
 

AGENDA REPORT 
 
To: Planning Commission 

From: Ben Song, Community Development Director 

Agenda: August 9, 2022 Planning Commission Meeting 

Item: Town Center Zoning Code 
 

Item Summary 
To implement and codify the Town Center Vision and Plan into the City’s Zoning Ordinance, staff is 
recommending the approval and adoption of the Town Center Code as Article XII-A. of the Zoning Ordinance. 
 
Background 
The Council adopted the current Comprehensive Plan in October 2018. A desire to create a vibrant Town 
Center in the Tech Park Community Area was identified in the Comprehensive Plan and the development of 
a Town Center Master Plan was identified as a key next step. 
 
In June 2020, Council approved a Town Center Plan study boundary revision and confirmed the goal of the 
Town Center Plan was to establish appropriate land use, linear park design, street and multi-modal networks, 
as well as streetscape standards to create a sense of place commensurate with the scale and quality of the 
City. After 11 months of extensive community engagement, the Town Center Vision and Plan was 
unanimously adopted by Council on October 25, 2021. The Plan identified and established the vision, 
guidance, framework and prioritization of action items to create a successful and sustainable Town Center.  
 
On January 24, 2022, Council approved a Comprehensive Plan amendment to incorporate the approved 
Town Center Vision and Plan. On March 14, 2022, Council approved a Resolution of Support for submittal 
of the Town Center Vision and Plan to the Atlanta Regional Commission (ARC) for the Livable Centers 
Initiative (LCI) program. On May 18, 2022, ARC approved the Johns Creek Town Center as a grandfathered 
LCI area, allowing the City to compete for LCI funds for implementation projects in the future.  
 
The next implementation step is the codification of the Town Center Vision and Plan. The proposed Town 
Center Zoning Code regulates land uses and development standards for all properties in the 192-acre Town 
Center area, ensuring that future development and redevelopment is consistent with the Plan. 
 
Update 
The codification of the Town Center Vision and Plan began with extensive research of Town Center codes 
from neighboring jurisdictions as well as collection of best practices of rules and regulations. Staff believes 
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the proposed Town Center Code will effectuate dynamic and sustainable development in the Town Center 
area. Based on the current buildout of the Town Center area as an office and industrial park, from a technical 
standpoint, the proposed Town Center Code is a combination of an Overlay and Zoning Districts to provide 
the most effective method to regulate new development and redevelopment of the Town Center.  
 
Town Center Overlay 
Implementation of an Overlay District is an effective regulatory 
tool that tailors regulations to specific properties to meet 
common goals of development, appearance and form, such as 
cohesive streetscape and architectural standards, 
environmental protection, landscaping, open space, etc. 
Properties within the overlay would be required to meet both 
the requirements of the overlay and underlying zoning district.  
 
The Town Center Overlay will apply to all properties within the 
192-acre area as adopted in the Plan. The Town Center 
Overlay will control for the look, feel, and form based on the 
incorporation of the nine elements of design:  

1. Block and Access 
2. Streets 
3. Parking and Loading 
4. Landscaping and Screening 
5. Open Space 
6. Tree Protection 
7. EcoMeasurement 
8. Building Type  
9. Building Design 

 
Each of the nine elements are thoroughly discussed in the Town Center Zoning Code. The section that follows 
includes a preview of the more visible elements – streets, open space, EcoMeasurement, and building type.  
 
Streets 
To promote walkability and circulation in the Town Center, the Plan identified six street typologies (The Edge, 
Linear Parkway, Main Street, Local Road, Shared Street and Green Alley). The Town Center Code provides 
detailed street design standards for each typology, in order for it to be implemented when new development 
or redevelopment is considered. The following are examples of two street typologies – Linear Parkway (Johns 
Creek Parkway) and Main Street (Lakefield Drive). Each street typology is provided with requirements to 
ensure transparency and compliance from the onset of development: right-of-way width, total street width, 
lane widths, width for parallel parking stalls (if required), multi-use and/or sidewalk widths, plant strip and 
street tree spacing requirements.  
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Example 1 – Linear Parkway (Johns Creek Parkway) 

Width 

Right-of-way Width 
150 feet minimum (between McGinnis Ferry and East Johns Crossing) 
200 feet minimum (between East Johns Crossing and Lakefield Drive) 
120 feet minimum (between Lakefield Drive and Medlock Bridge Road) 

Street Width (Curb to Curb) 33 feet 

Linear Park Width 
50 feet minimum (between McGinnis Ferry and East Johns Crossing) 
100 feet minimum (between East Johns Crossing and Lakefield Drive) 
20 feet minimum (between Lakefield Drive and Medlock Bridge Road) 

