Land Use Petition RZ-18-002
Date of Staff Recommendation Preparation: December 18, 2018
Date of Planning Commission Recommendation: January 8, 2019
PROJECT LOCATION:

10700 Block of Rogers Circle
10555 Embry Farm Road (Private)

DISTRICT/SECTION/LANDLOT(S):

1st District, 1st Section, Land Lots 479, 480, 497, 498 &
499

ACREAGE

205.75 acres

CURRENT ZONING:

AG – 1 (Agricultural) District

PROPOSED ZONING:

CUP (Community Unit Plan) District

FUTURE DEVELOPMENT MAP DESIGNATION:

Character Area 08: Shakerag

APPLICANT:

Ashton Woods Homes
3820 Mansell Road, Suite 300
Alpharetta, Georgia 30022
Contact: Mr. Carl Westmoreland
Phone: 404.233.7000

OWNER:

Marlene Crowe Embry Trust
10555 Embry Farm Road
Johns Creek, Georgia 30097

PROPOSED DEVELOPMENT:

A 280-unit residential community with 143 singlefamily detached units and 137 attached units, at a
density of 1.36 units per acre.

STAFF RECOMMENDATION:

Denial

PLANNING COMMISSION RECOMMENDATION: Denial

Community Development
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PROJECT OVERVIEW
The Applicant is requesting to rezone a 205-acre, 5-parcel tract on the southeast side of Rogers Circle
from AG-1 (Agricultural District) to CUP (Community Unit Plan District) to allow for a 280-unit residential
subdivision with 143 single-family detached units and 137 attached units. The property is accessible
from Rogers Circle, a rural two-lane road and is adjacent to the Spring Meadow Farms residential
subdivision to the west. The property also borders the Chattahoochee River to the south and east. Just
north of the property is the Shakerag Elementary School and River Trail Middle School and Fire Station
#62. The property is also located within walking distance to Shakerag Park, Rogers Bridge Trail and the
future Cauley Creek Community Park. The Rogers Bridge Trail will be linked to the Gwinnet County
Chattahoochee Dog Park in the near future via a re-constructed pedestrian bridge providing additional
park resources. The Future Development Map in the 2008 Comprehensive Land Use Plan shows the site
is located within Character Area 08: Shakerag. The Shakerag Character Area is the last rural area of
Johns Creek and the area has several large agriculturally-zoned parcels undeveloped. Residential
subdivisions are primarily one plus acre lots. Commercial retail is available one and a quarter miles to
the north along McGinnis Ferry Road where a Publix grocery store is located along with new commercial
retail and restaurants being constructed in the Park Village at Brookmere shopping center.
The subject property contains a man-made pond, a stream, wetland (11 acres), FEMA 100-year floodplain
(15.5 acres) and FEMA 500-year floodplain. The stream traverses the subject property in the northern
quadrant, starting as an outfall from the man-made pond created in the early 1970s. The stream flows
in an eastward direction from the pond, and then along the base of a steep slope to the southwest,
before continuing southeast into the Chattahoochee River. Approximately 11.2 acres lies within the
City’s 50-foot undisturbed stream buffer. The property has approximately 4,622 linear feet of frontage
along the Chattahoochee River. Approximately 148 acres of the 205 acres is located in the
Chattahoochee River Corridor, and is subject to the Standards of the Chattahoochee Corridor Plan, as
required under the Metropolitan River Protection Act (Georgia Code 12-5-440 et seq.). The property has
not been submitted for review for consistency with Plan Standards.
The majority of the property is lightly wooded with approximately 107 acres used as pastures for either
animal grazing or for the production of sod. A portion of this pasture land is also part of the 100-year
floodplain and wetlands. A large white plantation-style brick house and surrounding gardens and pool
sits in the center of the site at the crest of the steep slope overlooking the pasture lands below. The
estate was erected in the 1970s. An additional brick cape cod style house was built in the 1970s and is
situated to the west of the main house and is also located on a knoll looking east over the pasture lands.
A large barn and smaller outbuildings are located in the northern portion of the property. A smaller
outbuilding is located on the lower portion of the site in the southwest corner. All existing building
structures will be removed as part of the project. The property slopes downward from the northwest
(968 foot elevation) to the southeast (886 foot elevation) towards the Chattahoochee River. There is
approximately 80 feet of grade change from the northwest side of the property to the southeast side of
the property. Approximately 5 acres of land are steep slopes, which contain slopes in excess of 25%. The
site has limited road frontage along Rogers Circle with approximately 100 linear feet from which the
proposed development will be accessed by a single point of ingress/egress.
The Applicant’s original proposal was for 377 residential units of which 164 units were to be fee-simple
townhomes with the remaining 213 units to be single-family detached homes at a density of 1.83
units/acre. The Applicant submitted a revised Letter of Intent and site plan at the end of November 2018
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reducing the number of units to 280 of which 137 units are to be fee simple townhomes with the
remaining 143 units to be fee simple single family detached homes at a density of 1.36 units/acre, a 25%
reduction in the number of units from the original proposal of 377 units.

Rendering of the original site plan.
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Original Site Plan from May 2018

Revised Site Plan from November 2018

Proposal
Comparison Chart
Original Site Plan
Revised Site Plan

Proposed
Townhomes
164
137

Proposed Single
Family Detached
213
143
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Proposed Total
Units
377
280

