O O City Council Meeting and Public
%_‘ Hearing
ALPHARETTA JULY 24, 2017

ALPHARETTA CITY HALL

GEORGIA CouNcIL CHAMBERS
2 PARK PLAZA
6:30 PM
I CALL TO ORDER
Il. ROLL CALL

M. PLEDGE TO THE FLAG
Iv. CONSENT AGENDA
A. Council Meeting Minutes (Meeting of 07/17/2017)

B. Alcoholic Beverage License Application

PH-17-AB-15 194 Old Milton, LLC
d/b/a Circle K
3955 Old Milton Parkway
Alpharetta, GA. 30005

Convenience Store
Beer & Wine -- Sunday Sales

Owner: Shams Nanji
Registered Agent: Siraj Ali

V. PUBLIC HEARING

A. Z-17-06/V-17-13 Tiffany Square
This item was tabled by the Planning Commission on Wednesday, July 12, 2017. It will be
neither heard nor considered during this meeting.
Consideration of a request to rezone 3.26 acres from R-12 (Dwelling, ‘For-Sale’ Residential)
to DT-R (Downtown Residential) to allow for the redevelopment of a 12-unit townhome
development with 25 ‘For-Sale’ single-family detached homes. Variances are requested to
reduce setbacks, increase building height and to allow parking between a building and the
road. The property is located on the east side of Haynes Bridge Road at Tiffany Square Drive
and is legally described as being located in Land Lots 1267 and 1268, 2nd District, 2nd
Section, Fulton County, Georgia.

B. Z-17-07/V-17-17 Waters Road/Javanmard
This item has been Withdrawn by the Applicant and will be neither heard nor considered
during this meeting..
Consideration of a request to rezone 1.16 acres from AG (Agriculture) and R-15 (Dwelling,
‘For-Sale’ Residential) to R-12 (Dwelling, ‘For-Sale’ Residential) for the purpose of
subdividing two (2) lots into three (3) single-family detached lots. Variances are requested to
reduce building setbacks. The properties are located at 10715 and 10745 Waters Road and
are legally described as being located in Land Lot 918, 1st District, 2nd Section, Fulton
County, Georgia.



VL.

VIL.

VIIL.

Xl.

C. CLUP-17-02/ Z-17-04: Taylor Morrison / 40 Cumming Street

The applicant has requested that this item be sent back to the Planning Commission. The
case will be neither heard nor considered during this meeting.

Consideration of a request to rezone 0.837 acres from R-15 (Dwelling, ‘For-Sale’ Residential)
to DT-LW (Downtown Live-Work) and rezone 10.868 acres from R-15 to DT-R (Downtown
Residential) to allow for the construction of 40 ‘For-Sale’ townhomes, 30 ‘For-Sale’ detached
homes and to allow a historic structure to be used for an office. Comprehensive land use
plan amendments are requested from Downtown Residential Density to Mixed Use Live
Work for the Lewis Manning House property and from Low Density Residential to Downtown
Residential Density for 2 parcels on Manning Drive.

CLUP-15-01/MP-15-01/Z2-15-01/V-15-01 KB400 Master Plan/1699 Land CO. LLC

Consideration of a request to rezone approximately 12.4 acres from O-l (Office-Institutional)
to R-8A/D (Dwelling, ‘For-Sale’, Attached/Detached Residential) in order to develop 61 ‘For-
Sale’ detached homes in a gated community. A master plan amendment to the KB400 Master
Plan Pod A is requested to add ‘Dwelling, ‘For-Sale’ Detached’ to the list of permitted uses.
A Comprehensive Land Use Plan amendment is requested to change the designation of the
property from ‘Corporate Office’ to ‘High Density Residential’. Variances are requested to
reduce the minimum lot width and setbacks. The property is located at the southwest corner
of Kimball Bridge Road and North Point Parkway and is legally described as being located in
Land Lots 807, 808, 849 & 850, 1st District, 2nd Section, Fulton County, Georgia.

Z-17-08/V-17-19 State Bridge Road/Mashinchi

Consideration of a request to rezone 1.15 acres from AG (Agriculture) to C-1 (Neighborhood
Commercial) to allow for the construction of a 9,420 square foot retail center. A variance is
requested to reduce the front setback along Kimball Bridge Road. The property is located at
the northwest corner of State Bridge Road and Kimball Bridge Road and is legally described
as being located in Land Lot 129, 1st District, 1st Section, Fulton County, Georgia.

PH-17-13 Design Review Board Ordinance and Design Guidelines Amendments
Consideration of amendments to the Design Review Board Ordinance and Design
Guidelines with regard to sign regulations.

OLD BUSINESS

A. Memorandum Of Understanding With Fulton County Schools For Relocation Of The Old
Milton Log Cabin (This item was tabled at the 4-10-2017 Council Meeting)

B. Consideration To Relocate Old Milton Log Cabin To City Park Land - Milton Avenue
Tract (This item was tabled at the 4-10-2017 Council Meeting)

NEW BUSINESS
A. Mobile Vehicle-Radio Replacements for Public Safety

B. Intergovernmental Agreement with Fulton County for Election Services
C. Relocation Of Overhead Utility Lines: AT&T / Academy Street

WORKSHOP
A. Project Update: Alpharetta Arts Center

PUBLIC COMMENT
REPORTS
ADJOURNMENT TO EXECUTIVE SESSION
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This summary is provided as a convenience and service to the public, media and staff. It is not the intent to record proceedings
verbatim. Any reproduction of this summary must include this notice. Public comments are noted as heard by Council, but not
quoted or paraphrased. This document includes limited presentation by Council and invited speakers in summary form. This is not
an official record of the Alpharetta City Council Meeting proceedings. Official Minutes are recorded and available for review.

1. CALL TO ORDER

% Mayor Belle Isle called the meeting to order at 6:30 p.m.
1. ROLL CALL

e Council Members
o Mayor David Belle Isle
o  Chris Owens (Mayor Pro Tem)
o Jason Binder
o Jim Gilvin
o Mike Kennedy
o Dan Merkel (absent)
o Donald Mitchell

o  Staff
o Bob Regus, City Administrator
o Coty Thigpen, City Clerk
o Sam Thomas, City Attorney
o James Drinkard, Asst. City Administrator
o John Robison, Director of Public Safety
o Pete Sewczwicz, Director of Public Works
o Morgan Rodgers, Director of Recreation, Parks, and Cultural Affairs

o Tom Harris, Director of Finance
1. PLEDGE TO THE FLAG

V. PRESENTATIONS AND PROCLAMATIONS
A. 30-Year Service Recognition: Police Officer Curtis Garren

V. CONSENT AGENDA
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A. Council Meeting Minutes (Meeting of 07/10/2017)

NOTE: This item was moved to New Business

VL. OLD BUSINESS

A. Ordinance Amendment: Chapter 13, Article 1, Section 13-3 of The Code Of Alpharetta
Georgia Pertaining To Disorderly Conduct (Second Reading)
An Ordinance To Amend Chapter 13, Article 1, Section 13-3 of The Code Of Alpharetta Georgia
Pertaining To Disorderly Conduct; To Repeal Conflicting Ordinances; To Provide An Effective Date;
And for Other Purposes

R/
0.0

City Attorney, Sam Thomas, read the Ordinance aloud for a 2™ reading
There have been no changes since the 1%t reading

Council Member Kennedy offered a motion to approve the Ordinance
e The motion received a second from Council Member Owens

o The motion was approved 7-0

VIl. NEW BUSINESS

A. Council Meeting Minutes (Meeting of 07/10/2017)

o,
P4

Council Member Mitchell offered a motion to approve the 7-10-2017 Council Meeting Minutes
o The motion received a second from Council Member Kennedy

o The motion was approved 6-0, Belle Isle abstained

B. Downtown Parking Deck

Director of Public Works, Pete Sewczwicz, came forward to present this item on behalf of staff

Staff recommends approval of The Christman Company's proposal in the amount of $5,795,184.00 to
design and build a 3 story parking deck at 90/92 Milton Avenue; allocate $150,000 to design and construct
a raised intersection at the intersection of Roswell and Old Roswell Street, and authorize the Mayor to
execute all necessary documents.

Over the last year, the City of Alpharetta conducted numerous public meetings regarding locations of
parking decks in Downtown Alpharetta. Ultimately two locations were decided upon, 90/92 Milton
Avenue and the existing parking lot off Old Roswell Street. This decision was finalized by Council on
February 20, 2017. During this process, City staff was working on selecting a design-build team for the
project. The method the City utilized to select a team was: Request for Qualifications (RFQ) to a Request
for Proposal (RFP) method.

On August 4, 2016 the City issued a RFQ to the public requesting design-build firms/teams to submit their
qualifications to design and construct a parking deck in unspecified downtown location. The design-build
teams were only submitting previous work experience they had for a design-build delivery method for
parking deck projects. The City received qualifications from a total of 10 firms on September 1, 2016. The
10 teams were shortlisted to 4:

McCarthy

The Christman Construction

Winter Construction

Whiting-Turner

The City hired POND in September of 2016 to develop concept plans for parking decks at both locations
and detailed project scope narratives. The narratives detailed the project requirements for each site. Project
requirements consisted of parking counts, minimum dimensions of the parking spaces/drive aisles,
stormwater requirements, and utility needs associated with the deck to name a few.
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Additionally, the City worked with the City's Downtown Architect, Tracy Ward, to develop renderings and
detailed exterior elevations of the suggested architectural theme of the parking decks.

On March 23, 2017, the four shortlisted firms were provided documentation regarding each of the parking
decks and asked to submit a detailed proposal for the design and construction of a 3 level parking deck at
90/92 Milton Avenue and at the parking lot off Old Roswell Street. Based off the design and cost proposals,
two firms were shortlisted: Whiting-Turner and The Christman Company.

Both design build teams were interviewed by representatives of Community Development, Finance, and
Public Works. The review panel made a unanimous decision to select The Christman Company. This
decision was based on their interview, design, and cost. The parking count provided by the Christman
Company proposal was also a key factor in the selection decision, as other design teams provided fewer
than the 187 minimum spaces required.

