Land Use Petition RZ-21-007
Concurrent Variances: VC-21-007-01, 02, 03, 04
Public Participation Meeting: September 9, 2021
Planning Commission Meeting: December 7, 2021
City Council Meeting: December 13, 2021

PROJECT LOCATION:

5805 State Bridge Road, #U

DISTRICT/SECTION/LAND LOT(S):

1st District, 1st Section, Land Lots 330 and 331

ACREAGE:

2.30 acres

CURRENT ZONING:

C-1 (Community Business District) Conditional

PROPOSED ZONING:

C-1 (Community Business District)

COMPREHENSIVE PLAN
COMMUNITY AREA DESIGNATION: Medlock
APPLICANT:

Willow Capital Partners, LLC
525 Pharr Road NE, Atlanta, GA 30305
Contact: Tyler Morris
Phone: 404-227-3786
Email: tm@willowcapitalpartners.com

OWNER:

Medlock Associates LP
525 Pharr Road NE, Atlanta, GA 30305

PROPOSED DEVELOPMENT:

Change in conditions to allow for a 6,200 square-foot
commercial building with restaurants and retail in an
existing shopping center, with 4 concurrent variances:
• VC-21-007-01: To reduce the number of
required parking spaces from 108 to 105;
• VC-21-007-02: To reduce the required outparcel
frontage from 200 to 105 feet;
• VC-21-007-03: To allow the proposed building
to encroach 10 feet into the front yard setback;
• VC-21-007-04: To eliminate 10-foot landscape
strips along interior property lines.

STAFF RECOMMENDATION:

Approval with Conditions

PLANNING COMMISSION
RECOMMENDATION:

Approval with Conditions and addition of Condition #17

Community Development
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PROJECT OVERVIEW
Location
The 2.30-acre parcel is located at the northwest corner of the
intersection of State Bridge Road and Camden Way. The subject
property is bounded by the Medlock Corners shopping center
(Publix, Hobby Lobby) to the north and west, the Retreat at Johns
Creek apartment complex to the east, and State Bridge Road to the
south.
Background
The site is zoned C-1 (Community Business District) Conditional,
pursuant to RZ-19-003, which allowed for a 5,411 square-foot
convenience store with fuel pumps.
The subject property is currently developed with a 20,520 squarefoot shopping center with 166 parking spaces. There is one full-access curb cut off Camden Way, which
is a private street owned by the Retreat at Johns Creek and Avonlea on the River apartment complexes.
The site is also accessible through interparcel connection from the adjacent shopping center.
Rezoning and Concurrent Variance Requests
The Applicant is requesting to add a 6,200 square-foot commercial building with two restaurants and one
retail space, at the southwest corner of the site. Staff would note that the Applicant intends to subdivide
0.708 acres from the subject property to locate the new building on its own parcel (outlined in red).
The Applicant is requesting four concurrent variances:
1) VC-21-007-01: To reduce the number of required parking spaces from 108 to 105;
2) VC-21-007-02: To reduce the required outparcel frontage from 200 to 105 feet;
3) VC-21-007-03: To allow the building to encroach 10 feet into the 40-foot front yard setback;
4) VC-21-007-04: To eliminate 10-foot landscape strips along interior property lines.
Site Plan
The site plan shows a one-story, 6,200 square-foot
building with an outdoor patio, pocket park and
extensive landscaped area. The plan also proposes
sidewalks connecting both the existing shopping center
and new proposed building to the existing sidewalk
along State Bridge Road and Camden Way. The
Applicant has proposed to construct a right-in/right-out
curb cut with a deceleration lane on State Bridge Road,
and a raised median on Camden Way, to convert the
full-access curb cut to a three-quarter access. It should
be noted that adjacent and nearby property owners have
provided approval of proposed improvements on their
properties.
This proposal will maintain the existing 20-foot landscape strip along State Bridge Road and the 10-foot
landscape strip along Camden Way. The Applicant will utilize an existing off-site detention pond and
construct an on-site bio-retention area to meet the City’s stormwater management requirements.
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Elevations
The submitted elevations indicate the building façade would be constructed primarily of brick and glass,
which are compliant with the requirements of Section 12E.3.E. of the Zoning Ordinance. The building will
have a flat roof design and architectural elements such as awnings, varied color brick, and landscaped
green walls, providing for variations in the building façade.

North Elevation

South Elevation — State Bridge Road

Architectural Rendering

East Elevation

Public Participation
As part of the required land use petition process, property owners within one-quarter mile of the subject
property were mailed notices in August for the public participation meeting. The meeting was held at the
City’s Council Chambers on September 9, 2021. No members of the general public attended the meeting.

