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Urban Design Associates
Wakefield Beasley Associates
Alta Transportation Planning
Retail Development Strategies
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Step 1: Understanding
Step 2: Testing ideas
Step 3: Making decisions
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Urban Form

Phase 1 Analysis Summary
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Building Footprints
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Existing Zoning
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Current Comprehensive Plan
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Phase 1 Analysis Summary
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Phase 1 Analysis Summary

Dot Exercise Results
-Strengths
-Weaknesses
-Opportunities
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Strengths of the District:
-Churches and good schools
-Parks and trails
-Recreational amenities
-Safe neighborhoods
-Wealthy residents
-Suburban character with large lots and 
attractive landscaping
-North/South connectivity to Atlanta

Public Input
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WEAKNESS
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Public Input

Weaknesses of the District:
-East/West connectivity
-Peak hours traffic
-Lack of street network connectivity
-No sense of city identity
-Weak bike/ped. connectivity
-Difficult wayfinding
-Lack of entertainment and restaurant 
options
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Public Input

Weaknesses of the District:
-No readily available land to develop 
center
-Lack of character
-Vacant buildings and under utilized
parking lots
-Study area is not the geographic center of 
the city of Johns Creek

STUDY AREA
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OPPORTUNITY
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Civic
-Performing Arts Center
-Community center and meeting space
-Municipal offices, police and fire

Housing
-Artist housing
-Multigenerational housing to keep young people and empty nesters
-Housing to attract office workers

Commercial Development
-Expand office inventory to attract employers
-Incubator space for startups
-Medical office space
-Restaurants along the lake, a restaurant walk
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Commercial Development continued:
-Neighborhood shopping district including amenities for residents
-Redevelop existing shopping centers
-Brewery
-Hotel
-Maker space

Open Space
-Performance lawn with band shell
-Public park featuring the lakes
-Town square
-Feature water and create canals
-Bike and walking trails connecting to regional open space
-Dog park

Public Input
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Opportunities for the District:
Mobility
-Minimize impact on existing traffic
-Consider redesigns of 141 and McGinnis Ferry to improve site access
-Connect across 141 to tie together the two sides
-Implement a coordinated signal system on arterials
-Create a street and block structure for the development
-Consider a Disney type circulator
-Create a bike trail system
-Create off road trails that connect to regional open space

Public Input
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Visual Preference Survey

Phase 1 Analysis Summary
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Visual Preference Survey- Strengths
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Visual Preference Survey- Strengths
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Visual Preference Survey- Weaknesses
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Market Opportunities

Phase 1 Analysis Summary



Objectives of the Market Study 

§  Focus on increasing the City’s tax base/increase revenues over time 

§  Analyze market opportunities for four commercial uses: 
ü  Residential 

ü  Speculative/multi-tenant office 

ü  Lodging/hotel 

ü  Retail/Food service 

§  Market-based mixed-use development to meet local needs 

§  Realistic, conservative approach to market opportunities 

§  Define early stage development program for UDA Team 



Market/Trade Area: 1- 3- 5-Mile Radius 



Key Market Findings 
Demographics 

§  North Fulton region is growth area for Metropolitan Atlanta 

§  City of Johns Creek population (2014):  
ü  80,400 in 27,700 households  (avg per HH = 2.9) 

ü  8% of Fulton County population  

ü  Increased by 1,000 people/year (2010-14) 

ü   if maintains fair share, equals 22,700 new residents over next 15 years, or 
about 1,500 per year 

ü  Strongest growth in 25-34 & 65+ age cohorts 

ü  Diverse resident mix:  58% White, 29% Asian, 9% African American, 6% Hispanic 

§  Educated, affluent population:   
ü  Average income of City HHs: $150,000, 3X national average 

ü  64% have college degrees, another 10% have Associate degrees/some college 

 



Key Market Findings 
Office & Workforce Characteristics 

§  Employment and workforce locations affect other three real estate 
categories 

§  Job growth driving demand for “workplace” real estate: 
ü  Atlanta MSA: 158,200 new jobs since 2006; 2.6 million total jobs  

ü  Strongest growth sectors: Professional Services, Education/Health, Leisure 

§  North Fulton “workplace” inventory: 
ü  97 million SF in 4,800 buildings; 12.3 million SF delivered since 2005 

ü  Annual absorption: 1.2 million SF per year; vacancies from 15% to 10% 

§  John’s Creek study area “workplace” market: 
ü  18,600 new jobs created in Zip Codes 30024 & 30097 since 2003 

ü   If North Fulton maintains its current share = 3,200 jobs/year  

ü  2.6 million SF in 27 buildings; 320,700 SF delivered since 2005 

ü  Avg. annual absorption: 31,500 SF per year; Vacancies declined from 19% to 12% 