Christman's proposal for a three level deck included an interior ramp design, 190 parking spaces, 9'x19'
parking stalls and 22' drive aisles, and at a cost of $5,795,184.00. A breakdown of specific line items
associated with this cost is attached as well as a conceptual site plan and parking deck exterior renderings.

Chrisman Construction has also provided various value engineering (VE) options to City Staff for
consideration. A few VE options staff suggests is eliminating the grease trap ($7,200) for a future
restaurant, bakery, etc, and eliminate parking counter system ($39,824).

The premise of removing the grease trap is twofold, venting requirements for a restaurant may require
parking spaces to be lost and the optimum location for a dumpster makes transporting the trash from the
restaurant to the dumpster inefficient. Removing the parking count system is due to their inaccuracies as
well as the required maintenance. Weekly calibrations of the detector system is required to maintain
accuracies.

Staff requests the dollar amounts for these VE options not be removed from the contract, instead the
$47,024.00 be placed into contingency. The anticipated project schedule is approximately 9 months. The
Christman Team understands the significance of completing the work in a timely manner as well as striving
to have the deck completed prior to the Taste of Alpharetta in May.

The award is for the design and construction of the parking deck. The Christman team will work
collaboratively with City Staff on the design of the deck, specifically the exterior skin. POND and Tracy
Ward only developed concepts for the deck. The architect of record for the parking deck will be Treanor
HL. Treanor HL will be responsible to develop construction details and construction plans for all aspects of
the parking deck, interior and exterior. The engineer of record will be from Eberly and Associates (E&A).
Representatives from E&A will be required to meet all of the City's land development requirements
including stormmwater and site design. In addition, E&A is required to meet all water/sewer requirements
from Fulton County.

Staff requests the Old Roswell at Roswell Street raised intersection project be tasked Christman group to
design and build in coordination with the Parking Deck construction. Public Works receives numerous calls
concerning the speed of vehicles along Roswell Street in this area. Additionally, due to the speed of the
vehicles and grade of Roswell Street, the crosswalk on Roswell Street needs to be on the high end

for visibility and safety reasons. Constructing a raised intersection will slow vehicles and improve
pedestrian safety at this intersection. Once a formal design is accomplished, The Christman Group will
provide staff a formal construction proposal with detailed breakdowns.

Public Comment

None

Council Member Owens offered a motion that Council award a contract for construction of a parking garage
on ‘Lot D’ to The Christman Company for 3 levels to be built, at a cost not to exceed $5,945,183.00 for
approximately 190 spaces; for a 4™ level to be built, at a cost not to exceed $983,000 for approximately 73
spaces; for a total cost not to exceed $6,928,183.00 and authorize the Mayor to execute all necessary
documents

e The motion received a second from Council Member Kennedy
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e The motion was approved 6-1; Belle Isle voting no

B. Alpha Loop - Design Services

Director of Public Works, Pete Sewczwicz, came forward to present this item on behalf of staff

Staff recommends approval of funding of $376,190 to POND and $226,525 to Alta Planning &
Design under the terms and conditions of the city's existing On-Call Park Planning service
contract and authorize the Mayor to execute all necessary documents.

The City worked with POND to develop a conceptual master plan for Alpha Loop in the latter
half of 2016. Since then, the Alpha Loop Plan has been formally adopted by Council.

Alpha Loop consists of an inner and outer loop. The Inner Loop concentrates on connecting City
Center, AVALON, and Northwinds. The Outer Loop runs along Haynes Bridge Road, Webb
Bridge Road, and GA 400 . Depending on the available space along the inner and outer loops,
the concept design focuses on small park areas, public art, gathering areas, and different trail
surfaces to provide areas of interests.

Several developments are constructing portions of Alpha Loop and other developments have
incorporated Alpha Loop into their overall development plans. One of the first phases of Alpha
Loop is currently under construction along Thompson Street, behind the Voysey Residential
Development.

The proposals in front of Council tonight focus on the area behind the AMLI Apartment
Complex (where an existing 5' wide asphalt trail exists) and the Northwinds segment (see
attached Conceptual Master Plan dated November 1, 2016).

POND will develop construction plans for Alpha Loop running behind AMLI as well as a tunnel
underneath Westside Parkway. Included in their proposal is designing various pedestrian bridges,
park spaces, identify locations for public art, and other enhancements as depicted in the master
plan. The design proposal also includes associated work to identify wetlands and floodplain
areas. POND's design will incorporate the natural elements of the area, develop opportunities for
the public to enjoy, and pocket parks as described in the concept plan. It is anticipated to take
POND 9 months to complete the design.

Alta will develop construction plans for what is referred to as the Northwinds section. One of the
major components of their design is working on a solution to safely cross Kimball Bridge Road.
A typical signalized pedestrian crosswalk is not an appropriate solution for Alpha Loop. A
greater creative design and emphasis to the pedestrian must be developed at this intersection.
Coordination between Alta and AECOM, the firm designing the widening of Kimball Bridge
Road in this area, is vital for a successful project. Alta will start their design where POND stops
their design coming from under the tunnel at Westside Parkway. A conceptual route to Kimball
Bridge via Northwinds has been developed, however Alta is tasked to examine this route within
the design parameters of Alpha Loop and determine if another route is more appropriate.

Alta's cost proposal is for $224,025, however staff recommend increasing the proposal $2,500 to
cover wetland delineations. Thus, Alta's proposal is for $226,525, and it is anticipated Alta will
complete the design work within 9 months.

Both Alta and POND were awarded on-call contracts for Recreation and Parks on September
19,2016. Included in the scope of work for the on-call work consisted of trails and multi-use trail
designs.

Public Comment
None

Council Member Owens offered a motion to award design contracts for Alpha Loop design services to
Pond & Company and Alta Planning & Design for not to exceed amounts of $376,190 and 3226,525
respectively under the terms and conditions of the City's existing On-Call Park Planning service contract
and authorize the Mayor to execute all necessary documents.
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e The motion received a second from Council Member Kennedy

o The motion was approved 7-0

C. Windward Sidewalk Improvements, ITB 17-010

e Director of Public Works, Pete Sewczwicz, came forward to present this item on behalf of staff

e  Staff recommends approval of Bid No. 17-010 to Construction 57, Inc. in the amount of
$320,982.00 for the Windward Sidewalk Improvements Project and authorize the Mayor to
execute all necessary documents.

e  The award of this bid is for the construction of six sidewalk segments in the Windward Area. All
six projects were identified as part of the 2016 Bond.

The scope of work at each location is as follows:

Alderman Drive - Construction of approximately 1,950 linear feet of sidewalk along the north side of
Alderman Drive from Windward Concourse to the west. Completion of this gap will provide contiguous
sidewalk along the north side of Alderman Drive from Windward Parkway to Windward Concourse.

Market Place - Construction of approximately 670 linear feet of sidewalk along the east side of Market
Place, south of Fire Station #2. Completion of this gap will provide contiguous sidewalk along east side of
Market Place/Union Hill Road from McGinnis Ferry Road to the cul-de-sac at the end of Market Place.

Nobel Court - Construction of approximately 510 linear feet of sidewalk along the west side of Nobel
Court from 105 Nobel Court to 145 Nobel Court. Completion of this gap will provide contiguous sidewalk
along the west side of Nobel Court from Alderman Drive to the end of Nobel Court.

Windward Concourse - Construction of approximately 525 linear feet of sidewalk along the east side of
Windward Concourse at the intersection of Windward Parkway and Windward Concourse. Completion of
this gap will provide contiguous sidewalk along the east side of Windward Concourse from Windward
Parkway to McGinnis Ferry Road.

Windward Plaza - Construction of approximately 370 linear feet of sidewalk along the west side of
Windward Plaza at the intersection of Windward Plaza and Windward Parkway. Completion of this gap
will provide contiguous sidewalk along the west/north side of Windward Plaza from the intersection of
Alderman Drive and Windward Parkway to intersection of Windward Parkway and Windward
Concourse.

Little Pine Trail - Construction of approximately 220 linear feet of sidewalk along the north side of Little
Pine Trail at the intersection of Little Pine Trail and Union Hill Road. Completion of this gap will provide
contiguous sidewalk along the north side of Little Pine Trail from Union Hill Road to Union Hill Park.

e The Department of Public Works prepared plans and specifications for the sidewalk projects and
advertised for competitive bids during May and June 2017. Bids for the project were received on
June 15, 2017 and the City received a total of six bids from the following:

e +Construction 57 Inc. $320,982.00
*CMEC, LLC $377,252.25
*Sol Construction LLC $396,343.00

*Excellere Construction LLC  $420,400.00
*Ohmshiv Construction, LLC  $481,186.00
*Blue Ocean Construction $498,403.70

e  The apparent low bidder, Construction 57 Inc., is an experienced contractor and has worked on
numerous projects with similar scopes of work in Georgia for several agencies including the City
of Clarkston and the City of Norcross. The contacted references stated that Construction 57 Inc.
provided reliable work on time and within budget and would utilize their services again.
Additionally, Construction 57 Inc. constructed the City's Maxwell Road Sidewalk Improvements
(City Limits to S.R. 9) which was awarded to them in October 2014.
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Staff met with representatives of Construction 57 Inc. to review the scope of work and the City's
expectations. Construction 57 In. assured staff that they could complete the project for the bid
amount and within the allocated time frames. Thus, Staff determined Construction 57 Inc. to be
the lowest responsive and responsible bidder.

Once a contract with Construction 57 Inc. has been finalized and executed, construction may
begin immediately. The anticipated completion date for work at all locations is no more than 135
days from notice to proceed. The work along Alderman Drive is anticipated to be complete no
more than 60 days from start of construction. The work along Market Place is anticipated to be
complete no more than 15 days from start of construction. The work along Nobel Court is
anticipated to be complete no more than 15 days from start of construction. The work along
Windward Concourse is anticipated to be complete no more than 15 days from start of
construction. The work along Windward Plaza is anticipated to be complete no more than 15
days from start of construction. The work along Little Pine Trail is anticipated to be complete no
more than 15 days from start of construction.