STANDARDS OF REZONING REVIEW
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 on the following page, the presence of adjacent commercial uses suggests the
proposed development would be suitable at this location.
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Adjacent & Nearby
Properties

(Petition Number)

Application

Proposed: C-1

Commercial

11,617

Adjacent: West

C-1 Conditional
(RZ-19-005)

Commercial
(Medlock Corner Shopping Center)

9,852

Adjacent: East
(across Camden Way)

C-1 Conditional
(RZ-15-008)

Commercial
(Whole Foods Market)

9,772

Adjacent: South
(across State Bridge Road)

C-1 Conditional
(RZ-10-002)

Commercial
(Home Depot, Panera Bread)

11,976

Adjacent: South
(across State Bridge Road)

C-1 Conditional
(Z-94-030)

Commercial
(Fidelity Bank)

10,000

Adjacent: South
(across State Bridge Road)

C-1 Conditional
(Z-20-005)

Commercial
(Target, Regions Bank)

10,127

Zoning

Land Use

Density

(SF/Acre)

2. Will the proposal adversely affect the existing use or usability of adjacent or nearby property?
The proposed development in an existing shopping center would not adversely affect the use or usability
of adjacent and nearby properties, and would be in keeping with similar uses in the area. The proposed
building being situated close to State Bridge Road would not impact the apartments to the north and
east.
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.
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 proposal is expected to generate 1,337 additional daily trips, including 14 trips during morning
peak hour and 65 trips during evening peak hour. Considering the site has multiple access points from
State Bridge Road and Camden Way, the proposed development would not create an excessive or
burdensome use of existing streets. In order to improve traffic flow, the Applicant has proposed to
construct a right-in/right-out curb cut with a deceleration lane on State Bridge Road and a raised median
at the Camden Way entrance. Fulton County has confirmed adequate water and sewer capacity is
available to service the proposed development. The proposed commercial use will not affect 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 Medlock Community Area. The proposed development would
be compliant with the Comprehensive Plan’s Future Land Use map, which indicates “Commercial —
Retail/Shopping Centers” for the subject property. The proposal would provide for open space and
improve walkability, which are encouraged by the Comprehensive Plan. The proposal as submitted
would be in conformance with the policy and intent of the Comprehensive Plan.
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 previous approval of a more intensive commercial use on the site — convenience store with fuel
pumps– would further support approval of this proposal, as it is a less intensive commercial use.
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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 environmental site analysis indicates that the site does not contain any environmentally sensitive
features. The proposal will replace approximately 4,700 square feet of impervious surface with a
landscaped area. The Applicant has proposed to construct an onsite bio-retention area and utilize an
existing off-site detention pond to meet the City’s stormwater management requirements.

ANALYSIS OF CONCURRENT VARIANCES
VC-21-007-01, seeks to reduce the number of required parking spaces from 108 to 105. Section 18.2.1. of
the Zoning Ordinance requires one parking space per 250 square feet for shopping centers. Given the
availability of 35 excess parking spaces on the adjacent parcel through a shared parking agreement and
the reduction being less than 10% of required parking (which could have been approved administratively),
staff would support the approval of this variance request.
VC-21-007-02, seeks to reduce the required outparcel frontage from 200 feet to 105 feet. Section 4.13.C.
of the Zoning Ordinance requires all outparcels to have a minimum 200-foot frontage on a public rightof-way. The intent is to foster master planned developments with a coordinated on-site vehicular
circulation for outparcels with the primary development parcel to reduce the number of unnecessary curb
cuts on an arterial road. Although the remaining parent parcel after subdivision would only have 156 feet
of frontage along State Bridge Road, the Applicant has worked with surrounding shopping centers and
staff to improve the overall vehicular circulation from what exists today. Staff would support the approval
of this variance request.
VC-21-007-03, seeks to allow the building to encroach
10 feet into the 40-foot front yard setback (shown in
blue). Due to the requirement from Public Works to
construct a deceleration lane, right-of-way dedication
is required and will locate the front yard setback
towards the proposed building, as the front yard
setback is measured from the future right-of-way (in
red) and not the existing right-of-way (in green). The
minimal encroachment will provide for an inviting
storefront for the property and will promote a greater
sense of walkability for the site based on the scale of
development. Additionally, the Applicant has
proposed a pocket park along the perimeter of the
building to create a communal open space that will
enhance and interact with the landscape areas for further beautification and outdoor use of the parcel. Staff
is of the opinion that the request, if granted, would be in harmony with the general purpose and intent of
the Zoning Ordinance.
VC-21-007-04, seeks to eliminate the 10-foot landscape strips along future interior property lines. Section
4.23.2.B.2. of the Zoning Ordinance requires a 10-foot landscape strip along interior property lines
adjacent to nonresidential uses. Since the Applicant intends to subdivide 0.708 acres from the subject
property, a10-foot landscape strip would be required along the west, north and east property lines. The
shopping centers were originally developed as a single development and over the years as the larger parcel
was subdivided, a variance was granted in 1993 (V-93-066) to eliminate the interior landscape strips to
promote walkability and unhindered interparcel access. Staff is of the opinion that providing landscape
Page 7

