
Environmental Site Analysis (ESA) 

Land Use Application for 10730, 10740 and 10750 Jones Bridge Road, Johns Creek Georgia 

Applicant: TDS Holdings, LLC  

Conformance with the Comprehensive Plan 

The proposed project is an 8 unit single family residential development located on the west side of Jones 

Bridge Road and adjacent to Morton Road. There is approximately 30' of elevation form the highest 

elevation to the lowest point on the site.  

The site is located in the Ocee Character Area of the Comprehensive Plan and allows a density of up to 3 

units/acre (see Exhibit "A, B & C"). The zoning proposal requests that a density of 2.14 units per acre be 

granted in the R-4 zoning classification. The development substantially complies with the vision of the 

Comprehensive Plan as it is compatible with surrounding properties. The western and northern lines 

primarily border an R-4 residential subdivision and a townhome subdivision.  

Environmental Impacts of the Proposed Project 

a. Wetlands: According to the U.S Fish and Wildlife Service National Wetlands Inventory no wetlands are

located on this property.

b. Flood plain: According to the FEMA Flood Insurance Rate Map for Fulton County, Georgia and

incorporated areas, MAP #13121C0086F dated September 18, 2013, this site is not in a Flood Hazard

Zone.

c. Streams/Stream buffers: There are no streams or state waters on the property

d. Slopes exceeding 25% over a 10-foot rise in elevation According to GIS contours, the property does

not have slopes which exceed 25%.

e. Vegetation The existing site contains mature. Approximately 3/10 of the site is developed with

grassed and landscaped areas around the yards and structures.

f. Wildlife Species  From field observation, no wildlife other than birds and squirrels were observed on

the property.

g. Archeological/Historical Sites We have found no evidence that this property has any archeological or

historical sites.



Environmental Site Analysis (ESA) Form (Continued) 

Project Implementation Measure 

a. Protection of Environmentally Sensitive Areas The site will be developed using Best Management

Practices (BMP's) and only after a land disturbance permit by the appropriate jurisdiction. Additional

measures will be taken from Appendix 1 of the Erosion and Sediment control checklist to ensure

sensitive areas will remain.

b. Protection of Water Quality  Water quality will be provided onsite per City of Johns Creek and the

Georgia Stormwater Management Manual. Channel Protection and detention will be provided in an

above ground storm water management pond. The pond will be designed to handle the one year to 100-

yr storm as well as reduce flows to protect downstream receiving channels.

c. Minimization of Negative Impact to Existing Infrastructure  Existing infrastructure is not expected to

be impacted by the proposed use of the property. Water, sewer and storm sewer infrastructure

adjacent to the property.

d. Minimization on Archaeological/historically Significant Areas  This site does not contain

archaeological or historically significant areas; therefore, no negative impact is expected.

e. Minimization of Negative Impact to Environmentally Stressed Communities  This site does not have

any streams or state waters to protect.

f. Creation and Preservation of Green/Open Space.  The property with have several thousand square

feet of green space

g. Protection of Citizens from Noise & Light  All site lighting shall conform to City of Johns Creek

standards and regulations to minimize light pollution. Minimal noise is expected to be created by the

development.

h. Protection of Parks and Recreational Green Space  The proposed development will not have negative

impacts to neither parks and recreational green space.

i. Minimization of Impact to Wildlife Habitats  This site does not have any streams or state waters to

buffer or require setbacks.
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Current Land Use 
Single-family residential is the most 
prominent land use in Ocee, at 78.8% of 
total land. 

Commercial Office and Commercial Retail 
account for 0.5% and 7.6% of total land, 
respectively. The majority of these uses 
are located along State Bridge and Jones 
Bridge Roads and are clustered around 
major intersections. A small amount of 
land (2.1%) is being used for Commercial 
Multi-Family.

Schools, Religious, and Municipal uses 
make up 6.6% of the land. Recreational 
uses only consume 2% of the land. 

Currently, there are 27.9 acres of  
undeveloped land  (1.4%) in this area. 

Map 49: Current Land Use in Ocee

property --------------->>

Exhibit A
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Table 12: Land Use Change in Ocee (Acres)

Future Land Use 
Apart from residential density reduction, 
97.8% of future land use in Ocee will match 
current land use. A detailed build-out 
analysis is available on Pages 114-115.

Land Use Type Current Future Change
Residential - 
1 unit or less 

0.9 0  -0.9 

Residential - 
2 units or less 

1.4 0  -1.4 

Residential - 
3 units or less 

1,330.4 1,561.7 231.4 

Residential - 
4 units or less 

144.7 0  -144.7 

Residential - 
5 units or more 

77.1 0  -77.1 

Commercial - 
Multi-Family

40.8 40.8 0 

Commercial - 
Office

9.7 16.1 6.4 

Commercial - 
Retail/Shopping 
Centers

149.3 112.2 -37.0 

Mixed-Use
Low-Intensity

0  35.9 35.9

Schools, Religious, 
Municipal

130.6 124.3 -6.3 

Utilities 7.9 7.9 0

Recreation - Public 40.1 40.1 0 

Agricultural 12.9 12.9 0

Undeveloped 27.9 21.7 -6.3 

Map 50: Future Land Use in Ocee
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Exhibit B
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BUILD-OUT ANALYSIS

Residential Build-out Analysis
The residential build-out analysis provides 
a projection of maximum allowable future 
development within the Community Area, 
based on the Future Land Use Map and 
market analysis. It can also explore the 
impact of development on tax base, traffic, 
school enrollment, natural and historic 
resources, and quality of life. 

The projected number of housing units 
was calculated by multiplying the acres of 
land by the allowable number of residential 

No. Acreage Allowed 
Residential 
Units/Acre

Allowed 
Residential 
Units

Existing 
Residential 
Unit(s)

Potential 
Residential Units 
Increase

Potential 
Population
Increase

1 17.82 8 142 0 142 436
2 5.47 3 16 1 15 47
3 2.9 3 8 1 7 22
4 1.47 3 4 0 4 13
5 18.06 8 144 0 144 443
6 3.74 3 11 3 8 25
7 6.08 3 18 0 18 56
8 7.35 3 22 2 20 62
9 6.47 3 19 1 18 56
11 2.06 3 6 0 6 19
Total 71.42 382 1,179

Table 13: Residential Build-out Analysis in Ocee

units as described in the Community Area 
vision. Population increase was calculated 
by multiplying the number of additional 
housing units by the average number of 
people per household (3.07). 

The build-out analysis shows that the Ocee 
Community Area has the capacity for 382 
additional residential units. 

Commercial Build-out Analysis
The Grande Pavilion shopping center has 
the highest retail vacancies in the City. Its 
location is hampered by land immediately 
to the west of the parcel located in the 
City of Alpharetta, which physically blocks 
its view from the street as visitors enter 
the City of Johns Creek. Also, there is no 
physical access into the complex when 
driving south on Kimball Bridge Road. 
Lastly, out-parcels block the view of the 
complex from State Bridge Road. It is 
envisioned that the complex, in the future, 
could be redeveloped into a mix of office 
and residential uses connected to the 
Kroger and Goodwill shopping centers east 
of this site via a trail system.

The Goodwill shopping center also has long-
term store vacancies. Its prime location 
adjacent to Abberly Township residential 
subdivision would make it an ideal small 
village setting that could support a town 
park, cinema, small local retail shops and 
restaurants with residential units above, 
or townhomes adjacent to the Abberly 
Township subdivision. 
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