Public Comment

Council Member Owens offered a motion to award Bid No. 17-010 to Construction 57, Inc. in an amount
not to exceed $320,982.00 for the Windward Sidewalk Improvements Project and authorize the Mayor to
execute all necessary documents, with the understanding that the Public Works Director, at his discretion,
will consider the Little Pine Trail sidewalk, as feedback for Union Hill Park comes in and the Greenway
Trailhead develops.

The motion received a second from Council Member Gilvin

The motion was approved 7-0

D. On-Call Storm Structure & Drainage Repairs

Director of Public Works, Pete Sewczwicz, came forward to present this item on behalf of staff

Staff requests approval of funding in the amount of $200,000.00 to Butch Thompson Enterprises,
Inc. under the terms and conditions of the city's existing On-Call Storm Structure and Drainage
Repairs contract and authorize the Mayor to execute all necessary documents.

The award of this funding is for on call storm structure and drainage repairs throughout the City.

During routine inspections of the City’s stormwater infrastructure, maintenance needed to any
structure, ditch line, curbing, or other stormwater management infrastructure maintained by the
City is noted and entered into the Public Works Asset Management System for repairs. These
repairs include, but are not limited to; regular grouting of manholes, invert installations, top and
throat replacements, curb and gutter replacement, and sidewalk replacement due to settled panels
located behind an improperly sealed catch basin.

The Department of Public Works prepared a unit rate sheet and specifications, which included
147 items pertaining to stormwater structure and drainage repairs and advertised for proposals on
May 19, 2016. The contract was awarded to Butch Thompson Enterprises, Inc.

This is year two of a five-year contract with Butch Thompson Enterprises, Inc. As funding
allows, tasks will be assigned to the contractor throughout the year to help supplement Public
Works Stormwater maintenance crews with the completion of work orders entered into the Asset
Management System for repairs throughout the City.
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Public Comment

None

®,
0.0

Council Member Owens offered a motion that Council award an On-Call Storm Structure and Drainage
Repair contract in an amount not to exceed $200,000.00 to Butch Thompson Enterprises, Inc. under the terms
and conditions of the city's existing On-Call Storm Structure and Drainage Repairs contract and authorize
the Mayor to execute all necessary documents.

The motion received a second from Council Member Gilvin

The motion was approved 7-0

E. On-Call Pipe Lining Services

Director of Public Works, Pete Sewczwicz, came forward to present this item on behalf of staff

Staff requests approval of funding up to $200,000.00 to IPR Southeast (IPR) and $100,000.00 to
Utility Asset Management (UAM) under the terms and conditions of the city's existing On-Call
Pipe Lining service contract and authorize the Mayor to execute all necessary documents.

The life expectancy for corrugated metal pipes (CMP) is approximately 25 years. Due to the age
of much of the City’s stormwater infrastructure, over ten miles of pipe has met or exceeded its life
expectancy and is in need of repair. Through the City’s stormwater inspections, various pipe
systems throughout the City have been identified as needing repairs.

While relatively new to Alpharetta, the trenchless system of lining pipes has been recognized as
being the most efficient way of making repairs while minimizing the impacts on our citizens and
prolonging the life expectancy of the pipe systems by another 50 years.

On July 18, 2016, the City approved three, five-year pipe lining contracts (IPR Southeast, UAM,
and Chase Plumbing & Mechanical), which will allow us to follow-up our inspections by making
much needed repairs prior to pipes reaching a critical condition of collapsing.It is anticipated that
we can repair approximately 1300-1f of various size pipes with this allocation of $300,000.00 to
these Pipe Lining Services Contracts. The work orders slated to be completed are located in The
Pines, North Farm, Lantern Ridge, Hickory Ridge and Milton Glen Subdivisions.

Public Comment

Council Member Owens offered a motion that Council award a contract for On-Call Pipe Lining services in
an amount not to exceed $200,000.00 to IPR Southeast (IPR) and $100,000.00 to Utility Asset Management
(UAM) under the terms and conditions of the city's existing On-Call Pipe Lining service contract with those
firms and authorize the Mayor to execute all necessary documents.

The motion received a second from Council Member Gilvin

The motion was approved 7-0

F. Storm Pipe Cleaning Services

Director of Public Works, Pete Sewczwicz, came forward to present this item on behalf of staff

Staff recommends approval of funding up tooo $100,000.00 to Southern Hydro Vac. Inc. under the
terms and conditions of the city's existing On-Call Storm Pipe Cleaning services contract and
authorize the Mayor to execute all necessary documents.

The award of this funding is for on-call Stormwater pipe cleaning services that are needed to
supplement City resources in providing quick and proactive storm pipe flushing to prevent flooding
and possible damage to property in the event of a clogged storm pipe during storm events.
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The City competitively procured its current On-Call Stormwater Pipe Cleaning contractor
(Southern Hydro-Vac) in 2014 and is currently in the third year of the 5-year contract term.

Approximately 50 storm lines equal to 5,280 linear feet (1-mile) is anticipated to be completed
during FY 2018 with the funding requested herein. The maintenance and cleaning of 15
stormceptors required annually will also be completed with the funding requested herein.

Public Comment

None

% Council Member Owens offered a motion to award a contract for On-Call Storm Pipe Cleaning Services in

an amount not to exceed $100,000.00 to Southern Hydro Vac. Inc. under the terms and conditions of the city's
existing On-Call Storm Pipe Cleaning services contract and authorize the Mayor to execute all necessary
documents.

e The motion received a second from Council Member Mitchell

o The motion was approved 7-0

G. Southlake Drive Culvert Replacement - Design

Director of Public Works, Pete Sewczwicz, came forward to present this item on behalf of staff

Staff recommends approval of funding up to $69,435 to Pond & Company for the design of the
Southlake Drive Culvert Replacement project under the terms and conditions of the city's existing
On-Call Engineering Services contract and and authorize the Mayor to execute all necessary
documents.

This project includes the full design of a replacement culvert under Southlake Drive at
Westchester Way and the review of a replacement/reconfiguration of the culvert under the
entrance to Broadlands subdivision. This area was identified in recent flood studies as having a
high potential for flooding due to undersized culverts. City crews and contractors have
completed repetitive workorders to unclog and remove debris both upstream and downstream of
the culvert. The design is intended to address the flooding potential and provide measures to
prevent clogging while being mindful of the traffic demands of the roadway. This project will
include all local, state, and federal permitting.

The Department of Public Works requested proposals from the three on-call engineering service
contract providers.

The high scoring firm, Pond & Company, has previously completed culvert replacement
designs. Their unique Plan & Approach included providing up to three design options (including
pros and cons of each), a traffic control plan, a structural debris collection solution to prevent
future clogging, and an education/outreach plan to discourage debris dumping into the stream
that clogs the culvert. Tetra Tech provided a lower cost ($63,340), but did not include traffic
control plans or water/sewer permitting.

Pond & Company’s thorough proposal received the highest scores from the entire evaluation
team and is within the estimate included in this year's capital budget for stormwater pipe and
structure repair and maintenance. Therefore, Staff recommends award to the Southlake Culvert
Replacement Design to Pond & Company.

Public Comment

None
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& Council Member Owens offered a motion that Council award a contract to Pond & Company for the design
of the Southlake Drive Culvert Replacement in an amount not to exceed 369,435 under the terms and
conditions of the city's existing On-Call Engineering Services contract and authorize the Mayor to execute
all necessary documents.

o The motion received a second from Council Member Gilvin

o The motion was approved 7-0

H. Establishment of City Truck Routes and Truck Map Approval
e Director of Public Works, Pete Sewczwicz, came forward to present this item on behalf of staff

e  Staff recommends approval of the City Truck Route Map establishing truck routes through the
City and authorize the Mayor to execute all necessary documents.

e Current City Ordinance requires the establishment of City Truck Routes. The approval of the
City Truck Route map will bring the current City Ordinance up to date on the truck route
requirements.

e Public Works and Public Safety worked together to establish which roadways were best to allow
trucks in and out of the City. This proposed truck map shows the City roads that would better
support truck traffic. The proposed routes were also chosen to try to avoid through truck traffic
in residential areas.

e It should be understood that "No Through Trucks" does not restrict delivery, or trucks that have a
specific purpose on these roads. It only keeps trucks from using these roads as a through way.

Public Comment
e  Valerie Manly, 5140 Southlake Drive, Alpharetta, GA, came forward to speak on this item

*  Council Member Owens offered a motion that Council adopt and establish a City Truck Route Map as
presented by staff and authorize the Mayor to execute all necessary documents.

e The motion received a second from Council Member Merkel

o The motion was approved 7-0

I. Tetra Tech - Design Services for Windward Parkway
e Director of Public Works, Pete Sewczwicz, came forward to present this item on behalf of staff

e  Staff recommends approval of the design of the Windward Parkway Improvements between State
Route 9 and Georgia 400 to Tetra Tech, Inc. in an amount totaling $310,780.00 and authorize the
Mayor to execute all necessary documents.

e  On December 12, 2016, City Council approved award of the conceptual design of Windward
Parkway Business District/Union Hill Road Capacity Improvements to Tetra Tech, Inc., one of
the City’s on-call providers of Engineering Services. On June 5, 2017, Public Works presented
to City Council as a workshop item the conceptual plan for Windward Parkway from State Route
9 to Westside Parkway developed by Tetra Tech's design team.

e Based on City Council's direction from that workshop session, Staff is requesting award of the
full design of the Windward Parkway Improvements between State Route 9 and Georgia 400 to
Tetra Tech, Inc. in an amount totaling $310,780.00. The cost proposal from Tetra Tech is in line
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with staff estimates and has been reviewed by Atkins (City’s on-call provider of project
management services) and found to be reasonable given the scope of work.

e  Design of this section will run concurrent with Tetra Tech's continuation of concept development
for Windward Parkway between Georgia 400 and Union Hill Road. Design is anticipated to take
8 months to complete.

