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Land Use Petition RZ-19-008 

Public Participation Meeting: August 7, 2019 
Planning Commission Meeting: October 1, 2019 

City Council Meeting: October 21, 2019 
 
PROJECT LOCATION:  6650 McGinnis Ferry Road 

DISTRICT/SECTION/LAND LOT(S): 
 

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

ACREAGE: 
 

4.777 acres 

CURRENT ZONING: C-1 (Community Business District) Conditional 
 

PROPOSED ZONING: C-1 (Community Business District)  
 

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 32,230 
square-foot shopping center with restaurants and retail 
uses 
 

STAFF RECOMMENDATION: Approval with Conditions 
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Aerial Map 
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PROJECT OVERVIEW 
 
Location 
The subject property is located at the southwest quadrant of the McGinnis Ferry Road and Johns Creek 
Parkway intersection. The site is bounded by McGinnis Ferry Road to the north, Delta Community Credit 
Union to the east, a four-story office building to the south, and a medical office building to the west.  
 
Background 
The subject property is currently undeveloped 
except for existing parking spaces located in 
the northeastern portion of the site. A stream 
traverses the property along the western 
property line and a concrete walking trail is 
existing parallel to the stream. There are two 
full-access driveways serving the site, one off 
McGinnis Ferry Road and the other off Johns 
Creek Parkway. The existing access points also 
function as primary ingress/egress for Delta 
Community Credit Union.  
 
In 2014, the subject property was rezoned C-1 
Conditional pursuant to case RZ-14-012, 
which allowed for development of a daycare 
facility. In early 2019, a rezoning application 
(RZ-19-006) for development of a shopping 
center was submitted, but later withdrawn to 
reconsider the site layout and design due to soil 
issues identified on the west end of the 
property.  
 
Rezoning Request 
The Applicant is requesting a change in zoning conditions to allow for development of a 32,230 square-
foot shopping center with restaurants and retail uses.  
 
Site Plan 
The site plan (on the following page) shows two commercial buildings with outdoor patios, surrounded 
by 146 parking spaces. The Applicant has proposed providing for stormwater management of the site with 
an underground detention facility, and a bio-retention pond that would be surrounded by landscaped 
seating areas, a walking trail and a bridge to connect to the open space and concrete walk path adjacent to 
the stream. The Applicant also shows a median at the entrance on McGinnis Ferry Road to eliminate the 
ability to make a left turn out from the site. 
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Elevation 
The proposed elevation for the shopping center would have a mixture of brick veneer, porcelain plank 
siding and glass. The Applicant is reminded that architectural elevations shall meet the Zoning Ordinance 
requirements of 12E.3, Community Standards. 

Public Participation  
As part of the required rezoning process, property owners within one-quarter mile of the subject property 
were mailed notices in July 2019 for the public participation meeting. The meeting was held at the City’s 
Municipal Court on August 7, 2019, and no comments were received from the public. 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. 

Building 2 – North Elevation 

Building 1 – Partial North Elevation 
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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 a nearby shopping center and other commercial uses 
(offices and hotels) suggests the proposed development would be a suitable use at this location. 

 
2. Will the proposal adversely affect the existing use or usability of adjacent or nearby property?  
 

The proposed mix of restaurants and retail would not adversely impact the surrounding commercial 
uses. The proposal would complement existing uses by providing additional dining and shopping 
options to the area. Additionally, the proposed development will maintain existing access and drive 
aisles to continue providing interparcel access to Delta Community Credit Union.  
 

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. 
 
 
 
 

Adjacent & 
Surrounding 

Properties 

Zoning 
(Petition Number) Land Use Density 

 (SF/Acre) 

APPLICATION Proposed: 
C-1  

Commercial Service and 
Retail 6,756.81 SF/Acre 

Adjacent: North 
(Across McGinnis 

Ferry Road)  

N/A 
(Forsyth County) 

Commercial Service and 
Retail N/A 

Adjacent: South  M-1A Conditional 
(1983Z-141) 

Office 
(Teradata, Bomgar) 10,000.00 SF/Acre 

Adjacent: East C-1 Conditional 
(2004Z-094) 

Commercial Service 
(Delta Community  

Credit Union) 
7,102.28 SF/Acre 

Adjacent: West C-1 Conditional 
(1990Z-037) 

Medical Office 
(Johns Creek Family 

Dentistry, Better Spine) 
5,445.00 SF/Acre 

Nearby: 
Southwest 

C-1 Conditional 
(1997Z-071) 