Proposed Density
1.83 units/acre
1.36 units/acre
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The revised site plan illustrates a planned subdivision divided into three neighborhood areas. The
northern portion of the property adjacent to the Fulton County School properties is dedicated to 28-foot
wide townhome lots with front-entry garages. The central part of the site has primarily 75-foot wide
single-family detached lots with front-entry garages and the lower portion of the site has primarily 120foot wide lots single-family detached lots with side-entry garages. The minimum lot area for single family
detached homes is proposed at 5,000 SF. There is no minimum lot size provided for the townhome lots.
The Applicant has requested that the minimum heated floor area of each townhome be 1,100 SF with a
maximum building height of 40 feet. The revised Letter of Intent states that the homes will range in size
from 2500 SF to approximately 4800 SF of heated floor area. The minimum building front, side, corner
side and rear yard setbacks are requested to be 20 feet, 5 feet, 10 feet and 20 feet respectively.
The proposed townhome neighborhood has three village-like greens, an amenity area with a clubhouse,
pool and four tennis courts along with a walking trail along the man-made pond and upper wetlands area
that connects to the single-family detached neighborhoods. There are approximately 60 visitor parking
spaces proposed, primarily located throughout the townhome neighborhood adjacent to the amenity
area and the three greens. The central single-family detached neighborhood has two small green areas
and a pavilion area at the top of the bluff where the existing Embry Family Manor home is currently
located creating a vista overlooking the lower pasture lands. The current road into the property that
borders the Spring Meadow Farms subdivision to the west of the property has been relocated away from
the existing single-family detached homes on 3+ acre home sites and is buffered with a 50-foot wide
landscape strip and 18 single family detached home sites of much smaller lot sizes.
The lower single-family detached neighborhood has one large green area. A much large portion of the
lower acreage has been preserved with the revised site plan. The original site had 90 single-family
detached units located along the Chattahoochee River. The revised site has reduced that number to 34
single-family units. Public access to the Chattahoochee River is still not provided however a strip of land
approximately 200 feet in width separates the larger home sites from the river allowing for potential
future public access. The CUP Zoning District requires a minimum of 550 SF of shared common area per
residential unit: with 280 residential units proposed, 3.54 acres of shared common area is required. It
appears that the Applicant has proposed approximately 5 acres of shared common area.
A 36-inch diameter Fulton County sanitary sewer line traverses the property entering from the northeast
side of the property and exiting to the southwest, hugging portions of the toe of the steep slope. Fulton
County has restricted connections to the sewer main to gravity-fed only with no pumping or lift stations
allowed. There is an eight-inch diameter Fulton County water line that is available in the Rogers Circle
right of way to provide water to this proposed subdivision. Electrical power is also available from Rogers
Circle.
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Site Map Showing 100 & 500 Year Flood Plains, Stream Buffers, Steep Slopes and Fulton County
Water and Sewer Lines
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The Applicant submitted several photographs of proposed single family detached and attached
residential units showing facades of brick or stone with accents in siding and shake. All of the elevations
are typical of traditional architecture and are from subdivisions already completed or under construction
in the Cities of Johns Creek, Milton and Sandy Springs.

A neighborhood meeting was held on Thursday, June 7, 2018 and 78 citizens were in attendance. There
were many concerns raised by those in attendance. Residents from the Spring Meadow Farms
subdivision located west and adjacent to the property were very concerned that the scale of the
subdivision and size of the lots were not in keeping with the current development standards of the
Shakerag Character area. They requested that any lots adjoining their lots (which ranged in size from 2
acres to greater acreage) would match in size, or that a large visual and vegetative buffer separate the
new subdivision from theirs. They were also very concerned that the private Embry Farm Road that
borders the back of their lots would be turned into the main thoroughfare of the subdivision and that
the traffic along the new main “boulevard” would create a noise and light disturbance thus being an
adverse impact on the quality of their lives. They requested that the Applicant move the roadway away
from their properties and locate a buffer between the road and their lands and/or locate large acre-plus
lots backing up to their large acre-plus lots.
Other residents voiced their concerns over building in the Chattahoochee River Corridor area where most
of Shakerag subdivisions have stayed out of the 2000 foot River Corridor in order to protect the river.
Others were concerned over building a townhome product in the community where none exist. They
argued that the townhomes along McGinnis Ferry Road were located in the McGinnis Ferry Corridor
Character area and not the Shakerag Character Area and therefore did not belong in Shakerag. They
further argued that Shakerag was the last rural area of Johns Creek and that the look and feel of the area
should remain rural with large estate-sized properties. Still others raised concerns about the 100-year
flood plain and flooding and the removal of the groves of existing trees to locate new homes, when so
much of the property is open pasture lands and questioned why the trees could not be saved.
Lastly, the residents in attendance were very concerned over traffic congestion on Rogers Circle and Bell
Road, both two-lane roadways that will be overburdened with new vehicles from residents coming and
going from the planned subdivision. A Traffic Impact Study was performed by the Applicant that
indicated that the increase in traffic from the proposed subdivision would not adversely impact Bell Road
if the City were to make improvements to the road by constructing roundabouts at the intersections of
Bell Road and Rogers Circle (as outlined in the TSPLOST Bell Road/Boles Road Corridor Operational &
Safety Improvement project recently study by the City’s Public Works Department), as well as
improvements at the intersection of Bell Road and McGinnis Ferry Road by extending the right hand turn
lane an additional 500 linear feet. The Applicant is proposing to add a mini-roundabout at the entrance
of the site to improve the sight distance of people exiting the property.
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REZONING REVIEW CRITERIA


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:
Adjacent &
Surrounding Properties

Zoning

Density
Non-Residential
(SF/Acre)
Residential
(Units/Acre)

(Petition Number)

Land Use

CUP
(RZ-18-002)

Single Family Attached
and Detached
Residential Subdivision

1.36 units/acre

5000 SF (single-family
detached)

Adjacent:
North

AG-1

Institutional
(Fulton County Public
Schools)

N/A

N/A

Adjacent:
East

CUP Conditional
(1990Z-0010)

Vacant
(National Park Service
Lands)

1 unit/acre

12,000 SF Manor lots
6,000 SF Cluster Lots
2,000 SF Townhouse Lots

Adjacent:
East

CUP Conditional
(1998Z-0066)

Recreational
(Shakerag City Park)

1.8 units/acre

15,000 SF

Adjacent: South
(Across
Chattahoochee River)

R-100
(Gwinnett CountyUnincorporated)
R-100
(Gwinnett CountyUnincorporatedFederal
Government)

Single-Family Detached
Residential Subdivision
(River Plantation)

N/A

N/A

Vacant Land
(National Park Service
Lands)

N/A

N/A

APPLICATION

Adjacent: South
(Across
Chattahoochee River)

Minimum Lot Size

Adjacent: West

AG-1

Single-Family Detached
Residential Subdivision
(Spring Meadow Farms)

0.31 unit/acre
(from plat)

Lots 1: 1 acre
Lots 2-13: 3 acres
(from plat)

Adjacent: West

AG-1

Undeveloped

N/A

N/A

Adjacent: West
(Across Rogers Circle)