Public Comment
None

s Council Member Owens offered a motion that Council award a design services contract for the design of the
Windward Parkway Improvements to Tetra Tech, Inc. in an amount not to exceed $310,780.00 and authorize
the Mayor to execute all necessary documents.

o The motion received a second from Council Member Merkel

o The motion was approved 7-0

VIIl. PUBLIC COMMENT
None

IX. REPORTS
Assistant City Administrator, James Drinkard announced 2 public meetings:
e 7/25/17 at City Hall, 6:30p.m. - Community Conversations on the Webb Bridge Road Corridor Projects

e 7/26/17 at City Hall, 6:00 p.m. - Community Conversations regarding a potential County wide transit plan

X. ADJOURNMENT TO EXECUTIVE SESSION
% Council Member Kennedy offered a motion to adjourn into Executive Session
o The motion received a second from Council Member Owens

e The motion was approved 7-0

Respectfully submitted,

CO%M

Coty Thigpen
City Clerk
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ALPHARETTA

GEQORGIA

. AGENDA ITEM TITLE: ALCOHOLIC BEVERAGE LICENSE APPLICATION

PH-17-AB-15 194 OLD MILTON, LLC
D/B/A CIRCLE K
3955 OLD MILTON PARKWAY
ALPHARETTA, GA. 30005

CONVENIENCE STORE
BEER & WINE -- SUNDAY SALES

OWNER: SHAMS NANJI

REGISTERED AGENT: SIRAJ ALI
. RECOMMENDATION:

lll. BUDGET IMPLICATIONS:

BUDGETED ITEM: NO FISCAL IMPACT: NO

INCLUDED IN CURRENT FY CPTL BUDGET: NO  INCLUDED IN CURRENT FY OPRT. BUDGET: NO
TOTAL PROJECT COST:

APPROPRIATIONS:

ACCOUNT TITLE/NUMBER DOLLAR AMOUNT

EXTERNAL FUNDING SOURCES:

ACCOUNT TITLE/NUMBER DOLLAR AMOUNT

IV. REPORT IN BRIEF:

V. ALTERNATIVES:

VI. ATTACHMENTS:
Alcohol meeting minutes



CITY OF ALPHARETTA
PUBLIC HEARING

LIQUOR LICENSE
DATE: July 20, 2017
TIME: 3:00 P.M.
LOCATION: City Hall, Council Chambers

Official Minutes

The public is advised the following minutes are not a verbatim transcription of
business presented at the Public Hearing of the date shown, but are a synopsis of
pertinent information. The public is further advised the tapes recorded at said
meeting are a matter of public record and are available to be heard at the City of
Alpharetta Clerk’s office during normal business hours.

L. CALL TO ORDER: Coty Thigpen, City Clerk, called the meeting to order
at 3:00 pm

IL. LICENSE APPLICATIONS:

1. PH-17-AB-15 194 Old Milton, LLC
d/b/a Circle K
3955 Old Milton Parkway
Alpharetta, Ga. 30005

Convenience Store
Beer & Wine — Sunday Sales

Owner: Shams Nanji
Registered Agent: Siraj Ali

Mrs. Thigpen asked the manager to come forward and state his name and address
and tell something about the business. The manager was asked if he has had any
experience with alcohol licenses in the past. He was also asked if he has had alcohol
licenses in any other municipalities and what they plan to do to train their
employees on the sale of alcohol at their store.

Mr. Nabil Filfil, Circle K manager, Buford, Ga., came forward to explain that they
will train all employees on how to properly card their patrons and they will also
have a P.O.S. system at their register requiring the employee to enter the customer’s
date of birth, as the sale is rung up. Dana Farkas, Dana Farkas Solutions, came
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forward to state that she is the contractor they hired to prepare the applicant’s
alcohol licensing.

Public Comment: None

Mrs. Thigpen stated that, after reviewing the application and doing the background
investigation, she found no reason why the application should not be approved; and
it would be placed on the consent agenda for Monday, July 24 at 6:30pm. She asked
that a representative be present in case someone on the council may want to ask a
question of the applicant. She advised them to read the City’s alcohol ordinance to
ensure they are familiar with the laws pertaining to the sale of alcohol.

III. ADJOURNMENT: There being no further business, Mrs. Thigpen
adjourned the hearing at 3:05 pm.

Respectfully Submitted,

B

Lampert, Assistant City Clerk




CITY COUNCIL MEETING
STAFF REPORT

T GEORGIA SUBMITTING DEPARTMENT: COMMUNITY DEVELOPMENT
SUBMITTED BY: KATHI COOK
DRAFTED BY: MICHAEL WOODMAN

«Y\g CITYOA

ALPHARETTA

I.  AGENDA ITEM TITLE; CLUP-17-02/Z-17-04 TAYLOR MORRISON/40 CUMMING STREET
City COUNCIL: July 24, 2017

This item was heard at the June 1, 2017 Planning Commission meeting. Several residents spoke in opposition to
the request, with concerns over density, traffic, townhomes and tree protection. One resident spoke in favor of
the request. After discussion, the Planning Commission recommended to deny this item. Vote (7-0)

The applicant requested a deferral to the July 24™ Council meeting.

UPDATE: The applicant provided a revised site plan depicting all single-family detached product, including 59
lots with a density of 5.04 dwelling units per acre. The site plan considered by the Planning Commission depicted
40 townhome units and 29 detached units. Staff has reviewed the revised site plan and has the following
concerns:

o Lot sizes adjacent fo existing residential and along Cumming Street and Manning Drive do not comply
with the recommended min. 80’ lot width and min. 6,000 square feet lot size.

o The linear park along Cumming Street has been reduced and is no longer depicted as civic space.

o Site plan depicts a 10’ landscape strip and front-loaded units along the west property line. Staff
recommends a 15’ landscape buffer and to allow units to be front-loaded.

e &' public sidewalk connecting Cumming Street and the civic space on the north end of the site near the
stream has been removed. The revised site plan depicts 5’ internal sidewalks with no connection to the
civic space around the stream. The &’ path along the stream has been removed on the revised site plan.

e A large stormwater management facility is depicted within the impervious setback associated with the
stream. The UDC does not allow stormwater facilities within the impervious setback.

e A cenfral tree save area has been removed, as reflected on the revised site plan. The City Arborist
recommended additional tree saves before the central tree save was removed.

[l.  RECOMMENDATION:

Deny CLUP-17-02/Z-17-04 Taylor Morrison/40 Cumming Street request for comprehensive land use plan
amendment and rezoning.



If approval is considered, subject to the following conditions:

1.

®

10.

11.

12.

13.

14.

15

17.

The site, consisting of approximately 10.87 acres, shall be zoned DT-R and developed substantially similar
to site plan submitted by PEC, dated 7/12/2017, except for modifications required to comply with the
conditions below. However, lot yield depicted is not guaranteed and subject to meeting all City code
requirements and conditions of zoning.

The Lewis-Manning House property, consisting of approximately 0.84 acres, shall be zoned DT-LW and
developed substantially similar to site plan submitted by PEC, dated 7/12/2017, except for modifications
required to comply with the conditions below. Use shall be restricted to office or HOA use.

The permitted residential product on the property shall be single-family detached. Minimum lot size shall be
6,000 square feet along Cumming Street, Manning Drive and adjacent to existing residential. Internal lots
shall have a minimum lot size of 2,500 square feet in order to maximize tree saves.

Lots along Manning Drive and lots that back up to existing homes on Manning Drive shall have a minimum
lot width of 80".

Minimum building setbacks shall comply with the DTR district standards.

Homes along Cumming Street shall face that street. Side elevations shall be screened with evergreen
plantings. Civic space along Cumming Street shall be a minimum 50" wide (as previously depicted) and
developed with a park-like setting with heavy decorative landscape, hardscape, walls and seating. The
landscape shall include plant selections promoting the historic district. Civic areas to be maintained by HOA.
Homes adjacent to existing residential and commercial shall be front loaded.

Single-family detached architecture and materials shall be developed substantially similar to the renderings
prepared by Main Street Designs, dated 5/22/2017, except for modifications required to comply with these
conditions, and in compliance with the Alpharetta Downtown Code subject to approval by Staff. Front porches
and stoops shall have a minimum depth of 8’. Bay windows shall have a minimum depth of 2'. 4-sided
architecture and materials shall be required. A minimum 50% of homes along Cumming Street and Manning
Drive shall be brick or stone.

The Historic Lewis-Manning House shall be restored and protected. Restoration and modifications shall require
review and approval by Staff. The exterior of the home shall be restored prior to the first Certificate of
Occupancy on the property. Landscaping and fencing style shall be designed to complement the time period
of the historic home.

An easement shall be recorded on the final plat providing for use of the Lewis-Manning House yard as amenity
space for the proposed subdivision.

The yard surrounding the Lewis-Manning House shall be enhanced with landscape, hardscape, seating areas
and a sculpture or fountain, as approved by Staff. Evergreen plantings shall be required along the north and
east sides of the Lewis-Manning House.

Developer shall provide a statement on the final plat and in the HOA covenants, conditions & restrictions
providing for the protection and maintenance of the Lewis-Manning House.

The Lewis-Manning House shall be permitted 1 monument sign not to exceed 10 square feet and 1 wall sign
shall not exceed 4 square feet both to be approved by the DRB. The property will forever be known as the
Lewis Manning House and will be so designated by a plaque, which will be affixed to the exterior of the
structure as approved by the DRB.

A minimum 15’ transitional, planted buffer, as depicted on the zoning plan, shall be provided adjacent to
the existing Manning Drive residential properties to the east and shall be planted with evergreen trees and/or
shrubs to provide a visual screen between uses, as approved by Staff. Buffer shall be recorded as undisturbed.

. A minimum 15’ landscape buffer shall be provided adjacent to properties to the west zoned commercial.
16.

Roadways with on-street parking shall incorporate curb extensions at intersections. Internal road shall include
on-street parking and sidewalk, where feasible, as approved by Staff.

The corner of Cumming Street and Manning Drive shall be heavily landscaped with evergreen plantings to
screen the side of Units 11 & 12 and internal driveway and decorative ornamental plantings.



18.

19.

20.
21.

22

23.

24.

25.

26.
27.

28.