§  Johns Creek office market competing with I-85, Perimeter/285 and GA 
400 corridors 



Key Market Findings 
Residential Characteristics 

§  Residential Growth parallels employment growth in Atlanta area 
ü  Fulton County added 168,700 new residents since 2000 to 984,700 

ü  25% of total in Alpharetta/ Roswell subarea alone 

§  Johns Creek Residential (owner occupied) 
ü  28,900+ housing units in Johns Creek; 74% owner-occupied 

ü  “True Vacant”owner occupied units (i.e., empty & available) = 2.7%, stabilized 
occupancies 

ü  Fully 86% of housing stock is detached/attached product 

ü  Median owner occupied home value of $479,000 (vs. ATL MSA $178,700) 

ü  Annual housing starts heavily weighted toward single-family in Johns Creek 

§  Johns Creek Multi Family Rental Residential  
ü  Recent growth in multi-family rental  

ü  Profiled 10 properties with 2,200 units in predominantly Class A produc 

ü  Vacancy rates for rental decreased from 9% (2010) to 4.3% (2014) 



Key Market Findings 
Hotel and Lodging   

§  Fulton & Forsyth County hotel supply: 
ü  Fulton: 38,900 rooms in 10 communities distributed across multiple property types 

ü  Forsyth: 561 rooms in 3 communities 

§  Johns Creek (first ring):  
ü  324 rooms in 3 limited-service properties (Holiday Inn, Hilton Garden Inn, Hyatt 

Place), less than 1% of total supply, 19% of 5 mile area 

ü  Business-oriented local  weekday market, lower occupancies on weekends 

ü  All limited service product affects some business market sectors  

§  Positive market trends among competitive properties 
ü  Selected submarket within about 5 miles totals 1,700 rooms  

ü  Average annual occupancies grew from 56% to 73% (2014), averaged 66% past 
six years 

ü  Solid annual growth in average daily rates (ADRs) & revenue per available room 
(REVPAR): 3% to 9% per year 

  



Key Market Findings 
Retail (Specialty, Grocery, Food & Beverage and Consumer Services)  

§  North Fulton retail inventory: 
ü  32 million SF in 1,900+ properties 

ü  5.9 million SF built since 2005 (+ 6% vacant) 

§  City of Johns Creek retail: 
ü  Total of 1.2 million SF of retail inventory (all categories) 

§  Study area retail inventory: 
ü  544,000 SF of retail in 20 properties, 45% of total in City 

ü  294,600 SF delivered since 2005 

ü  Stabilized occupancies (3% vacant) 

ü  Annual absorption: 28,600 SF per year 

§  Remainder of City contains 655,400 SF of retail 

  



Key Market Findings 
Retail Spending and Market Potentials 

§  Total available annual retail spending:  
ü  City of Johns Creek: $1.1 Billion ($36,800/HH); 

ü   0-3 Mile Ring: $835.1 Million ($38,600/HH);  

ü  3-5 Mile Ring: $1.2 Billion ($34,000/HH)  

§  Current retail supply not indicative of high HH incomes/spend   

              Estimated Store Sales   $576 million 

 Total City Retail Space   1.2 million SF 

 = Annual Sales Performance   $790 per SF 

§  Sales Leakage and Recapture Potentials 

ü  Suggests $523 million per year in retail leakage (“lost” sales) 

o  General Merchandise ($230 million) 

o  Clothing ($82 million) 

o  Food & Beverage ($95 million) 

o  Drug Stores ($69 million) 

§  Leakage also in 0-3 miles ($513 million) & 3-5 miles ($466 million) 

 
 



Programming Recommendations 
 Suggested 5-10 Year Development Program (Taxable Uses) 

§ Office:  150,000 to 250,000 SF  (New construction) 
ü City of Johns Creed as lead tenant for commercial developer could accelerate 

office project, increase office tax base 

ü Additional new office buildings more conditional on competitive context:  likely build-
to-suit; could be corporate or multi-tenant 

ü Office strategy should also back-fill viable vacant space, consider timing for older 
product redevelopment 

 
§ Hotel:   125 to 150 room full-service property 

ü Opportunity to recapture share of corporate market going elsewhere 

ü Resident-based events market would  

ü Amenities to include: spa, restaurant/bar, events space 

ü 5,000 to 10,000 square feet of meetings space unavailable in existing limited 
service properties 



Programming Recommendations 
 Suggested 5-10-Year Development Program (Taxable Uses) 