AG-1

Single-Family
Residential Subdivision
(Shakerag Manor
Estates)

1 unit/acre

1 acre

Nearby: North & East

CUP Conditional
(1998Z-0066)

Single-Family Detached
Residential Subdivision
(Blackstone)

Nearby: West

AG-1

Single-Family
Residential Subdivision
(Bellacree)

SFD-Single-Family Detached; SFA-Single-Family Attached
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As shown in the table above, the surrounding area is characterized by a mixture of residential,
recreational, and agricultural uses. While residential development at appropriate scale and density
would be suitable with surrounding uses, the density of the proposed development at 1.36
units/acre is in the range stated within the Comprehensive Plan’s Shakerag Character Area. The
typical residential density in the general surrounding area is 1 unit/acre or less with the exception
of the Blackstone community, which has a density of 1.8 units/acre. The Blackstone community is
located partially in the Shakerag Character Area, but has its subdivision entrance on McGinnis Ferry
Road and is also part of the McGinnis Ferry Corridor Character Area. Also, there are no townhome
units located in the Shakerag Character Area. The only townhomes in the general area are located
in the adjacent McGinnis Ferry Corridor Character Area.


Whether or not the proposal will adversely affect the existing use or usability of adjacent or
nearby property?
The proposal will adversely affect the adjacent neighborhood of Spring Meadow Farms as it has
large 3-acre lots and its density is less than one unit per acre. The proposed minimum single-family
detached lot size of 5,000 SF is not in keeping with the adjacent residential subdivision’s lot sizes,
which are three acres or greater. It is also noted, that the proposed single family townhomes are
a housing type not found anywhere within the Shakerag Character Area.
In addition, the proposed residential subdivision includes more residential units than the City’s
Development Regulations allow for a one-entry development (200 units) without a second means
of ingress/egress, and with no other current site entry options available to the Applicant to alleviate
traffic congestion because the property has limited road frontage on only Rogers Circle, the
adjoining property owners may be impacted from excessive traffic during peak travel times



Whether the property to be affected by the proposal has a reasonable economic use as currently
zoned?
The subject property is currently zoned AG-1, which allows for its current agricultural use, and also
allows for single-family units at a density of one unit per acre, therefore the property has a
reasonable economic use as currently zoned.



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?
Based on the Traffic Impact Study dated August 2, 2018 by A & R Engineering, Inc., the proposed
development is expected to generate up to 2,857 daily trips on a weekday, including up to 218 trips
during morning peak hour and up to 292 trips during evening peak hour. The Traffic Impact Study
studied three build out scenarios: a total trip generation of 2,857 trips over a 24 hour day for a 300unit planned community; a total trip generation of 2,416 trips over a 24 hour day for a 250-unit
planned community; and total trip generation of 1,967 trips over a 24 hour day for a 200-unit
planned community. Impacts from the 200-unit planned community indicate traffic issues at Rogers
Circle north and south intersections with Bell Road and on Bell Road at the intersection with
McGinnis Ferry Road for left hand turns. Both Bell Road and Rogers Circle Road are two lane country
roads with local traffic with no plans by the City to widen either roadway. The Developer is
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proposing to develop a mini-roundabout at the entrance into the planned community at Rogers
Circle to address the limited sight line issues entering and exiting from the site. The Traffic Impact
Study included an assumption that the City’s planned transportation improvement projects for the
Bell/Boles Road Corridor Operational and Safety Improvements TSPLOST TIER I project and the Bell
Road at the McGinnis Ferry Road intersection improvements project will be approved by the City
and will be developed and completed by the City and therefore the addition of a 200 to 300 planned
residential community into this area after these roadway improvements are made by the City will
be sufficient because each roadway will have a Level of Service of “C” or better. No scenario was
provided in the Traffic Impact Study to determine what roadway improvements would be needed
if the City does not fund and complete the Bell/Boles Corridor Operational and Safety
Improvements TSPLOST TIER I project and the Bell Road at the McGinnis Ferry Road intersection
improvements project. The addition of up to 2,857 vehicles daily would be a significant increase in
traffic congestion and usage unless roadway improvements are implemented.
Fulton County School projects that the proposed development will generate between 145 to 395
students that will attend Shakerag Elementary School, River Trail Middle School, and Northview
High School based on the original submission of a 377-unit planned community. City staff
anticipates that the number of children attending the Shakerag elementary school, River Trial
Middle School and Northview High school will be lower for a 280-unit planned community, but will
still have an impact on the River Trail Middle School which is currently over capacity.
The Fulton County Public Works Department has stated that this development will need to connect
to the existing sewer main that cuts through the property with a gravity-run line, and that lift or
pumping stations will not be allowed. Thirty-four of the proposed residential units lie below the
elevation of the existing sewer line and the land may need to be built up to meet the requirements
of Fulton County. Because of the size of this development, Fulton County Government has indicated
that they may request the Owner/Developer pay to have a downstream analysis performed on the
impact on the Fulton County sewer system prior to the issuance of any Land Disturbance Permit.


Whether the proposal is in conformity with the policy and intent of the Comprehensive Plan
including the land use element?
The subject property is located within the 2008 Comprehensive Plan’s Character Area 8 – Shakerag
on the Future Development Map. Policies for this area suggest residential planned communities at
one to three units per acre, while retaining appropriate lot sizes consistent with the development
of the Shakerag Character Area. The proposed residential development has a density of 1.36
residential units per acre and falls at the lower end of the recommended density range.
Townhomes are not mentioned in the Shakerag Charcater Area as a desired housing type.