29.
30.

31.

32.

33.
34.

35.
36.

37.

A stacked stone, brick or granite wall shall be constructed between homes and front landscape area. Under
ledge wall lighting shall be required. Benches and a public art pedestal shall be approved by Staff.

Civic and amenity areas shall include a mix of trees, shrubs, and ground covers of varying heights, textures
and colors as approved by Staff.

Development shall not be gated and roads will be private and maintained by the HOA.

Developer shall remove, by hand, trash from the stream at the north end of the property.

. Add trees, shrubs and ground cover plantings to the south side of the multi-use trail where cleared or sparse.

Plantings will consist of traditional native southern plants creating a manicured park-like natural appearance
as approved by Staff.

In addition to required trees in the on-street parking bump outs, shade trees alternating with flowering
ornamental trees shall be planted on the backside of the sidewalk as approved by Staff. In lieu of tree grates,
the soil area around the trees shall be planted with evergreen ornamental grasses, groundcovers or shrubs.
Creeping fig or another creeping vine shall be planted to cover decorative and retaining walls as approved
by Staff.

Civic space along Cumming Street and the stream, as well as the sidewalk connecting the two areas shall be
recorded for public use.

Multi-use path along Cumming Street shall be a 12’ concrete accessible path. A multi-use path connection
through site and along stream shall be provided, including a minimum 6’ concrete accessible path and
incorporated within a 10" public access easement. &’ path shall be constructed up to the west property line
to allow for a future public pedestrian connection to North Main Street, as approved by Staff. Easement
documents shall address maintenance responsibilities, which shall be maintained by the HOA. Decorative
entrance signage with arch, lighting, seating areas, landscape and hardscape shall be provided, as
approved by Staff.

Driveways shall be a minimum 18’ from garage to back of sidewalk or less than 5'.

Parking areas and internal driveways shall be heavily screened from Cumming Street, Manning Drive and
civic space.

Internal sidewalks shall be provided to the fronts of units and shall be a minimum 5" with pedestrian-scale
lighting provided throughout the development.

Fencing visible from the street or civic areas shall be decorative as approved by Staff.

Existing trees shall be preserved as depicted on Sheet TP prepared by PEC, dated 7/12/2017. In addition,
the developer shall save the following tree: #367 (27" Pecan). The location of the tree protection fence around
#67 (47" White Oak) shall be approved by Staff. Applicant’s site plan shall include a central tree save area
of a minimum 7,500 SF. Additional encroachments shall be allowed per this plan with additional tree care
to offset the encroachment as approved by Staff. The 2 non-specimen trees along Manning Drive shall be
incorporated into lots along Manning Drive.

Remove exotic and invasive trees and shrubs within open space, tree save areas and stream buffer and
replant where sparse as approved by Staff.

Final streetscape shall match the approved Downtown streetscape standards and include decorative
pedestrian lighting as approved by Staff. Street trees shall be required along Cumming Street within the
beauty strip, as well as behind the sidewalks as a continuation of what has been previously planted or
designed in the Downtown, as approved by Staff. Heavy landscaping shall be provided along Manning
Drive, as approved by Staff. All required landscaping shall be outside of utility easements.

Street trees of the proper size and locations shall be required along all internal roads as approved by Staff.
Off-site tree encroachment shall be limited to no more than 20% on the CRZ and shall require
notification/approval by property owner, as approved by administrative variance.

Decorative paver aprons shall be required at the project driveway as approved by Staff.

Landscape, hardscape, fences and walls shall complement materials used in the Downtown, as approved by
Staff.

No more than 10% of the residential units shall be permitted to be rented, as recorded in the HOA's
declarations and covenants.



38. Overhead utilities shall be placed underground.
39. Final detention area shall be substantially similar to site plan, except that no stormwater management facilities
shall be permitted within the impervious setback and there shall be no additional tree clearing.

lll.  REPORT IN BRIEF:

The applicant, Taylor Morrison, is requesting to rezone approximately 10.87 acres from R-15 (Dwelling, ‘For-
Sale’ Residential) to DT-R (Downtown Residential) to allow for the construction of 59 ‘For-Sale’ detached homes.
An additional rezoning of approximately 0.84 acres from R-15 to DT-LW (Downtown Live-Work) is requested to
allow the historic Lewis-Manning House to be restored and used as an office. A change to the Comprehensive
Land Use Plan designation of the Lewis Manning House property is requested from ‘Downtown Residential Density’
to ‘Mixed Use Live Work’, as well as a change fo the designation of 2 parcels on Manning Drive from ‘Low
Density Residential’ to ‘Downtown Residential Density’. The property is located on the north side of Cumming
Street between Highway 9 and Manning Drive at 40 Cumming Street.

DISCUSSION

The submitted request, if approved, will allow Taylor Morrison to construct 59 ‘For-Sale’ single-family
detached units on 11.71 acres with a residential density of 5.04 dwelling units per acre. In addition, the
applicant proposes to save and restore the Lewis-Manning House and to use it as an office. The property
is located on the north side of Cumming Street between Highway 9 and Manning Drive at 40 Cumming
Street and 136 Manning Drive.

The property consists of three (3) parcels of land, including two (2) single-family detached homes and a
small vacant residential lot. The subject property and surrounding properties are zoned R-15 to the east, R-
12 to the north, C-1 and Ol to the west and O-I and R-15 to the south. The Manning Drive subdivision is
adjacent to the east, Manning’s Ridge to the north, North Main Street commercial and office properties to
the west and Alpharetta First United Methodist Church to the south. The proposed residential use is
consistent with the Comprehensive Land Use Plan designation of the property, which is ‘Downtown
Residential Density’. The applicant proposes a comprehensive land use plan amendment to allow the Lewis-
Manning House to be used as an office, as well as an amendment to two (2) parcels on Manning Drive
from ‘Low Density Residential’ to ‘Downtown Residential Density’.

The Lewis-Manning House was built in 1895 for Col. Tom Lewis and later sold to the Manning Family in
1905. The 2-story home was designed in the Queen Anne style. The applicant proposes to save and restore
the home and to use it as a professional office. This request is similar to the East of Main development,
where the Ben Manning House was saved, restored and approved for use as a professional office.

Residential densities vary in the Downtown, as shown in the table below. The applicant’s proposed density
of 5.04 dwelling units per acre is lower than many other recent approvals in the Downtown. The
surrounding neighborhoods of Manning Drive and Manning’s Ridge have residential densities between
1.5 and 2.0 dwelling units per acre. However, the closest approval is Lehigh Homes at 2.9 units per acre.



Downtown Overlay — Residential Densities

Development Name Type Acres Density
Southerton/Aycock 10 SFD 1.232 acres 8.1 units/acre
City Center 42 SFD, 156 Apartments 25 acres 8.0 units/acre
Edward Andrews 17 SFD, 23 TH 5.85 acres 6.8 units/acre
Old Milton Holdings/Notting Hill | 25 SFD, 89 TH, 42 Condo | 23.89 acres 6.5 units/acre
Thompson Street Flats 24 Condo 2.39 acres 10.0 units/acre
Thompson St/Burnett Circle 43 TH 5.722 acres 7.5 units/acre
Lehigh Homes 9 SFD 3.1 acres 2.9 units/acre
Teasley Place 24 Condo 2.2 acres 10.9 units/acre
East of Main 41 SFD, 42 TH 10.43 acres 8.0 units/acre
Newvale (f.k.a. Olmstead Park) 23 TH 2.39 acres 9.6 units/acre
Twelve on Canton 12 SFD 5.465 acres 2.2 units/acre
Perling — S. Main/Devore 78 TH, 129 Apartments 12.913 acres 16.0 units/acre
Chelsea Walk 49 TH 7.04 acres 7.0 units/acre
SITE PLAN

The applicant submitted a revised site plan depicting all single-family detached product. Previous plans had
shown both townhome and detached product. The revised site plan depicts 59 single-family detached
homes on 11.71 acres. Homes are proposed to be three (3) stories or 35’ and are oriented to Cumming
Street and Manning Drive. Homes are depicted backing up to the Manning Drive properties at a ratio of
two (2) proposed single-family lots to one (1) existing lot in Manning Drive subdivision. The single-family
detached lot sizes are reflecting in the Site Data table as being a minimum of 2,500 square feet.

One (1) project driveway is depicted on Cumming Street. The applicant’s original site plan depicted access
from Manning Drive, which is consistent with the principles of transportation planning. However, the
applicant made a decision to move the project access to Cumming Street due to a significant amount of
concern voiced by the Manning Drive subdivision over possible negative impacts to their neighborhood.
Access to the Lewis-Manning House and associated parking is proposed through the project driveway on
Cumming Street.

35 on-street guest parking spaces are depicted at various locations throughout the development, which
exceeds the Downtown Code requirement of 0.15 parking spaces per residential unit. The Lewis-Manning
House will be served by six (6) parking spaces at the rear of the structure and six (6) on-street parking
spaces along Cumming Street, which meets the Downtown Code requirement of three (3) parking spaces
per 1,000 square feet for office use. A 12’ multi-use trail (sidewalk) is proposed along Cumming Street
and a six-foot (6') sidewalk is proposed on Manning Drive. A minimum 15’ landscape buffer is depicted
along the east side of the property, adjacent to existing single-family lots on Manning Drive, and a 10’
landscape strip is depicted along the west property line. Building setbacks as proposed do not meet the
requirements of the DT-R district. Minimum building setbacks are shown as follows:

e Cumming Street — 10’
*  Manning Drive - 10’
* Internal (Front) - 0’
e Internal (Side) - O’
e Internal (Rear) - O



The applicant’s site plan depicts 2.12 acres of amenity space and 1.08 acres of civic space, which reflects
an increase from previous site plans. However, the applicant’s site plan depicts amenity space along
Cumming Street, which should be reflected as civic space. Also, the area at the north end of the site is
depicted as civic space; however, the trail that previously connected this area to Cumming Street has been
deleted. A five-foot (5) sidewalk runs through the property; however, there is no connection to the north
end of the site adjacent to the stream. Also, the 6’ path along the stream has been removed from the latest
site plan. A linear park is depicted along Cumming Street and includes a 12’ concrete multi-use trail.
However, the linear park has been significantly reduced from previous site plans. Additional pocket parks
are depicted at other locations within the development, with some including tree save areas.