§  Residential 
ü  150 to 250 units in combination of vertical stacked flats, flats over retail, 

townhouse or other high-density product 

ü  Achievable price premiums contingent on high-quality finishes, differentiated 
product type, amenities, public space 

ü  Parking types, volume to be determined 

ü  Mix of high-quality rental and for-sale units 

§  Retail 
ü  175,000 to 250,000 SF 

ü  Pedestrian-oriented; central public space; mix of street & structured parking 

ü  Tenant mix oriented to 35% Food & Beverage (10 to 15 restaurants/food service) 

ü  Anchors: 40,000 SF arts cinema (Angelica at Mosaic District); 25,000-35,000 SF 
specialty grocer 

ü  Balance in local specialty retail & consumer services 



Programming Recommendations 
 Suggested 10-Year Development Program (Non-revenue Uses) 

§  City Hall & Event Space (if built separately) 
ü  50,000 to 65,000 SF 

ü  User needs assessment will inform sizing 

§  Police & Fire Public Safety Center 
ü  Up to 65,000 SF 

ü  User needs assessment will inform sizing 

ü  Flexible use ‘public’ space  

§  Arts/Education Spaces 
ü  5,000 to 6,500 SF (or more) 

§  San Diego “FabLab” (formerly Makerspace) 

ü  2,500 to 5,000 SF 

ü  Replaces Johns Creek Art Center, possible combination with other arts venues 

§  Performing Arts/Events Venue (TBD) 
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Transportation

Phase 1 Analysis Summary
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Existing Street Network
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McGinnis Ferry Road

Enhanced Network
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29,160 VPD
4 LANES

32,400 VPD
4 LANES

29,160 VPD
4 LANES

90,720 VPD
12 LANES

13,320 VPD
2 LANES

29,160 VPD
4 LANES

32,400 VPD
4 LANES

13,320 VPD
2 LANES

88,200 VPD
12 LANES

*Assumes LOS D/E
Source: FDOT Corridor Level of Service Tables

Existing Capacity - North/South
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29,160 VPD
4 LANES

13,320 VPD
2 LANES 13,320 VPD

2 LANES
13,320 VPD

2 LANES

13,320 VPD
2 LANES 13,320 VPD

2 LANES
13,320 VPD

2 LANES

32,400 VPD
4 LANES

29,160 VPD
4 LANES

133,080 VPD
18 LANES

13,320 VPD
2 LANES

29,160 VPD
4 LANES

13,320 VPD
2 LANES

13,320 VPD
2 LANES

72,700 VPD
6+2 LANES

13,320 VPD
2 LANES

195,100 VPD
26 LANES

*Assumes LOS D/E
Source: FDOT Corridor Level of Service Tables

Capacity with Enhanced Network - North/South
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32,400 VPD
4 LANES

29,160 VPD
4 LANES

88,200 VPD
12 LANES

13,320 VPD
2 LANES

29,160 VPD
4 LANES

32,400 VPD
4 LANES

13,320 VPD
2 LANES

13,320 VPD
2 LANES

104,040 VPD
14 LANES

*Assumes LOS D/E
Source: FDOT Corridor Level of Service Tables

Existing Capacity - East/West
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45,400 VPD
4+2 LANES

29,160 VPD
4 LANES

127,840 VPD
18 LANES

13,320 VPD
2 LANES

13,320 VPD
2 LANES

13,320 VPD
2 LANES

13,320 VPD
2 LANES

13,320 VPD
2 LANES

29,160 VPD
4 LANES

45,400 VPD
4+2 LANES

13,320 VPD
2 LANES

13,320 VPD
2 LANES

13,320 VPD
2 LANES

13,320 VPD
2 LANES

141,160 VPD
20 LANES

*Assumes LOS D/E
Source: FDOT Corridor Level of Service Tables

Capacity with Enhanced Network - East/West
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Medlock Bridge Rd - Existing
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Medlock Bridge Rd - Parallel Street Scheme

Phase 1 Enhancement

Phase 2 Enhancement

Phase 3 Enhancement
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Medlock Bridge Rd - Parallel Street Scheme
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Medlock Bridge Rd - Access Lane Scheme

Phase 1 Enhancement

Phase 2 Enhancement
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Medlock Bridge Rd - Access Lane Scheme
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McGinnis Ferry Rd 

Existing

Enhanced
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McGinnis   Ferry Road

Proposed Street Network
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Internal Streets
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McGinnis   Ferry Road

GRTA Express 

Circulator

Proposed Transit Enhancement
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Trail Connections 

Medlock Bridge Rd  
Sidepath

Existing Trails

John’s Creek

Chattahoochee
River

Cauley 
Creek
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Peachtree Industrial Blvd
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State Bridge   Rd