Whether there are other existing or changed conditions affecting the use and development of
the property which gives supporting ground for either approval or disapproval of the proposal?
The subject property has approximately 100 feet of road frontage on Rogers Circle, a two-lane
country road. This limited road frontage allows for only one access point into the property, which
is not sufficient to serve 280 residential units. The City’s Development Regulations require at least
two means of egress for any residential subdivision with 200 or more residential units. Because of
the limited road frontage the proposed subdivision cannot meet this requirement.
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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 subject property is within the Metropolitan River Protection Act’s 2000-foot river protection
corridor, as well as adjacent to the Chattahoochee River, which requires additional regulations for
development by the State of Georgia. The property also contains a man-made pond, a stream,
wetlands, and areas of a 100- and 500-year floodplain that will require protection and may limit
the area that can be developed. Also adjacent to the property are other wetland and floodplain
areas that are part of the National Park Service and the City’s Shakerag Park and will need to be
protected during construction. A Phase I Environmental Survey was performed with regards to
hazardous materials and the study’s results indicated no evidence of any harmful materials.
DEPARTMENT REVIEW COMMENTS
PUBLIC WORKS’ COMMENTS
1. The City of Johns Creek has two planned transportation improvement projects in the vicinity of
this site.
 The Bell Road/Boles Road Corridor Operational & Safety Improvements is a Tier 1 project on
the TSPLOST list. Potential roundabouts and turn lanes on Bell Road at Rogers Circle (east and
west intersections) are being considered.
 An intersection improvement project is planned for McGinnis Ferry Road at Bell Road / Old
Atlanta Road. An additional eastbound and westbound turn lane on McGinnis Ferry Road is
being considered as well as correcting a skew from southbound Old Atlanta Road to Bell Road.
2. Curb cut locations and alignments are subject to an approved sight distance plan and the approval
of the City of Johns Creek Director of Public Works.
a. Ensure that the R/W is cleared of all obstructions that may limit the sight-distance of the
driver. This includes at a minimum all trees and/or shrubs and fencing. Coordinate all
improvements in the R/W with the City’s Director of Public Works.
b. Line of sight must remain entirely in the right-of-way. Additional right-of-way or a
permanent easement may need to be dedicated to meet this requirement.
3. Traffic Study Comments:
a. What is the design year/how far out was the traffic growth rate applied? It is not listed in the
report.
b. The report states that the LOS at various intersections improve after the units are added. This
may be due to your assumptions under section 6.1.2 that the “two planned transportation
improvement projects” to be built by Johns Creek will be completed before the development.
These are potential projects and are not yet fully planned/approved. Therefore, please add a
No-Build operational analysis based on the existing conditions only to the report. Leave the
existing information; however, make sure that it is recognized as an analysis based on the
addition of potential projects.
c. There is an existing sight distance problem at Intersection #1 (Bell Road @ Rogers Circle
south). The additional traffic generated from this development will worsen this problem.
What is the recommended remediation if the conceptual City project is not implemented?
d. The data in the report was affected greatly by comment 3b above, so after this revision we
would like to see the traffic report again
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4. Curb cut locations shall meet the minimum requirements for spacing and sight distance and are
subject to approval by the City of Johns Creek Director of Public Works. Section 113-124(11)
requires a 300’ separation between access points on a 35 mph street. A minimum of 390’ of sight
distance is required per Section 113-128(6).
5. Section 113-123(6) of the City of Johns Creek Development Regulations allows a maximum of 200
dwelling units for a single access point, unless otherwise approved by the Director of Public Works.
6. Modify the site plan to show a fifty foot (50’) wide right-of-way or a fifty foot (50’) wide
access/utility easement for the single family and townhome portions of the development.
7. Modify the site plan to show the 100-year floodplain elevation limits as defined by the Federal
Emergency Management Agency (FEMA).
8. All private streets are required to be built to public standards.
9. Additional comments from Public Works may be issued after the traffic study is revised and
resubmitted.
Recommended Zoning Conditions for Requested CUP Zoning:
1. The proposed curb cut on Rogers Circle is subject to sight distance and spacing requirements, as
approved by the City of Johns Creek Director of Public Works.
2. Owner/Developer shall dedicate at no cost to the City of Johns Creek along the entire frontage of
Rogers Circle such sufficient right-of-way as may be required to provide at least thirty feet (30’)
from centerline or eleven feet (11’) from the back of curb, whichever is greater, prior to the
issuance of a Land Development Permit and as approved by the City of Johns Creek Director of
Public Works.
3. Owner/Developer shall dedicate at no cost to the City of Johns Creek along the entire frontage of
the Chattahoochee River a twenty foot (20’) wide pedestrian easement.
4. Owner/Developer shall construct a five foot (5’) wide concrete sidewalk along both sides of all
roads interior to the development, or as may be required by the City of Johns Creek Director of
Public Works.
5. Townhomes shall be setback a minimum of twenty feet (20’) from the back of sidewalk to face of
structure to accommodate the parking of vehicles in the driveways.
6. All streets must be designed and constructed such that they are at least one foot (1’) above the
100-year floodplain elevation.
FIRE MARSHAL’s COMMENTS
1. Shall provide a current water flow report for this area that is within 6 months of the submittal of
the land disturbance permit.
2. Shall identify water main sizes and location by land disturbance permit submittal.
3. Fire Hydrants shall be GPS located (Latitude and Longitude).
4. Mail kiosk shall identify an ADA parking stall and provide an accessible route from parking area
to kiosk (plans do not indicated any locations).
5. More information is needed on the future amenity area.
6. All cul-de-sacs shall have a minimum 50-foot radius.
7. City ordinance requires more than one entrance/exist point when a subdivision has greater than
200 homes. Therefore, an additional entrance/exit shall be required.
8. Additional comments may be provided once these items have been addressed.
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ARBORIST’s COMMENTS
1. 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 30 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)
LAND DEVELOPMENT’s COMMENTS
1. With the exception of some small, and apparently controlled, drainage contributions from the
north from Shakerag Elementary School and River Trail Middle School, areas to the east and south
are hydrologically isolated. This is relevant in that there appear to be no downstream neighbors
that could be adversely affected by any type of development on this site. This water currently
runs through the fields and into the pond. It is recommended this flow path be maintained and
the new stormwater management system be designed to capture the volume and flow that
occurs at the north property line.
2. To the west, along most of the paved road, there is a north-south drainage ditch that appears to