The Alpharetta Downtown Code requires a minimum 10% civic space and 10% amenity space. UDC
Subsection 3.2.4(l) considers a site’'s open space requirements to be completely satisfied when a
development incorporates a historic building. The Lewis-Manning House (40 Cumming Street) is on the
City's Historic Resources Inventory List and the developer will make necessary improvements to allow for

human habitation of the structure. A legal agreement will be required guaranteeing the maintenance of the
building through the established HOA.

There are several trees on the subject property identified as specimen quality, consisting mainly of
Hardwoods (Oak, Poplar, Sweet Gum, Maple and Dogwood) and Pines. Staff had concerns with the
applicant’s initial site plan, which did not save many specimen trees. The applicant revised the site plan to
incorporate additional tree save areas, including around the Lewis-Manning House and at the north end of
the property. A central tree save area depicted on previous site plans has been removed. The Arborist
stated that additional trees should be saved, such as a large grouping of trees on the eastern side of the
site near the existing residential. Also, the applicant should be required to limit tree removal for detention
beyond what is identified on the site plan.

Stormwater management facilities are depicted as one (1) large above-ground facility at the north end of
the property and within the impervious setback associated with the stream. The City’s definition of
impervious cover does not allow stormwater facilities within the impervious setback of the stream. Previous
site plans depicted smaller facilities near the stream and south of 160 Manning Drive.

ELEVATIONS

The applicant’s proposed renderings reflect three (3) architectural styles approved in the Downtown
Overlay, including Queen Anne, Greek Revival and ltalianate. According to the applicant’s architect, the
single-family detached homes will be a mix of the three (3) above-mentioned architectural styles. A variety
of materials are depicted on the renderings, including siding, board and batten and brick.

The Downtown Architect reviewed the proposed building elevations and finds them to be generally in
compliance with the Downtown Code. The following comments were provided by the Downtown Architect:

e Single-family Detached Product:
o Building footprints and rooflines should have more variation.
o Need more masonry product on single-family detached homes.
e General Comment:
o All buildings should be 4-sided architecture with the same primary building material on all 4 sides.
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TRAFFIC

The applicant commissioned a Traffic Impact Assessment (TIA) at the request of staff in order to evaluate
the effect of new traffic from the development. The development's trip generation is presented in Table 1
below. Based on the traffic study assumptions, approximately 59 new vehicle trips are expected to be
added to the City transportation system during the PM Peak Hour period. It should be noted that the site
plan and proposed development intensity has changed since the traffic study was initiated. However, the
number of trips expected from the current proposal are less than presented in the study.

Table 1: Project Trip Generation Summary
Land Use (Infensity) ITE Daily Traffic AM Peak Hour | PM Peak Hour
Code | Enter Exit | Enter Exit | Enter Exit
19 units — Single-Family Detached Housing 2101 113 113 6 17 15 9
52 units — Residential Condominium/Townhouse] 230| 182 182 5 26 23 12
Total New Trips 295 295 11 43 38 21

Intersection operations were evaluated along Cumming Street at North Main Street, the proposed site
access, Manning Drive and Cricket Lane. At all intersections, traffic operations were found to perform at
or better than the Level of Service C, well within the City’s transportation system performance goals.

One element identified in the TIA is that traffic congestion experienced along Cuming Street at North Main
Street is difficult under existing and proposed conditions, with vehicle queues extending beyond the
proposed site access at times during the PM Peak Hour period. As one approach to avoid exacerbating
the issue, the intersection at Manning Drive was evaluated assuming an alternative site access onto
Manning Drive. Even with all proposed site traffic and existing traffic from Manning Drive, the intersection
was found to continue to operate at or better than Level of Service C, making the alternative site access
onto Manning Drive a scenario worth considering.

SCHOOLS

Residential development is known to increase school enrollment. Fulton County calculated the potential
maximum number of children who may live on the property by using the Fulton County Schools standard
calculation to identify the number of children that a residential development will generate. The following
chart outlines these figures:

FULTON COUNTY SCHOOLS - 59 SingleFamily Detached Units

School Single Family Average #
Manning Oaks Elementary School 6 to 22 students
Hopewell Middle School 2 to 12 students
Alpharetta High School 6 to 19 students

TOTAL 14 to 53 students

Based on the total figure for all three school levels, it can be assumed that the proposed development could
house approximately 14 — 53 school age children. Numbers provided by Fulton County Schools show that
7



Alpharetta High School has capacity; however, Manning Oaks Elementary School and Hopewell Middle
School are currently over capacity.

STANDARDS FOR ZONING CHANGES

The Planning Commission and the City Council shall consider the following standards in considering a
rezoning application, giving due weight or priority to those factors particularly appropriate to the
circumstances of each application:

a. Whether the zoning proposal will permit a use that is suitable in view of the zoning use and
development of adjacent and nearby property.

Response: The zoning proposal is suitable as it relates fo adjacent or nearby properties, if conditions
are approved requiring lots adjacent fo or fronting on Cumming Street and Manning Drive to be of a similar
sized lot as surrounding development. While approval of the applicant’s request would result in the Lewis-
Manning House being used as a privafe office, the restoration and profection of the structure is a benefit
fo the Alpharetta community and the yard will remain open fo residents of the subdivision as amenity space.

b. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby
property.
Response: The zoning proposal will not adversely affect the existing use or usability of adjacent or

nearby properties, if conditions are approved requiring lots adjacent fo or fronting on Cumming Street and
Manning Drive fo be of similar size as surrounding development. While approval of the applicant’s request
would result in the lewis-Manning House being used as a privafe office, the restoration and profection of
the structure is a benefit to the Alpharetta community and the yard will remain open fo residents of the
subdivision as amenity space.

c. Whether the zoning proposal will adversely affect the natural environment.

Response: The applicant’s proposal depicts a stormwater management facility encroaching upon the
impervious setback associated with the stream. Tree save areas are depicted at several locations on the
site. Staff recommends a condition requiring additional tree saves.

d. Whether there are substantial reasons why the property cannot or should not be used as currently
zoned.

Response: The subject property could be developed under the existing zoning of R-15, which is similar
fo the zoning of surrounding residential subdivisions and only allows single-family detached homes. While
approval of the applicant’s request would result in the Llewis-Manning House being used as a private office,
the restoration and protection of the structure is a benefit fo the Alpharetta community and the yard will
remain open fo residents of the subdivision as amenity space.

e. Whether the zoning proposal will result in a use that will or could cause an excessive or burdensome
use of public facilities or services, including but not limited to existing streets and transportation facilities,
schools, water or sewer utilities, and police or fire protection.
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Response: The zoning proposal should not have significant impacts on public facilities or services.
However, the proposal would represent an increase to the allowable density on the subject property.

f. Whether the zoning proposal is supported by new or changing conditions not anticipated or
reflected in the existing zoning on the property.

Response: The property is located in the Downtown Overlay, which reflects a change in condition. The
proposed use of the Lewis-Manning House for an office is consistent with the Downtown Master Plan vision
of a walkable, mixed-use environment. However, staff recommends condlitions requiring lots adjacent fo or
fronting on Cumming Street and Manning Drive to be of similar size as surrounding development.

g. Whether the zoning proposal reflects a reasonable balance between the promotion of the public
health, safety, morality or general welfare against the right to unrestricted use of property.

Response: The applicant’s zoning proposal generally reflects a reasonable balance. The proposed
residential use is consistent with the Downtown Master Plan and the proposed office use of the Lewis-
Manning House is consistent with the live-work vision in the Downfown. However, staff recommends
condlitions requiring lots adjacent to or fronting on Cumming Street and Manning Drive fo be of similar size
as surrounding development.

h. Whether there are substantial reasons why the property cannot be used in accordance with existing
zoning.

Response: The subject property could be developed under the existing zoning of R-15, which is similar
fo the zoning of surrounding residential subdivisions and only allows single-family detached homes. While
approval of the applicant’s request would result in the Lewis-Manning House being used as a private office,
the restoration and protection of the structure is a benefit to the Alpharetta community and the yard will
remain open fo residents of the subdlivision as amenity space.

i. The extent to which the zoning proposal is consistent with the Comprehensive Plan.

Response: The request to allow ‘For-Sale’ residential use is consistent with the comprehensive land use
plan designation of the property, which is Downtown Residential Density. The applicant proposes a change
fo the designation of two (2) small lots on Manning Drive from low Density Residential” to ‘Downtown
Residential Density’. However, the request to use the lewis-Manning House as an office does not meet the
comprehensive land use plan designation of the property. Therefore, the applicant proposes a change to
the designation of the lewis-Manning House property to ‘Mixed Use Live Work’.

COMPREHENSIVE LAND USE PLAN

Unified Development Code Section 4.1.3 Standards for CLUP amendment approval, provides the following
criteria for consideration when evaluating a request for a change in land use:

A. The extent to which a change in the economy, land use or development opportunities of the area has
occurred.
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Response: If the applicant’s request is approved, the Lewis-Manning House will be saved and restored
as a condition of zoning. The request fo utilize the hisforic structure as an office is consistent with the
Downtown Master Plan, which encourages the preservation of historic resources.

B. The extent to which the proposed designation is in compliance with the goals and policies of the Plan.

Response: The applicant’s proposal is consistent with many of the goals and policies in the City’s
Comprehensive Plan, including promoting a mix of uses and walkability in the Downfown.

C. The extent to which the proposed designation would require changes in the provision of public facilities
and services.

Response: The proposal would not generate significant impacts on public facilities and services.
D. The extent to which the proposed designation would impact the public health, safety, and welfare.

Response: While approval of the applicant’s request will result in the Lewis-Manning House being used
as a privafe office, the restoration and protection of the structure is a benefit to the Alpharetta community
and the yard will remain open fo residents of the subdivision as amenity space.

E. The extent to which additional land area is needed to be developed for a specific type of use.
Response: Not applicable.

