
Public Participation Meeting: March 7, 2019
Planning Commission Meeting: June 4, 2019
Mayor and Council Meeting: June 17, 2019

PROJECT LOCATION:

6650 McGinnis Ferry Road

DISTRICT/SECTION/LAND LOT(S):

1st District, 1st Section, Land Lots 400 and 399

ACREAGE:

4.77 acres

CURRENT ZONING:

C-1 (Community Business) Conditional

PROPOSED ZONING:

C-1 (Community Business) Conditional

COMPREHENSIVE PLAN COMMUNITY
AREA DESIGNATION:

Tech Park

APPLICANT:

Johns Creek Village, LTD
3336 Richmond Avenue, Suite 302
Houston, TX 77098
Contact: Jim Fisher
Phone: (713) 630-0606

OWNER:

Cross Creek Retail Partners, LTD
1207 Antoine Drive
Houston, TX 77055

PROPOSED DEVELOPMENT:

Change in zoning conditions to develop a 32,050-sq. ft.
shopping center with restaurants and retail

STAFF RECOMMENDATION:

Approval with Conditions

Community Development
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PROJECT OVERVIEW
Location
The subject property, 6650 McGinnis Ferry
Road, is located at the southwest quadrant
of the McGinnis Ferry Road/Johns Creek
Parkway intersection.
The property is bounded by McGinnis
Ferry Road to the north, by Delta
Community Credit Union to the east, by a
four-story office building (Teradata,
Bomgar Corp.) to the south, and by a
medical office building (Johns Creek
Family Dentistry, Better Spine) to the west.

Background
In 2014, the property was zoned C-1
(Community Business District) Conditional
(RZ-14-012) to allow for a 35,000-sq. ft.
children’s learning center. The children’s
learning center was not built.
The northeastern corner of the site is
developed with 16 parking spaces. The
balance of the site is currently undeveloped,
grassed with some vegetation along the west
property line. A stream flows through the
existing vegetation on the western property
line and a concrete trail follows the stream.
There are two full-access driveways serving
the site: one on McGinnis Ferry Road and
another on Johns Creek Parkway.

Rezoning Request
The Applicant is requesting to change zoning conditions to allow for the development of a 32,050-sq. ft.
shopping center with restaurants and retail. Six conceptual renderings have been provided on the following
pages.
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Conceptual Site Plan
The site plan indicates a 32,050-sq. ft. shopping center with 16,500-sq. ft. of restaurant space and 15,550sq. ft. of retail space. The Applicant proposed four buildings, each containing from 6,500 to 11,500 sq. ft.
of gross floor area. Buildings 1 and 2 are oriented at the west end of the property and are connected with
an outdoor walkway, a putting green, and common seating areas. Buildings 3 and 4 are situated in the
middle of the site with some green features in between them. Outdoor dining areas with patio lighting are
proposed for buildings 1, 2, and 3. A total of 205 parking spaces, including 9 ADA-accessible spaces, will
service the site. The west portion of the site will remain as green open space.
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Elevations
The proposed shopping center would have a mixture of brick veneer, porcelain plank siding and glass.
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Public Participation
The Applicant notified the Johns Creek Community Association (JCCA) and TPA Group, and documents
have been submitted to the TPA Design Control Committee for review. Property owners within onequarter mile of the subject property were mailed notices of the proposed rezoning in February 2019. A
public participation meeting was held on March 7, 2019, at the City’s Municipal Court. Two residents
attended the meeting and both shared their support for the development, asking how soon they could take
advantage of the new amenities and services offered.

STANDARDS OF REZONING REVIEW

Section 28.4.1 of the Zoning Ordinances 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 subject property is surrounded by commercial uses (offices and hotels)
and similar shopping centers with dining and shopping.
Adjacent &
Surrounding
Properties

Zoning
(Petition Number)

Land Use

Density
Non-Residential
(SF/Acre)

APPLICATION

Proposed:
C-1 Conditional

Commercial Service and
Retail

6,719.08 SF/Acre

Adjacent: North

N/A
(Forsyth County)

Commercial Service and
Retail

N/A

Adjacent: South

M-1A Conditional
(1983Z-141)

Commercial Office
(Teradata, Bomgar)

10,000.00 SF/Acre

Adjacent: East

C-1 Conditional
(2004Z-094)

Adjacent: West

C-1 Conditional
(1990Z-037)

Nearby:
Southwest

C-1 Conditional
(1997Z-071)

Commercial Service
(Hilton Garden Inn)

15,983.00 SF/Acre

Nearby:
Southwest

O-I Conditional
(RZ-16-002)

Commercial Service
(Hampton Inn & Suites)

18,018.02 SF/Acre

Commercial Office
(Delta Community
Credit Union)
Commercial Office
(Johns Creek Family
Dentistry, Better Spine)