prevent runoff from the rear lots of homes on Nellie Brook Court from entering the site. It is
recommended that for any development on the Embry Farms Tract, that this hydrologic isolation
be re-enforced.
3. On the northern edge of the western side, homes from Nellie Brook discharge runoff through the
site. The drainage path is not well defined, and this offsite water mixes with runoff from the roof
of the barn. Both contribute to active erosion along this area through the eastern edge of the
woods on far west side, south of Nellie Brook. It is unclear if there is any system of upstream
stormwater management BMPs. It is recommended that any development on this site addresses
the erosion issues with a collection system that attenuates peak flows and diminishes erosive
velocities prior to discharge.
4. The eastern and the north eastern boundary with the National Parks Service property is a mix of
grassed wetland and marsh and forested wetlands and swamp (more or less permanent water
depths). It is recommended that a 75 foot unimproved buffer be placed over these boundaries
to 1. Provide transition from these areas to uplands and 2. Provide a buffer between these
incompatible uses. The buffer should be in common ownership and be allowed to connect with
the City’s trail to the north of the NPS property through a pervious, ADA compatible multi-use
trail with allowances for low impact equipment/activities to create an exercise circuit. The
alignment of this trail should coincide with the existing perimeter road, thus allowing
construction access and eliminating the need for any clearing and compaction of other
unimproved areas.
5. The character of many of the surrounding residential developments along and near the river
include more typically rural road cross sections with stabilized shoulders and swale sections. The
existing on site roads follow this model. It is recommended that a typical rural-type right-of-way
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cross section with 5-foot sidewalks be adopted for the right-of-way or private road easements in
this development.
Recommended Zoning Conditions
1. The developer must determine the volume, timing, and peak flow rates for the 15-min and 24-hr
duration 1-yr, 2-yr, 5-yr, 10-yr, 25-yr, 50-yr, and 100-yr storm events for the offsite flows at the
property line from Shakerag Elementary School and River Trail Middle School and route them
through the stormwater management system. Peak flows, volumes, and timing must mimic those
found at the point just upstream of the existing pond. Bypassing flows through the site without
routing through the stormwater management system will not be allowed.
2. The developer must determine the volume, timing, and peak flow rates for the 15-min and 24-hr
duration 1-yr, 2-yr, 5-yr, 10-yr, 25-yr, 50-yr, and 100-yr storm events for the offsite flows at the
property line from the Nellie Brook residences and design a perimeter bypass collection system along
the existing access road or demonstrate through computer simulations that the existing collection
ditch is capable of accommodating these storm events and durations.
3. The perimeter bypass collection system must be routed through a stormwater management system
that attenuates peak flows and diminishes erosive velocities prior to discharge.
4. A 75 foot unimproved buffer be placed over these boundaries to 1. Provide transition from these
areas to uplands and 2. Provide a buffer between these incompatible uses. The buffer should be in
common ownership and be allowed to connect with the City’s trail to the north of the NPS property
through a pervious, ADA compatible multi-use trail with allowances for low impact equipment /
activities to create an exercise circuit. The alignment of this trail should coincide with the existing
perimeter road, thus allowing construction access and eliminating the need for any clearing and
compaction of other unimproved areas along this boundary.
5. Developer shall consider the feasibility of using rural road right-of-way sections with roadside
swales/bio swales, ditch blocks to meet partial water quality requirements, and 5 foot sidewalks.
6. All improved areas shall be provided with permanent water quality BMPs. No areas shall bypass
water quality BMPs.
7. Widely recognized and accepted low impact development, green infrastructure, and water quality
improvement BMPs should be applied at the runoff source should be incorporated into the design.
FULTON COUNTY DEPARTMENT OF PUBLIC WORKS’ COMMENTS
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
Review process and the Fulton County Review process for sewer (and/or water) prior to the
commencement of any construction activity.
WATER:
Anticipated water demand: 270 gallons per day (gpd) per lot x 280 lots = 75,600 gallons per day (gpd).
This project is within the Fulton County Government water service jurisdiction. There is an 8 inch
diameter water line along the west side of Rogers Circle that can service this location.
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SEWER:
Basin: Johns Creek
Treatment Plant: Johns Creek
Anticipated sewer demand: 68,048 gallons per day
There are seven sanitary sewer manholes along an 36 inch diameter Fulton County Government sanitary
sewer trunk line located within the property boundaries of the 136.15 acre tract (0 Embry Farm Road
(Parcel ID: 11 127000540250)) (Sewer manhole # SMJC4400520 to sewer manhole #SMJC4400580) in
land lots F54, 497, 498, district 1-l. There are four sanitary sewer manholes along an 36 inch Fulton
County Government sanitary sewer trunk line located within the property boundaries of the 60.4 acre
tract (0 Embry Farm Road (Parcel ID: l l 127000530244)) (Sewer manhole# SMJC4400480 to sewer
manhole# SMJC44005 LO) in land lot F53, 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. All lots to be developed
in the proposed subdivision must be served by a gravity run sanitary sewer line. Fulton County
Government will not allow any lots to be served by a sanitary sewer lift station or sanitary sewer pump
system.
Because of the size of this development, Fulton County Government may request that the developer pay
to have a downstream analysis performed on the impact on the Fulton County sewer system by the
sewer discharge of this proposed project prior to the issuance of any Land Disturbance Permit. The
contact for the Department of Public Works of Fulton County Government to further coordinate this
request will be with either Tim Mullen (404-612-9564) or Ray Wooten (404-612-7547).
Comments: This information does not guarantee that adequate sewer capacity is available at this time
or will be available upon application of permits. Please contact the Department of Public
Works for more information.
FULTON COUNTY BOARD OF HEALTH’s COMMENTS
ENVIRONMENTAL HEALTH SERVICES (EHS) DIVISION
1. The Fulton County Board of Health will require that the Applicant connect the proposed 377-lot
residential development to public water and public sanitary sewer available to the site.
2. Since this proposed development constitutes a premise where people live or congregate, onsite
sanitary facilities will be mandatory prior to use or occupancy.
3. If this development includes a public swimming pool as defined in Fulton County Code of
Ordinances and Code of Resolutions, Chapter 34 - Health and Sanitation, Article XII - Swimming
Pools and Natural Bathing Beaches (including spas, whirlpools, etc.), the owner or contractor
must submit plans and approval by this department and must obtain a Fulton County Board of
Health permit to construct before issuance of a building permit. Also, the owner of the facility
must obtain a Board of Health permit to operate the pool prior to opening.
4. This department is requiring that plans indicating the number and location of outside refuse
containers along with typical details of the pad and approach area for the refuse containers be
submitted for review and approval.