Proposed Trail Connections
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Phase 1 Analysis Summary

Draft Design Objectives (in no particular order)

-Create a development unique to Johns Creek and unique to 
the region.
-Provide a safe downtown destination with an appropriate mix 
of uses that are attractive to multiple populations.
-Design a downtown that is scaled appropriately to Johns 
Creek.
-Include dining, retail, entertainment, office, a variety of new 
housing types, and the arts to ensure vibrancy during business 
hours, early evenings, and on weekends.
-Integrate existing and enhanced water and an appropriate 
amount of open space in the design.
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Phase 1 Analysis Summary

Draft Design Objectives (continued)

-Create a street and block network that accommodates a 
walkable core.
-Preserve the integrity of adjacent neighborhoods.
-Minimize the impact of the development on traffic, public safe-
ty, and schools.
-Understand and mitigate any secondary impacts of the devel-
opment on schools.
-Attract private development to improve the economic yield 
of the land and generate financially accretive tax revenue for 
both development needs and citywide improvements.
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Phase 2 Design Alternatives

Frameworks
-Transportation Framework
-Open Space Framework
-Neighborhoods
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Phase 2 Design Alternatives

Transportation Framework
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Phase 2 Design Alternatives

Transportation Framework
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Proposed
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Phase 2 Design Alternatives

Open Space Framework
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Phase 2 Design Alternatives

Canal District
Lake Side
South Side
State Farm
East End
West Side

Bell Rd.

McGinnis Ferry Road

Findley Road

M
e

d
lo

ck
 B

rid
g

e
 R

o
a

d
The Standard

Club

Findley Oaks
Elementary

Johns Creek
United Methodist 

Church

Johns Creek
Presbyterian Church

Technolo
gy Circle

Emory
Johns Creek

Hospital

Neighborhoods
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Phase 2 Design Alternatives

Canal District

Existing  
Conditions
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Phase 2 Design Alternatives

Option 1
Illustrative Plan

Canal District
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Phase 2 Design Alternatives

Canal District

Massing Study 
Existing  
Conditions
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Phase 2 Design Alternatives

Canal District

Option 1 
Massing Study
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Phase 2 Design Alternatives
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Phase 2 Design Alternatives
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Phase 2 Design Alternatives

Option 2 
Illustrative Plan

Canal District
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Phase 2 Design Alternatives

Canal District

Option 2 
Massing Study
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Phase 2 Design Alternatives

Lake Side

Existing  
Conditions
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Phase 2 Design Alternatives

Lake Side

Option 1
Illustrative Plan
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Phase 2 Design Alternatives

Lake Side

Option 1
Massing Study
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Phase 2 Design Alternatives

Lake Side

Option 2
Illustrative Plan
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Phase 2 Design Alternatives

Lake Side

Option 2
Massing Study
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Phase 2 Design Alternatives
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Phase 2 Design Alternatives

South Lake

Existing  
Conditions
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Phase 2 Design Alternatives

South Lake

Illustrative Plan
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Phase 2 Design Alternatives

South Lake

Massing Study 
Existing  
Conditions
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Phase 2 Design Alternatives

South Lake

Massing Study
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Phase 2 Design Alternatives

State Farm

Existing  
Conditions
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Phase 2 Design Alternatives

State Farm

Option 1 
Illustrative Plan
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Phase 2 Design Alternatives

State Farm

Option 1 
Massing Study
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Phase 2 Design Alternatives

State Farm

Option 2 
Illustrative Plan
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Phase 2 Design Alternatives

State Farm

Option 2 
Massing Study
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Phase 2 Design Alternatives

East End

Existing  
Conditions
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Phase 2 Design Alternatives

East End

Option 1 
Illustrative Plan
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Phase 2 Design Alternatives

East End

Option 2 
Illustrative Plan
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Phase 2 Design Alternatives

East End

Option 2 
Massing Study
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Phase 2 Design Alternatives

West Side

Existing  
Conditions
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Phase 2 Design Alternatives

West Side

Phase 1 
Illustrative Plan
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Phase 2 Design Alternatives

West Side

Phase 2 
Illustrative Plan
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Phase 2 Design Alternatives

West Side

Massing Study
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Phase 2 Design Alternatives

West Side

Massing Study
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Phase 2 Design Alternatives

West Side

Massing Study
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Phase 2 Design Alternatives

Preliminary Development Quantities
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Phase 2 Design Alternatives

Canal District Neighborhood

250,000 GSF  Retail
125,000 GSF  Office
  15,000 GSF  Cultural
200,000 GSF  Hotel
250-750  Residential Units
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