7,102.28 SF/Acre
5,445.00 SF/Acre

The presence of nearby shopping centers with dining and shopping, and the surrounding commercial
uses (offices and hotels), suggest the proposed development would be a suitable use at this location.
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2. Will the proposal adversely affect the existing use or usability of adjacent or nearby property?
The proposed commercial use is not anticipated to have a negative impact on the adjacent and nearby
commercial properties.
Customers of Delta Community Credit Union currently pass through the improved portion of the
subject property to access the bank. The proposed development will retain the existing access and drive
aisle; therefore, the adjacent property use is unlikely to be adversely impacted.
The proposed mix of restaurants and retail is anticipated to be consistent, if not complementary, to the
existing use and usability of adjacent and nearby property. The use is anticipated to be complementary
in that it would provide additional options for shopping and dining to the surrounding commercialservice (hotel) uses and employees of the surrounding office complexes.
3. Does the subject property have a reasonable economic use as currently zoned?
The property is currently zoned C-1 Conditional per rezoning case RZ-14-012 which permits the
development of a children’s learning center at a maximum of 35,000 square feet. The property has 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?
In terms of existing streets and transportation facilities, the average daily traffic volumes on McGinnis
Ferry Road and Johns Creek Parkway are 34,800 and 6,512 vehicles, respectively. Based on the traffic
impact study provided by the Applicant, the proposed development is expected to generate 1,200
additional daily trips. The proposed development would represent a 2.9% increase in total daily traffic
for McGinnis Ferry Road and Johns Creek Parkway combined.
In terms of peak hour traffic on weekdays, the existing morning peak hour traffic volume is 4,962
vehicles on McGinnis Ferry Road and 968 vehicles on Johns Creek Parkway. The proposed
development is expected to generate 15 additional trips (or +0.3%) on McGinnis Ferry Road, and 12
(or +1.2%) on Johns Creek Parkway, during the morning peak hour. The existing evening peak hour
traffic volume is 3,937 vehicles on McGinnis Ferry Road and 1,226 vehicles on Johns Creek Parkway.
The proposed development is expected to generate 71 additional trips (or +1.8%) on McGinnis Ferry
Road and 39 (or +3.2%) on Johns Creek Parkway during the evening peak hour.
Of note, the traffic impacts of the proposed development are less than the present zoning of the property
established by RZ-14-012. The presently zoned use (children’s learning center) was expected to
generate 1,883 daily trips including 297 during the weekday morning peak hour and 255 during the
weekday evening peak hour.
In terms of utilities, Fulton County Water and Sewer has reviewed the application and confirmed that
an 8-inch waterline along McGinnis Ferry Road and a 12-inch waterline along Johns Creek Parkway
as well as seven manholes within the subject property can service this development. The proposed
development would not cause an excessive use of utilities and the proposed development would not
impact the school system.
In sum, the proposal will not cause an excessive or burdensome use of the existing streets, transportation
facilities, utilities, or schools.
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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 Tech Park Community Area of Johns Creek’s 2018
Comprehensive Plan. The vision for Tech Park is “to develop this suburban office park into a livework-play destination” and to “accommodate restaurants, entertainment venues, events, and festivals
without negatively impacting any residential subdivisions.” The proposed use includes restaurants and
retail uses as envisioned for the Tech Park Community Area.
Furthermore, the proposed use aligns with the Comprehensive Plan’s vision to “attract new private
companies to Technology Park to ensure a strong economic future” by providing “a mix of […]
restaurants, entertainment and public spaces to attract targeted companies.”
In terms of land use, the Comprehensive Plan future land use map for the area of the subject property
shows commercial office. The proposed land use is not in conformity with the land use elements.
In sum, the proposed development of the property as a mix of restaurants and retail is in conformity
with the policy and intent of the Comprehensive Plan but not the land use element.
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 2014 approval of a comparably sized commercial use (children’s learning facility) for the property
gives supporting grounds for approval of the proposed commercial use.
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 contains a stream and FEMA
500-year floodplain. The stream
(circled in red on the map to the right)
flows along the west side of the
property into the lakes to the south of
the property.
On March 19, 2019 the Applicant
requested, and the Board of Zoning
Appeals granted, a stream buffer
variance to allow up to a 128-squarefoot encroachment into the City’s 75foot impervious surface setback along
the stream. The Applicant has not
proposed any impervious surface or
land disturbance within the City’s 50foot undisturbed stream buffer or the
State’s 25-foot undisturbed stream
buffer. As a condition of the variance
approval, the Applicant is required to
receive administrative approval for a
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mitigation plan to offset adverse impact associated with the addition of impervious surface area in the
impervious surface setback.
Additionally, the development of the property will need to provide for the management of stormwater
according to the City’s regulations. The Applicant has proposed two underground detention facilities
(under the parking areas) that will hold up to 82,308 cubic feet of stormwater as well as the use of
isolator rows for water quality.
Given the Applicant’s plan to manage stormwater impacts, the proposal is not considered
environmentally adverse.

STAFF RECOMMENDATION
Staff recommends APPROVAL WITH CONDITIONS for Land Use Petition RZ-19-006. Staff’s
proposed conditions are listed below. Staff’s proposed conditions preserve one existing applicable
condition from the prior zoning of the property (case listed parenthetically).
1. Use of the property shall be limited to retail and service commercial allowable in C-1 Zoning
District, at a maximum gross floor area of 33,000 square feet, excluding automotive specialty
shops, automobile repair garage, and service stations.
2. The site shall be developed in general conformance with the site plan received by the City on April
30, 2019.
3. Exterior elevations shall be substantially similar to the elevations received by the City on April 30,
2019. Final elevations shall be subject to review and approval of the Community Development
Director.
4. Owner/Developer shall provide no more than one full-access driveway on Johns Creek Parkway
and no more than one three-quarter access on McGinnis Ferry Road. Left turns from the site
directly onto McGinnis Ferry Road shall be prohibited by installing a raised concrete median at
the driveway entrance subject to the approval of the Public Works Director.
5. Owner/Developer shall dedicate at no cost to the City of Johns Creek along the entire frontage of
Johns Creek Parkway a minimum of seventy-five feet from the centerline of the road and such
additional right-of-way as may be required to provide at least eleven feet of right-of-way from
back of curb or one foot from edge of sidewalk, whichever is greater, prior to the issuance of a
Land Disturbance Permit as approved by the Public Works Director (RZ-14-012).

Page 12