Travelway 
Lane Width 11 feet 
Parallel Parking (one side) 8 feet 
Streetscape & Design Elements 
Multi-Use Path 12 feet 
Sidewalk Northbound: 6 feet; Southbound: 10 feet 
Plant Strip 6 feet 
Street Tree Spacing (maximum) 40 feet on center 
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Example 2 – Main Street (Lakefield Drive) 

 
Width 
Right-of-way Width 75 feet 
Street Width (Curb to Curb) 41 feet  
Travelway 
Lane Width 11 feet 
Parallel Parking (one or both sides) 8 feet 
Curb Extension 8 feet (Intermittent where midblock crossings are present) 
Streetscape & Design Elements 
Sidewalk 10 feet 
Plant Strip 6 feet 
Street Tree Spacing (maximum) 40 feet on center 
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Open Space 
Outdoor recreation and entertainment space was identified as a top priority in the Plan. The Town Center 
Code ensures that open space amenities be provided for in all proposed development. The Code accounts 
for the provision of open spaces on a development in two distinct categories: amenity space and civic space. 
Amenity space is intended for use by residents and guests of a development. Civic space is intended for civic 
use and is to be open to the public.  
 

For developments with a residential density of 10 units/acre or less, a minimum of 5% of the site shall be 
allocated as amenity space and 10% as civic space. For developments with a residential density over 10 
units/acre, a 0.5% increase in civic space is required for each one unit/acre over 10 units/acre above the 
baseline requirement.  
 
For non-residential developments under five acres, an aggregate total of 15% amenity space and civic space 
would be required. For non-residential developments of five or more acres, a minimum 5% amenity space 
and 10% civic space shall be separately provided as shown in the tables below. 
 

Sites Under 5 Acres 
Uses Minimum Open Space Requirement 
Residential 
(density of 10 units/acre or less) 

Amenity Space: 5% 
Civic Space: 10% 

Residential 
(density of more than 10 units/acre) 

Amenity Space: 5% 
Civic Space: 10% + 0.5% for each 1 unit/acre over 10 units/acre 

Non-Residential Amenity Space + Civic Space: 15% 
 

(continued on next page) 
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Sites of 5 or More Acres 
Uses Minimum Open Space Requirement 
Residential 
(density of 10 units/acre or less) 

Amenity Space: 5% 
Civic Space: 10% 

Residential 
(density of more than 10 units/acre) 

Amenity Space: 5% 
Civic Space: 10% + 0.5% for each 1 unit/acre over 10 units/acre 

Non-Residential Amenity Space: 5%; Civic Space: 10% 
 
EcoMeasurement 
Sustainability is one of five key themes identified in the Town Center Vision and Plan. The Plan states 
“environmentally sustainable development will take center stage as the Town Center comes to life…a priority 
for the community, sustainability will be implemented in the Town Center’s Infrastructure and building 
practices where applicable.” To fulfill the Plan, eco-friendly and sustainable design measures are 
incorporated into the Town Center Overlay with a point system based on the magnitude of the development 
and/or redevelopment. The following point values are required for developments: 
 
• 2 Points Minimum: Any development project that either increases the gross floor area of an existing 

building footprint by 30% or more; or replaces, renovates, or reconfigures 60% or more of the total site 
parking area (inclusive of required parking lot landscaping areas).  

• 5 Points Minimum: Any development project that increases an existing building footprint by 60% or 
more of gross building area. 

• 7 points Minimum: Any development project that involves the complete renovation of all existing 
buildings or the construction of any new buildings.  

• 10 points Minimum: Any development project that involves rezoning and/or special use permit.  
 
The choice of EcoMeasurement measures are broken out into five distinct categories: Building, Stormwater, 
Open Space, Transportation and Miscellaneous. Point values will be awarded based on meeting the minimum 
requirements of the measure as selected by the development. 
 

Measure Value Category 
Certified Green Building 3 to 5 points 

Building 
Green Roof 3 points 
Building Energy Efficiency 2 points 
Building Water Efficiency 2 points 
Renewable Energy Sources 3 points 
Bioretention 2 points Stormwater Heat Island Reduction 2 points 
Pervious Paving 2 points 

Open Space 
Connected Open Space 2 points 
Consolidated Open Space 3 points 
Sustainable Landscaping 1 point 
Additional Landscaped Civic Space 1 to 5 points 
Transportation Demand 2 to 3 points 

Transportation Enhanced Bicycle Amenities 1 to 2 points 
Alternative Transportation 1 point 
Alternative Measures 1 to 3 points Misc. 
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Building Types 
The Overlay District will regulate the design of buildings based on building type and building design 
requirements by providing specific design standards and fenestration that varies by type. The development 
typologies as represented in the Town Center Vision and Plan were used to identify acceptable building types 
in the Town Center Code. There will be a total of 11 building types: detached house; cottage court; duplex; 
townhouse; walk-up flat; stacked flat; shopfront; mixed-use building; general building; civic building; and live-
work building. This will allow for a variation of buildings to be represented over time in the Town Center area. 
 