RZ-21-007 & VC-21-007-01, 02, 03, 04

strips along interior property lines is not necessary as it will detract from the overall design and
functionality of the site with adjacent properties. Staff would support the approval of this variance request.

STAFF AND PLANNING COMMISSION RECOMMENDATION
Staff recommends APPROVAL WITH CONDITIONS for land use petition RZ-21-007 and concurrent
variances VC-21-007-01, VC-21-007-02, VC-21-007-03 and VC-21-007-04.
At the December 7, 2021, public hearing, the Planning Commission recommended APPROVAL of RZ21-007 and concurrent variances VC-21-007-01, VC-21-007-02, VC-21-007-03 and VC-21-007-04 with
the following conditions:
ADDITION IN BOLD
1. The property shall be limited to retail, service commercial, office and accessory uses allowed in
the C-1 Zoning District, at a maximum gross floor area of 26,720 square feet. The following uses
shall be excluded: automobile repair garages; automotive parking lots; automotive specialty shops;
collecting recycling centers; funeral homes; group residences; indoor/outdoor commercial
amusements; laundromats; lawn service businesses; motels/hotels; repair shops not involving any
manufacturing on the site; tattoo parlors, and service stations.
2. The site shall be developed in general accordance with the site plan received by the City on
November 3, 2021. Said site plan is conceptual and the final site plan must meet or exceed the land
development regulations and zoning conditions prior to the approval of a land disturbance permit.
3. Exterior elevations shall be substantially similar to the elevations received by the City on August
10, 2021. 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 minimum of 105 parking spaces (VC-21-007-01).
5. Owner/Developer shall provide a minimum 156-foot frontage along State Bridge Road for the
parent parcel (VC-21-007-02).
6. The encroachment of the building shall not exceed 10 feet into the 40-foot front yard setback (VC21-007-03).
7. No landscape strips shall be required along interior property lines (VC-21-007-04).
8. Owner/Developer shall replant the landscape strips along State Bridge Road and Camden Way, in
compliance with the City’s Tree Preservation Administrative Guidelines.
9. Owner/Developer shall provide landscaping to the west and east of the subject property, as shown
on the site plan received on November 3, 2021, subject to the approval of the Community
Development Director.
10. Owner/Developer shall dedicate sufficient right-of-way along State Bridge Road, at no cost to the
City of Johns Creek, as shown on the site plan received on November 3, 2021, prior to the issuance
of a Land Disturbance Permit and subject to the approval of the Public Works Director.
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11. Owner/Developer shall construct a right-in/right-out curb cut with a deceleration lane on State
Bridge Road, subject to the approval of the Public Works Director. The location of the curb cut is
subject to sight distance and spacing requirements. The location, length, and construction
specification of the deceleration lane shall comply with the City of Johns Creek regulations. The
existing concrete sidewalk along State Bridge Road shall be relocated at no cost to the City of
Johns Creek.
12. Owner/Developer shall install a raised island at the entrance on Camden Way, substantially similar
to the location as shown on the site plan received by the City on November 3, 2021. Final location
and design of the raised island shall be subject to the approval of the Public Works Director.
13. Owner/Developer shall provide sidewalks and crosswalks to connect the existing shopping center
and the proposed building to existing sidewalks on State Bridge Road and Camden Way as shown
on the site plan received on November 3 2021, subject to the approval of the Public Works Director.
14. Owner/Developer shall submit a stormwater concept plan prior to the submittal of a land
disturbance permit application.
15. Owner/Developer shall submit an evaluation of the existing detention pond, in compliance with
the requirements in Section 113-166(11)a. of the City’s Development Regulations, prior to the
submittal of a land disturbance permit application. If the existing detention pond does not meet
current stormwater standards, the requirements in Section 113-166(11)b. shall apply.
16. Owner/Developer shall provide a stormwater maintenance agreement for the existing detention
pond and the proposed bio-retention area, prior to the issuance of the land disturbance permit.
17. Owner/Developer shall provide cross-access easement agreements to access Camden Way
prior to the issuance of the land disturbance permit.
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