F. The extent to which area demographics or projections are not occurring as projected.
Response: Not applicable.

CONCURRENCES

Staff has reviewed the applicant’s proposal and finds that it can generally support the applicant’s request
for comprehensive land use plan amendment and rezoning. While the proposed change of use is consistent
with the intent of the Downtown Master Plan, staff has concerns with the number of residential units
proposed immediately adjacent to Manning Drive. Lehigh Homes was approved in 2016 for single-family
detached lots, with a density of 2.9 units per acre and a minimum lot size of 7,000 square feet. A similar
detached development could be developed on the subject property. Staff supports the preservation of the
Lewis-Manning House and the proposed use of the structure as an office. If approval is considered,
conditions are recommended that guarantee maintenance and protection of the historic structure, as well
as limits the residential density adjacent to Manning Drive.

CITIZEN PARTICIPATION PLAN

The report submitted by the applicant states that property owners within 500" were contacted regarding
the applicant’s intent. The report states that the applicant met with Manning’s Ridge HOA Board, residents
of Manning Drive subdivision and other adjacent property owners. According to the applicant, support for
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the project was mixed, with many saying that they would support the project if the project driveway was
moved to Cumming Street. Other topics of concern that were raised, included stormwater, trees, density
and townhome product.

At the request of the neighborhood, Staff met with several residents from Manning Drive subdivision to
provide an overview of the applicant’s request and to allow the neighborhood to voice their concerns. The
following list of concerns were provided at this meeting:

Not enough notice given to neighborhood by the applicant for a community meeting. Requested that the
applicant defer to June or July.

Do not support project access from Manning Drive. Access should be from existing driveway on Cumming
Street.

Density is too high. Density should represent a transition to surrounding, existing neighborhoods.

Increase size of lots adjacent to Manning Drive subdivision. Lot sizes should be 1-to-1 (proposed vs. existing).
Concerned that using the Lewis-Manning house as an office would destroy the interior of the home.
Concerns over stormwater (location, run-off, mosquitos).

Save more trees, many trees over 100 years old.

Provide buffer between proposed development and Manning Drive subdivision (undisturbed and/or
replanted, possibly a fence).

All buildings should be 4-sided architecture and masonry materials.

The City should purchase the property for a park or the developer should build a city park with very low
density lots surrounding the park.

Concern with townhomes being over-built. Applicant should provide a market study to support the request.
What will happen to wildlife on the property?

. ATTACHMENTS:

Site Plan

Renderings
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The Manning Community
Architectural Design

e . Sl S M bt

The Lewis - Manning House

Lewis-Manning Architectural Influence:

The Lewis Manning House was created in the end of the
Romantic Era that dominated the architecutral trends in the United
States in the mid 1800s.
The architectural styles included:
Queen Anne
Greek Revival
Italianate

Our goal is to take you back in time to when the City of Alpharetta
was formed and the Romantic styles dominated. We take pride in our
hertiage and the ability to honor and preserve history.

i

ResientlDesgnby: 40 Cumming Street / 136 Manning Drive

Main Street Designs of Georgia, LLC

www.MainStreetDesignsLLC.com

: rMorrison.
Alpharetta, Georgia Taylo ‘ orr S_on
4400 North Point Parkway, Suite 295

Date: May 22, 2017 Alpharetta, GA 30022




Queen Anne Style:

Identifying Features:

Steeply Pitched or Irregular =
Shaped Roofs ==
s - =
Patterened Shingles B - 72 =y = =
2 - J it ., = :
Dominate Front Facing Gable -~ g5 i | =
& \%{!‘\gg u 2 N —
Asymmetrical Facade ph = =
Cutaway Bay Windows el | IS =T SIS
{ L “ | : = ! = ] | —
Full or Partial Porch f : T 3{ : :
LU | |
Decorative porch brackets, NS e o TS s
. : ] o e U 3 Wl PR
pickets or columns : T e T Ayia o=
Queen Anne Style

Background:

Queen Anne style became
popular by the archirtect
Richard Norman Shaw in the
19th Century. Distinguished
by half timber and patterned
masonry, ornate spindlework
and intricate detailing. The
Lewis-Manning House con-
structed in 1895 is modeled
after the Queen Anne style.

Main Street Designs of Georgia, LLC ;
www.MainStreetDesignsLLC.com Alpharetta, Georgla

Date: May 22, 2017

? Residental Design by 40 Cumming Street / 136' Manning Drive

TaylorMorrison.

4400 North Point Parkway, Suite 295
Alpharetta, GA 30022




Italianate Style:

Identifying Features: = e =
S s
————— ——=, 3
Symmetrical or Asymmertical / _ﬂ_____—:,_,“ ) 8 S
massing (w1 ' —

Low pitched main roof (5:12) 5 _

Wide overhanging eaves with
decorative brackets :

Elaborate window treatment

'Two pane window glazing

Single story porches w/ re- ;
strained detailing and square —
posts

Italianate Style

Italianate Style:

Italianate styling dominated
urban housing in the decades
between 1860 and 1880 in the
Eastern and Midwest region.
Italianate houses are char-
acterized by wide projecting
cornices with brackets, low
pitched roofs and decorative
window trim.

Main Street Designs of Georgia, LLC ;
www.MainStreetDesignsLLC.com Alpharetta, Georgla.

Date: May 22, 2017

? Resdental Desgnby: . 40 Cumming Street / 136 Manning Drive

TaylorMorrison.

4400 North Point Parkway, Suite 295
Alpharetta, GA 30022




Gothic Revival Style:

Identifying Features:

Symmetrical structure massing -

Steep pitch roofs with cross
gable bracing

Center or paired gables

TR

Wall surface extending into
gable without break

One story full porch

Porch columns with decorative
bracing

Sk Cunmn

Gothic Revival Style

Gothic Revival
Style:

The Gothic Revival style was
more complex and difficult to
construct thefore less com-
mon. The style grew in pop-
ularity in the 1860’ in the
South. Considered one of the
romantic houses using detail-
ing from the European Swiss
Chalet. This style became pop-
ular by the architect Andrew
Jackson Downing’s publication
in 1842.

Main Street Designs of Georgia, LLC ;
www.MainStreetDesignsLLC.com Alpharetta’ GeOI'gla

Date: May 22, 2017

? Residental Design by 40 Cumming Street / 136 Manning Drive

TaylorMorrison.

4400 North Point Parkway, Suite 295
Alpharetta, GA 30022




The Manning Community
Product Overview

Single Family Product Line:

- Alley Load Garage Single Family
- 2 Story
- Slab and Basement Condtitions

Product Name: Square Footage:

Buckingham 2,256 sq. ft.

Chastain 2,536 sq. ft.

Providence 2,958 sq. ft.

Rutland 2,900 sq. ft.

Cameron 3,104 sq. ft.

Townhome Product Line:

- Alley Load Garage

- 3 Story Drive Under 4

- Finished Terrace Level ¢

- 2 & 3 Bedroom Options B 1

Product Name: Square Footage: Eow b .

Merlot 2,536 5q. ft. T -

Riesling 2,536 sq.ft. - L

Townhome Streetscape View

Residential Design by: 1 ‘ ‘ 1 1 .
s of Georgia, LLC 40 Cumming Street / 136 Manning Drive TaylorMorrison
www.MainStreetDesignsLLC.com Alpharetta, Georgia :

4400 North Point Parkway, Suite 295
Date: May 22, 2017 Alpharetta, GA 30022
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Residential Design by:
Main Street Designs of Georgia, LLC

www.MainStreetDesignsL.LC.com

40 Cumming Street / 136 Manning Drive
Alpharetta, Georgia
Date: May 22, 2017

TaylorMorrison.

4400 North Point Parkway, Suite 295
Alpharetta, GA 30022




2 CAR GARAGE Ruflan Elevan E

\ Gothic Revival
PORCH e ‘

STTNG -
%
===== ; M. BATH! @
— VASTER —
[ P
wi == E - H
oo 2 oo s | AN - N Rutland Elevation F
B]C ) = = 3 ialianate
! ATH 2 e e —— 1
i i
-2nd FLOOR PLAN - RUTLAND E*

et e
Rutland Elevation G
The Rutland Qe e

esidential Design by: 1+ - \/ P 11 :
e Suget;egig%fcemgm,LLc 40 Cumming Street / 136 Manning Drive TaylorMorrison.
www.MainStreetDesignsLLC.com ! Y

* Alpharetta, Georgia 4400 North Point Parkway, Suite 295

Date: May 22, 2017 Alpharetta, GA 30022




e« <1 ok e
z Gothiz Revnal

STOAAGE

5 bl

BEDIQOM 2 /_\7 E=

-2nd FLOOR PLAN - CAMERON E*

Cameron Elevation G

Quicess Anne

The Cameron

Cameron Elevation F

Haltanate

s af Geonga, LLC 40 Cumming Street / 136 Manning Drive
www.MainStreetDesignsLLC.com Alpharetta, Geor gla

Date: May 22, 2017

TaylorMorrison.

4400 North Point Parkway, Suite 295
Alpharetta, GA 30022




r m
|
DECX
e =
R =
N Buckingham €
&
£ gt
| -
5
s
’ % -
.
b - NAT
L > x
g8t FLOOR PLAN - BUCKINGHAM "E* 2nd FLOOR PLAN - BUCKINGHAM "E"
The Buckingham Buckingham G

Gothic Ravival

Buckingham F

Halanate

;;s;;ngzggfg:;gm of Georgia, LLC 40 Cumming Street / 136 Manning Drive
www.MainStreetDesignsLLC.com Alphar etta, Georgia

Date: May 22, 2017

TaylorMorrison.