Page 17

RZ-18-002 (SLE)

FULTON COUNTY BOARD OF EDUCATION’S COMMENTS (based on the original proposal of 377 units)
School

Estimated New Students

Shakerag Elementary School
River Trail Middle School
Northview High School
Total

63 to 177
19 to 79
63 to 139
145 to 395

Projected Capacity
without Development
267 to 229 Under
58 to 134 Over
161 to 53 Under

Projected Capacity with
Development
204 to 52 Under
77 to 213 Over
98 Under to 86 Over

ATLANTA REGIONAL COMMISSION – NATURAL RESOURCES’ COMMENTS
The portion of the subject property within 2000 feet of the Chattahoochee River is within the
Chattahoochee River Corridor and is subject to the Standards of the Chattahoochee Corridor Plan, as
required under the Metropolitan River Protection Act (Georgia Code 12-5-440 et seq.). The property has
not been submitted for review for consistency with Plan Standards. Regardless of the zoning
classification assigned to the Corridor portion of the property, the proposed project must meet all
applicable standards in order to be consistent with the Plan. These include: vulnerability standards,
which limit land disturbance and impervious surface; undisturbed buffers along the river and certain
tributary streams in the Corridor and an additional impervious surface setback along the river; and
floodplain requirements in the 100-year floodplain of the river. The portion of the property more than
2000 feet from the river is outside the jurisdiction of the Metropolitan River Protection Act and is not
subject to review or the requirements of the Plan.
STAFF ANALYSIS
The Applicant has requested that the property be rezoned from AG-1, Agricultural to CUP, Community
Unit Plan. The Community Unit Plan (CUP) Zoning District is intended to:
1. Encourage the development of large tracts of land as planned communities;
2. Encourage flexible and creative concepts in site planning; preserve the natural amenities of the
land by encouraging scenic and functional open areas;
3. Provide for an efficient use of the land;
4. Provide a stable residential environment compatible with surrounding residential areas; and
5. Protect neighboring properties by requiring larger peripheral lots adjacent to larger lot
developments.
The subject property is approximately 205 acres and is located on Rogers Circle, a small, two-lane country
road in the Shakerag Character Area of Johns Creek. The property is primarily a mixture of pasture and
woodlands with an estate-size manor home and a smaller cottage house located on the crest of a ridge
along with several barns and outbuildings, a farm pond, a stream, wetlands, FEMA 100-year and 500year flood plains and direct frontage along the Chattahoochee River.
Nearby and adjacent uses include large-lot, single-family detached, residential subdivisions and
undeveloped farmland, two schools, a fire station and a neighborhood City park, as well as undeveloped
National Park Service lands. South and west of the subject property exists several single-family detached
residential communities some with large acre plus lots and others with smaller sized lots. In all cases, all
subdivisions respect the rural nature of the public roads in Shakerag by maintaining at least one-acre lots
adjoining the road rights of way, or by providing heavily landscaped buffers. In addition, all subdivisions
abutting another subdivision respect adjoining lots by providing like-sized lots.
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Further north of the subject property in the McGinnis Ferry Character Area exists commercial retail and
several well-established residential subdivisions with smaller sized lots similar to that which is proposed
by the Applicant. Also located along McGinnis Ferry Road is a new subdivision, Brookmere, with singlefamily detached and attached units. The proposed CUP subdivision is similar to the Brookmere
residential subdivision located in the McGinnis Ferry Character area in that it has a mix of housing types,
then the single family detached only subdivisions of the Shakerag Character area. While single family
subdivisions are desired in the Shakerag Character area, the “townhome” housing type is not found in
the Shakerag Character Area and is not mentioned in the City’s 2008 Comprehensive Plan for the future
development of the Shakerag Character Area.
The revised site plan presented by the Applicant shows 137 single family attached units and 143
detached fee simple homes for a total of 280 residential units. There are several village-like greens and
open spaces located throughout the planned community. An amenity area is proposed with a clubhouse,
tennis courts and swimming pool to provide on-site recreational uses. Also proposed is a trail system
within the community providing residents the ability to access the existing pond, vistas, woodlands,
wetlands, stream and the Chattahoochee River. Access to the Chattahoochee River is available to
everyone in the planned community, since no single-family lots are located on the River within an
approximate 200-foot buffer running along the entire length of the River’s edge. The proposed site plan
includes approximately 20 acres of Green Space, which is commonly made up of unbuildable lands such
as steep slopes, floodplains and wetlands, existing streams, stream and zoning buffers and landscape
strips. In addition to the 20 plus acres of Green Space, the revised site plan also shows approximately 53
additional acres of Open Space, which is available for development, but is shown as being preserved. The
intent of the City’s CUP zoning is to provide for an efficient use of the land, while preserving the land’s
natural amenities. The proposed 280 unit planned community will preserve approximately 73 acres of
Green Space and Open Space as part of its overall development, or 35% of the 205-acre site. The ability
to achieve such a high percentage of preserved land is in part due to the smaller sized lots proposed in
the development.
The proposed development at 1.36 units/acre is higher than adjacent and nearby residential subdivisions
that are located on Rogers Circle and to the south and east side of Bell Road, which have densities at 1
unit/acre or less. The proposed minimum single-family detached lot size of 5,000 SF is not in keeping
with the adjacent residential subdivision’s lot sizes, which are three acres or greater. It should be noted
that one of the intents of the CUP District is to “protect neighboring properties by requiring larger
peripheral lots adjacent to larger lot developments.” The lots abutting the lots in Spring Meadow Farms
are significantly smaller, and the proposed 50-foot landscape strip may not be sufficient to mitigate the
negative impacts on the Spring Meadow Farms property owners. CUP zoning also affords the Applicant
the ability to designate the building yard setbacks, lot widths and minimum heated floor areas. The
Applicant has requested a range of lot sizes and a minimum heated floor area of 1,100 SF in the
Application, however the Letter of Intent states that the minimum floor area will range in size from 2500
SF to 4800 SF.
The Applicant has indicated that there are no known hazardous materials on the property based on a
Phase I Environmental Site Assessment dated March 22, 2017, performed by FEC Environmental, LLC.
There are no historical structures located on the property as the existing structures were built in the
1970s.
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A Traffic Impact Study was provided by the Applicant on August 2, 2018 prepared by A&R Engineering,