Town Center Zoning Districts  
The majority of properties in the Town Center area are 
currently zoned M-1A (Industrial Park District) 
Conditional pursuant to Fulton County zoning case 
1983Z-0141, which only allows for “engineering, 
research and product development facilities and related 
operations.” Rezoning of properties will be required for 
new development or redevelopment as envisioned by 
the Plan to take place.  
 
The City’s Zoning Ordinance does not currently contain 
zoning districts that would fit the proposed land uses 
identified in the Town Center Vision and Plan, so the 
Town Center Code will establish three new zoning 
districts for the Town Center area: Town Center Mixed 
Use District (TC-X), Town Center Business District (TC-
B), and Town Center Residential District (TC-R), which 
correspond to the four neighborhoods established in the 
Plan.  
 
Parcels located in the following neighborhoods are 
recommended to pursue rezoning to the corresponding Town Center Zoning District: 
 

Neighborhood Zoning District  
Civic Exchange Town Center Mixed Use District 
Innovative Hub Town Center Mixed Use District 

Business Anchor + Gateway Town Center Business District 
Creekside Residential Town Center Residential District 

 
The Zoning Districts will regulate development in the Town Center by way of the following components: 

• Allowable Uses 
• Allowable Building Types 
• Development Standards: maximum density, dimensional standards (minimum lot area, minimum lot 

width, maximum lot coverage, setback), as well as bulk and mass (maximum height and building 
footprint). 
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Allowable Uses 
Permitted land uses are based on the Zoning District as shown below. Empty cells denote uses not permitted 
in the Town Center, while “P” indicates a permitted use under the corresponding Zoning District, and “S” 
indicates a Special Use Permit is required. 
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Allowable Building Types 
Based on the development typologies identified in the Town Center Vision and Plan, specific building types 
will be allowed only in the Zoning District identified in the table below: 

Building Type TC-X TC-B TC-R 
Detached House   X 
Cottage Court   X 
Duplex   X 
Townhouse  X  X 
Walk-Up Flat X  X 
Stacked Flat  X  X 
Shopfront X X  
Mixed-Use Building X   
General Building  X X  
Civic Building  X X  
Live-Work X  X 

 
Development Standards 
Development standards control for the bulk and massing of structures by regulating the maximum building 
height and footprint of structures and the scale of development by regulating maximum density and 
dimensional standards (minimum lot area, minimum lot width, maximum lot coverage, setbacks). 

 
The proposed density maximum for TC-X will be 30 units/acre and 20 units/acre for TC-R, which are based 
on case studies of built developments and existing codes from neighboring jurisdictions, and also aligned 
with the characteristics of development typologies outlined in the adopted Town Center Vision and Plan.   
 
To further evidence the alignment of the proposed density maximums with the adopted Plan, the following 
excerpts from the Town Center Vision and Plan are provided to show stacked flats and mixed-use 
condos/apartments as viable residential typologies for the Town Center area, which identified a density range 
of 25-30 units/acre at 4 stories and 30-60 units/acre at 3-5 stories, respectively. 
 

 
 
 
 
 

 
 

 
 
 

Town Center 
Zoning District 

Maximum 
Density 

Maximum  
Building Height 

Maximum  
Building Footprint 

TC-X 30 units/acre 60 feet or 4 stories 75,000 sq. ft. 
TC-B N/A 60 feet or 4 stories 25,000 sq. ft. 
TC-R 20 units/acre 45 feet or 3 stories 15,000 sq. ft. 

Stacked Flats 
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Density Bonus 
Another key component of the Town Center Code is to provide consideration of significant development that 
would transcend the Town Center area by giving Council the ability to consider a density bonus. This will 
allow a proposed development to increase the density to a maximum of 40 units/acre only in the TC-X zoning 
district, if the following criteria are met:  
 

• Conformance with the Comprehensive Plan, the Town Center Vision and Plan, and other City 
policies, plans, and initiatives;   

• Open space in an amount greater than required by Section 12.3.6, of which the civic space 
portion should be increased above the minimum required by 0.5% for each 1 unit/acre 
residential increase proposed above the density maximum; 

• The number of EcoMeasurements incorporated, provided that development with rezoning 
and/or special use permit shall incorporate measures totaling a minimum of 12 points; and 

 
Additionally, a provision for a development to seek a greater building height than permitted in a Town Center 
Zoning District is also proposed in the Town Center Code. Such requests must be submitted as a special use 
permit application in accordance with Article XXVIII of the Zoning Ordinance.  
 
Recommendations 
Staff recommends amending the Zoning Ordinance to incorporate the Town Center Code as presented.   
 
Attachments 

1. Draft Town Center Code 

Mixed-Use Condos or Apartments 

https://library.municode.com/ga/alpharetta/codes/unified_development_code?nodeId=ARTIVPR_S4.2RETEAMCOUS
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