Commercial 
(Hilton Garden Inn) 15,983.00 SF/Acre  

Nearby: 
Southwest 

C-1 Conditional 
(RZ-16-002) 

Commercial 
(Hampton Inn & Suites) 18,018.02 SF/Acre 
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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 1,282 daily trips, including 26 trips during morning 
peak hour and 117 trips during evening peak hour. The Applicant has proposed to eliminate left turns 
from the site onto McGinnis Ferry Road to improve traffic safety. With this new configuration, the 
proposed development is projected to operate at the same peak-hour level of service at both access 
points for the site and at the McGinnis Ferry Road and Johns Creek Parkway intersection. Staff would 
note as a point of comparison that if the property was developed for a daycare facility as presently 
approved for the site, it is expected to generate more traffic than this request for a shopping center, with 
an original estimate of 1,883 daily trips, 297 trips during morning peak hour, and 255 trips during 
evening peak hour. 
 
Fulton County Water and Sewer has reviewed the application and confirmed the availability of an 8-
inch waterline along the south side of McGinnis Ferry Road and a 12-inch waterline along west side of 
Johns Creek Parkway. There are seven manholes existing within the boundary of the subject property 
that can service the proposed development. 
 
In sum, the proposal will 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 Tech Park Community Area. The requested rezoning would 
align with the Comprehensive Plan’s vision “[to] accommodate restaurants, entertainment venues, 
events, and festivals” in Tech Park. Although, the Comprehensive Plan future land use map indicates 
commercial office for the subject property, the proposed development would provide a complimentary 
use to the surrounding area. 
 
Overall, the proposed development would be in conformance with the policy and intent of the 
Comprehensive Plan, with the exception that is does not fully conform to 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 approval of RZ-14-012 by the City of Johns Creek in 2014, for a comparably-sized commercial 
use (daycare facility) for the property would support approval of this 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 site contains a stream (depicted in blue) and a 500-year 
floodplain (in pink) on the western portion of the site. On 
March 19, 2019, the Applicant requested, and the Board of 
Zoning Appeals granted, a stream buffer variance to allow 
up to a 128 square-foot encroachment into the 75-foot 
stream buffer to allow a walkway connection to the existing 
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concrete walking trail. As a condition of the variance approval, the Applicant is required to provide a 
mitigation plan to offset adverse impact associated with the stream buffer encroachment.  
 
The Applicant has proposed to construct an underground detention facility and a bio-retention pond to 
meet the City’s stormwater detention, water quality and channel protection requirements. 
 
Based on the Applicant’s plan to address stormwater runoff and the requirement to provide a mitigation 
plan, the proposed rezoning request would not have adverse environmental impacts.                                                                                          

 
STAFF RECOMMENDATION 
 
Staff recommends APPROVAL of Land Use Petition RZ-19-008 with the following conditions: 

 
1. Use of the property shall be limited to retail and service commercial allowable in the C-1 Zoning 

District, at a maximum gross floor area of 33,000 square feet, excluding automotive specialty 
shops, automobile repair garages, and service stations. 
 

2. The site shall be developed in general accordance with the site plan received by the City on August 
16, 2019, subject to the approval of the Community Development Director. 
 

3. Exterior elevations shall be substantially similar to the elevations received by the City on July 11, 
2019. Final elevations shall be subject to the review and approval of the Community Development 
Director, prior to issuance of a building permit. 
 

4. Owner/Developer shall provide a cross access easement for interparcel access with the adjacent 
property at the corner of Johns Creek Parkway and McGinnis Ferry Road. 

 
5. Owner/Developer shall provide sidewalks on both sides of the driveways on McGinnis Ferry Road 

and Johns Creek Parkway, subject to the approval of the Public Works Director.  
 

6. Owner/Developer shall provide no more than one full-access driveway on Johns Creek Parkway 
and no more than one three-quarter driveway on McGinnis Ferry Road. Left turns from the site 
directly onto McGinnis Ferry Road shall be prohibited by installing a raised median at the driveway 
entrance, subject to the approval of the Public Works Director.  
 

7. Owner/Developer shall dedicate additional right-of-way along the entire frontage of Johns Creek 
Parkway such that there are seventy-five feet (75’) from centerline of the road, eleven feet (11’) 
from the back of curb, or one foot (1’) from the existing back of sidewalk, whichever is greater, at 
no cost to the City of Johns Creek, prior to the issuance of a Land Disturbance Permit and as 
approved by the Public Works Director. 
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