Inc. and studied three scenarios: a200-unit community; a 250-unit community; and a 300-unit
community. The study indicated that the current exit from Embry Farm Road to Rogers Circle did not
have sufficient sight-line distance for safe egress. In addition, the study indicated that the west bound
Rogers Circle approach to the intersection of Bell Road at Rogers Circle north is operating at a level of
service “F” in the AM peak hours, which indicates that it is failing to handle the traffic load during the
AM peak hours. The Traffic Impact Study concluded that after the City makes system improvements to
Bell Road at Rogers Circle (North and South intersections) by providing roundabouts and making system
improvements to Bell Road at the intersection with McGinnis Ferry Road by adding an additional east
bound and west bound turn lanes and an additional 500 feet of stacking length to the eastbound left
turn lane that the Bell/Boles Corridor will operate at levels-of-service “C” or better, thus operating at an
acceptable level of service. However, the intersection of Bell Road at McGinnis Ferry Road will continue
to operate at best at a level-of-service of “E” even with the additional turn lanes and stacking capacity in
both AM and PM peak hours. No transportation improvement scenarios were provided to address the
traffic impacts from the planned residential community if the City does not move forward with the
Bell/Boles Corridor Operational & Safety Improvements TSPLOST TIER I project and the Bell Road and
McGinnis Ferry Intersection Improvements project. The Applicant is proposing to construct a single-lane,
mini-roundabout at the entrance into the subdivision to improve safe ingress/egress and to address the
limited sight line issues along Rogers Circle. Any roundabout developed on Rogers Circle must be able to
allow for the movement of the City’s Fire Department trucks, as Fire Station 62 is located off Rogers
Circle, as well as for Fulton County school buses accessing the Shakerag Elementary School and the River
Trail Middle School both which are located off Rogers Circle.
The subject property has very little frontage (approximately 100 linear feet) along Rogers Circle and is
proposing only one entrance/exit for a 280 unit residential subdivision. The City’s Development
Regulations require subdivisions with greater than 200 residential units to provide a minimum of two
means of ingress/egress.
Fulton County School District has indicated that the number of middle school-age children that would
most likely attend the River Trail Middle School located adjacent to the property will have an impact on
the capacity of the school. The middle school is currently over capacity.
Fulton County Water and Sewer has indicated that because this is a large-scale residential subdivision
they cannot predict the impacts on the existing sewage treatment facility that would service this
development. They are therefore requesting that a downstream analysis be performed to determine the
impact on the Fulton County sewer system by the sewer discharge of this proposed project prior to the
issuance of any Land Disturbance Permit by the City of Johns Creek.
A large portion of the subject property (approximately 148 acres) is located within the 2000-foot
Chattahoochee River Corridor and is subject to the Standards of the Chattahoochee Corridor Plan, as
required under the Metropolitan River Protection Act (Georgia Code 12-5-440 et seq.). The property
currently has not been submitted for review to the City of Johns Creek for consistency with Plan
Standards. The proposed project must meet all applicable standards in order to be consistent with the
Plan. These include: vulnerability standards, which limit land disturbance and impervious surface;
undisturbed buffers along the river and certain tributary streams in the Corridor and an additional
impervious surface setback along the river; and floodplain requirements in the 100-year floodplain of
the river.
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The proposed 280-unit CUP single family residential development is within the recommended density
range of 1 to 3 units as recommended in the 2008 Comprehensive Plan’s Shakerag Character Area with
a proposed density of 1.36 units/acre. However, the adjoining residential subdivision of Spring Meadow
Farms has a residential density of 0.31 unit/acre and the residential subdivisions along Rogers Circle and
south and east of Bell Road have densities of one unit/acre or less. While the proposal’s unit density is
within the Shakerag Character Area’s recommended density range, the proposed unit density is not
compatible with the surrounding residential subdivision of Spring Meadow Farms’ unit density of 0.31
unit/acre. Also, the inclusion of the “townhome” housing type does not currently exist in the Shakerag
Character Area and is not mentioned in the 2008 Comprehensive Plan’s Shakerag Character Area’s as a
desired, or appropriate housing type. The Applicant has also not met the City’s Community Unit Plan
(CUP) Zoning District’s criteria “to protect neighboring properties by requiring larger peripheral lots
adjacent to larger lot developments” as the Spring Meadow Farms’ residential lots are considerably
larger in size than what the Applicant has shown on their proposed conceptual site plan for lots that
adjoin the Spring Meadow Farms’ lots. Lastly, the proposed 280-unit residential subdivision does not
meet the City’s Development Regulations of providing a minimum of two entrances/exits from a
development site to a public street for residential subdivisions with more than 200 units as the property
has limited street frontage on Rogers Circle that only affords one ingress/egress access point into the
site.
STAFF RECOMMENDATION
Based on the findings and conclusions herein, Staff recommends DENIAL of Land Use Petition RZ-18-002.
In event the City Council considers approval of RZ-18-002, Staff has provided the following recommended
zoning conditions:
1. The subject property shall be developed as a Community Unit Plan (CUP) residential subdivision with
no more than 280 single-family detached units, at a density not to exceed 1.36 units/acre. No more
than 200 single family detached units may be developed if the only point of vehicular ingress/egress
into and from the subject property is from the current point of access on Rogers Circle.
2. All residential lots abutting the Spring Meadow Farms subdivision shall be a minimum of one-acre in
size. If no residential lots adjoin the Spring Meadow Farms’ properties, then the Owner/Developer
shall provide a 50 foot zoning buffer with an additional 25 foot landscape strip along the subject
property’s boundary and Spring Meadow Farms properties to visually buffer the existing Spring
Meadow Farms property owners.
3. A 25-foot zoning buffer with a 10-foot improvement strip shall be provided along the northern and
eastern boundaries of the property.
4. Approximately 73 acres of Open and Green Spaces shall be placed under a conservation easement
and preserved in perpetuity.
5. The site shall be developed in general accordance with the revised site plan received by the City of
Johns Creek Community Development Department on November 29, 2018, and dated November 28,
2018 except for all required changes needed to meet the conditions of zoning herein.
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6. No residential lots, or community amenity area shall abut to, or be visible from Rogers Circle.
7. Residential development standards for single family detached lots shall be:
i. Minimum lot area = 4,500 square feet
ii. Minimum lot width = 35 feet adjoining a street
iii. Minimum heated floor area = 2500 SF
iv. Building Setbacks:
1. Front yard = 10 feet
2. Side yard = 5 feet
3. Side Corner = 10 feet
4. Rear yard = 20 feet
8. Single family detached building elevations shall be in general accordance with the elevations
submitted by the Applicant to the Community Development Department on May 2, 2018 and dated
May 1, 2018.
9. Owner/Developer shall submit to the Community Development Director for review and
approval prior to recording of the first Final Plat proposed homeowners association documents of
incorporation and property covenants showing that all areas that are not part of an individual lot are
held in common and shall be accessible and maintained by a mandatory homeowners association.
10. Owner/Developer shall provide community recreational and amenity uses including four tennis
courts, a swimming pool and clubhouse. All recreational amenities such as the clubhouse, pool and
tennis courts should be conveniently located to all residential lots in the community and must be
located at least 100 feet from all adjoining property lines in accordance with the City’s Zoning
Ordinance.
11. Owner/Developer shall provide a pedestrian trail system that allows access to the existing pond,
vistas, stream, wetlands and Chattahoochee River.
12. Owner/Developer shall provide a stubbed out street for a future connection to development on the
adjacent AG-1 lands to the west of the subject property in compliance with the City’s Development
Regulations.
13. Owner/Developer shall provide a naturally-landscaped entrance into the subdivision to maintain the
rural nature of Rogers Circle.
14. Owner/Developer shall make every effort to preserve old-growth stands of trees and large single
specimen trees as determined by the City’s Arborist and shall incorporate these elements into the
amenity areas and/or conservation easement areas.
15. Owner/Developer shall submit for review to the Community Development Director a MRPA analysis
of the development site showing that the proposed development is consistent with Plan Standards
at the time a revised site plan is submitted for review and approval.
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16. Owner/Developer shall submitted a downstream analysis to determine the impacts on the Fulton
County sewer system by the sewer discharge of this proposed project prior to the issuance of any
Land Disturbance Permit.
17. Owner/Developer shall dedicate at no cost to the City of Johns Creek along the entire frontage of
Rogers Circle such sufficient right-of-way as may be required to provide at least thirty feet (30’) from
centerline or eleven feet (11’) from the back of curb, whichever is greater, prior to the issuance of a
Land Development Permit and as approved by the City of Johns Creek Director of Public Works.
18. Owner/Developer shall provide a roundabout at the entrance to the development at Rogers Circle at
no cost to the City of Johns Creek that is consistent with the City’s Development Regulations and as
approved by the Director of Public Works. Said roundabout shall have adequate radius to
accommodate school buses and the City’s fire trucks.
19. Owner/Developer shall coordinate with the City’s Public Works Department to improve the existing
sight line distances at the intersection of Bell Road @ Rogers Circle south by making all necessary
slight line improvements required by the Public Works Director at no cost to the City of Johns Creek,
if the City’s proposed Bell/Boles Corridor Operational & Safety Improvements project has not been
approved by the City at the time a Land Disturbance Permit application is submitted.
20. Owner/Developer shall coordinate with the City’s Public Works Department to improve the existing
left hand turning capacity from Bell Road into Rogers Circle north by making all necessary left turn
lane improvements required by the Public Works Director at no cost to the City of Johns Creek, if the
City’s proposed Bell/Boles Corridor Operational & Safety Improvements project has not been
approved by the City at the time a Land Disturbance Permit application is submitted.
21. Owner/Developer shall dedicate at no cost to the City of Johns Creek along the entire frontage of the
Chattahoochee River a two hundred foot (200’) wide public access and conservation easement for
the future placement of a public trail system that will connect through to the National Park Service
lands. No residential lots shall be a part of the conservation easement.
22. Owner/Developer shall construct five foot (5’) wide sidewalks along both sides of all internal roads
of the development, or as may be required by the City of Johns Creek Director of Public Works.
23. Owner/Developer shall for all front-entry garages maintain a minimum driveway length of twenty
feet (20’) from the back of sidewalk to the face of the garage door to accommodate the parking of
vehicles in the driveways.
24. Owner/Developer shall pursue with the Fulton County School District the development of a
pedestrian connection from the development site directly to Fulton County’s school property.
25. Owner/Developer shall design and construct all roadways such that they are at least one foot (1’)
above the 100-year floodplain elevation.
26. Owner/Developer shall determine the volume, timing, and peak flow rates for the 15-minute and 24hour duration of the 1-year, 2-year, 5-year, 10-year, 25-year, 50-year, and 100-year storm events for
the offsite flows at the property line from Shakerag Elementary School and River Trail Middle School
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and route them through the stormwater management system. Peak flows, volumes, and timing must
mimic those found at the point just upstream of the existing pond. Bypassing flows through the site
without routing through the stormwater management system will not be allowed.
27. Owner/Developer shall determine the volume, timing, and peak flow rates for the 15-minute and 24hour duration of the 1-year, 2-year, 5-year, 10-year, 25-year, 50-year, and 100-year storm events for
the offsite flows at the property line from the Nellie Brook residences and design a perimeter bypass
collection system along the existing access road or demonstrate through computer simulations that
the existing collection ditch is capable of accommodating these storm events and durations.
28. Owner/Developer shall provide a perimeter bypass collection system that is routed through a
stormwater management system that attenuates peak flows and diminishes erosive velocities prior
to discharge.
29. Developer may use rural road right-of-way sections with roadside swales/bio-swales, ditch blocks
and five foot wide sidewalks to reduce stormwater runoff and improve water quality requirements.
30. All improved areas shall be provided with permanent water quality Best Management Practices
(BMPs). No areas shall bypass water quality BMPs.
31. Low impact development, green infrastructure, and water quality improvement Best Management
Practices (BMPs) should be applied at the runoff source should be incorporated into the design.
PLANNING COMMISSION RECOMMENDATION
At the January 8, 2019 public hearing, the Planning Commission recommended DENIAL of Land Use
Petition RZ-18-002.
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