4400 North Point Parkway, Suite 295
Alpharetta, GA 30022




Chastain Elevation E
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“Chastain Elevation F
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Elevation A ‘ Elevation C Elevation B

Front Elevation

Manning Townhomes
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www.MainStreetDesignsLLC.com Alphar etta, G’eorgla
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Italianate Style: , S
Identifying Features:

/ Two to three Stories NN

Low pitched main roof (5:12)

]
J
|
:L.
o
i
ki
i

Wide cornice overhangs with
decorative brackets beneath eaves

Narrow windows qith 2 over 2 mullions /

Bay Windows ////

Decorative or arched window crowns \
Square porch columns wtih chisled- :

corners

Brick Veneer w/ rowlock detailing —

| ] ___JL___,»._UI___-J_«_,_*. _‘
Townhome Elevation B Townhome Elevation A

Main Street Designs of Georgia, LLC . Taylor Morrison
e ainSime(Designst L com Alpharetta’ Georgla 4400 North Point Parkway, Suite 295

Date: May 22, 2017 Alpharetta, GA 30022

? Residential Design by: 40 Cummlng Street / 136 Mannlng Drive
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Queen Anne Style:

Queen Anne style became popu-
lar by the archirtect Richard Nor-
man Shaw in the 19th Century.
Distingised by half timber and
patterned masonry, ornate spindle-
work and intricate detailing. The
Lewis-Manning House constructed
in 1895 is modeled after the Queen
Anne style.

The Lewis - Manning House

“
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Italianate Style:

4
7

Italianate styling dominated urban /g
housing in the decades between i
1860 and 1880 in the Eastern and
Midwest region. Italianate town
houses are characterized by wide
projecting cornices with brackets,
low pitched roofs and decorative
window trim.

S Dol G 1 40 Cumming Street / 136 Manning Drive TaylorMorrison.
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Gothic Revival Style:

The Gothic Revival style was more
complex and difficult to construct
thefore less common. The style
grew in popularity in the 1860’ in
the South. Considered one of the
romantic houses using detailing
from the European Swiss Chalet.
This style became popular by the
architect Andrew Jackson Down-
ing’s publication in 1842,
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1.0 INTRODUCTION

This report presents the analysis of the anticipated traffic impacts associated with the Manning Square
development, which is expected to be completed in year 2020 (referred to herein as “build-out year”). This
study evaluates the impact of constructing 52 dwelling units of residential condominium / townhouse, and

19 dwelling units of single-family detached housing.

The 11.705-acre Manning Square site is located northwest of the intersection of Cumming Street at
Manning Drive in Alpharetta, Georgia. The proposed site is currently zoned as detached residential (R-15)
/ neighborhood commercial (C-1). The proposed rezoning is for downtown residential (DT-R). Figure 1
provides a location map of the project site and the three (3) study intersections. Figure 2 provides aerials
that capture the project site and the study roadway network. Additionally, photographs collected adjacent

to the site driveway are provided in Appendix A.

20 STUDY AREA DETERMINATION

A study area was selected which includes the intersections that will be primarily impacted by the
development. The study area consists of the following three (3) existing intersections, one of which will

provide access to the site.

1. SR 9 at Cumming Street (Signalized)
2. Cumming Street at Manning Drive (Unsignalized)

3. Cumming Street at Cricket Lane (Unsignalized)

Manning Square | Traffic Study 1
April 2017 (i KHA Project #017270004
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3.0 EXISTING TRAFFIC CONDITIONS
The roadways within the study network have the following characteristics:

SR 9 is a four-lane, undivided roadway south of Cumming Street that transitions to a two-lane, undivided
roadway north of Cumming Street. SR 9 has a posted speed limit of 35 MPH in the vicinity of the project
site. GDOT counts taken north of Cumming Street indicated an AADT of 25,600 vehicles per day in 2015.

Cumming Street is a two-lane, undivided roadway with a posted speed limit of 35 MPH. GDOT counts taken
east of Cricket Lane indicated an AADT of 6,880 vehicles per day in 2015.

Cricket Lane is a two-lane, undivided roadway with a posted speed limit of 25 MPH. GDOT counts are not

available along this roadway.

Manning Drive is a two-lane, undivided roadway with a posted speed limit of 25 MPH. GDOT counts are

not available along this roadway.

Vehicle peak hour turning movement counts were performed at this following three (3) off-site study
intersections:

1. SR 9 at Cumming Street (Signalized)
2. Cumming Street at Manning Drive (Unsignalized)
3. Cumming Street at Cricket Lane (Unsignalized)

The turning movement counts were performed on Tuesday, February 7, 2017. The counts performed
determined that the AM peak hour generally occurred from 8:00 AM to 9:00 AM and the PM peak hour
generally occurred form 5:00 PM to 6:00 PM. The peak hour traffic counts were used to perform the analysis
presented in this report. The complete traffic count data is provided in Appendix B.

The study area was observed on February 22, 2017. Site photographs are provided in Appendix A. Figure
3 illustrates the existing 2017 peak hour traffic volumes at the study intersections and existing roadway

geometry (intersection layout).

Manning Square | Traffic Study
April 2017 (i KHA Project #017270004
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40 PROJECTED BACKGROUND (NON-PROJECT) TRAFFIC

Projected background (non-project) traffic is defined as the expected traffic on the roadway network in the
future year(s) absent the Manning Square development. The existing 2017 peak hour traffic volumes were
increased by 2.0% per year for three (3) years to account for the expected background growth in traffic
through year 2020, build-out of the project. The projected project trips associated with the build-out of the
Academy Street Tract are also included in the Projected 2020 No-Build condition plus the impacts of Cricket
Lane extension to Haynes Bridge Road. This accounts for the additional background growth in traffic
expected to occur in the vicinity of the site. Figure 5 illustrates the Projected 2020 No-Build traffic volumes.

4.1 FUTURE ROADWAY / INTERSECTION PROJECTS

The Atlanta Regional Commission’s Regional Transportation Improvement Plan Update, the Atlanta
Regions Plan, and GDOT Statewide TIP (STIP) were researched for currently programmed transportation

projects within the vicinity of the proposed development.

1. FN-067A: Project includes widening along SR 9 from Academy Street to Windward Parkway.
2. FN-067B: Project includes operational improvements from Hembree Road to Academy Street.

3. FN-222: Project include widening along SR 9 from Windward Parkway to Forsyth County Line.

Fact sheets for the above-mentioned projects are included in Appendix C.

5.0 PROJECT TRAFFIC

Project traffic used in this analysis is defined as the vehicle trips expected to be generated by the proposed
development, and the distribution and assignment of that traffic through the study roadway network. This
traffic impact study evaluated the impacts of adding the trips created by the proposed Manning Square
development containing 52 dwelling units of residential condominium / townhouse, and 19 dwelling units of

single-family detached housing.

In addition to the trips generated by the proposed development, a minimal number of trips will re-route
throughout the network to use the newly constructed public road connecting Hanes Bridge Road to Cricket
Lane, which is associated with the Academy Street Tract development (under construction). These re-
routed network trips were documented in the Academy Street Study and added to the trips generated by
the proposed Manning Square development. Figure4 illustrates the projected re-routed trips added to the

study intersections based on the Academy Street Tract Traffic Impact Study.

Manning Square | Traffic Study
April 2017 (i KHA Project #017270004
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5.1 PROJECT SITE ACCESS

Access to the site will be provided at one site driveway which is shown on the proposed site plan in
Appendix D. A brief description of the site driveway follows:

e Proposed Site Driveway (located along Manning Drive) — a full-movement driveway located
approximately 150’ north of Cumming Street. The intersection will operate under side-street stop-

control.

The site driveway provides vehicular access to the entire development. Internal, private roadways
throughout the site provides access to all buildings and parking facilities. See referenced site plan in
Appendix D for a visual representation of vehicular access and circulation throughout the proposed
development.

5.2 TRIP GENERATION

Gross trips associated with the proposed development were estimated using the Institute of Transportation
Engineers’ (ITE) Trip Generation Manual, Ninth Edition, 2012, using equations where available. Trip

generation for the proposed developments were calculated based upon the following land uses:

Table 1 summarizes the net trip generation for the proposed developments upon full build-out (2020).

Table 1: Project Trip Generation Summary

Land Use ITE Daily Traffic AM Peak Hour PM Peak Hour

(Intensity) Code | Enter Exit | Enter Exit Enter Exit
19 units — Single-Family Detached Housing 210 113 113 6 17 15 9
52 units — Residential Condominium / Townhouse 230 182 182 5 26 23 12
Total New Trips 295 295 11 43 38 21

5.3 TRIP DISTRIBUTION AND ASSIGNMENT

The directional distribution and assignment of adding new trips (project trips) related to the proposed
development was based on a review of land uses and population densities in the area, and a review of the
existing travel patterns in the area. A detailed trip distribution is illustrated Figure 6. Figure?7 illustrates the
net new project trips distributed throughout the study network for Projected 2020 Build conditions. Based
on trip generation from Table 1 and the anticipated trip distribution, net new project trips were assigned to
the study roadway network. Figure 8 illustrates the Projected 2020 Build traffic volumes for the AM and PM

peak hours. Appendix E provides intersection volume worksheets for all study intersections.

Manning Square | Traffic Study 7
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6.0 LEVEL-OF-SERVICE ANALYSIS

Level-of-service determinations were made for the weekday AM and PM peak hours for the study network
intersections using Synchro, Version 9. The program uses methodologies contained in the 2000 Highway
Capacity Manual to determine the operating characteristics of an intersection. Capacity is defined as the
maximum number of vehicles that can pass over a particular road segment or through a particular

intersection within a specified period under prevailing roadway, traffic, and control conditions.

Level-of-service (LOS) is used to describe the operating characteristics of a road segment or intersection
in relation to its capacity. LOS is defined as a qualitative measure that describes operational conditions and
motorists’ perceptions of a traffic stream. The Highway Capacity Manual defines six levels of service, LOS
A through LOS F, with A being the best and F the worst.

Levels-of-service for unsignalized intersections, with stop control on the minor street(s) only, are reported
for the side-street approaches and major street left-turns. Low and failing levels-of-service for side street

approaches are not uncommon, as vehicles may experience significant delay turning onto a major roadway.

Levels-of-service for signalized intersections are reported for the intersection as a whole. One or more
movements at an intersection may experience a low level-of-service, while the intersection as a whole may
operate acceptably. An overall signalized intersection LOS of D or better is generally desirable threshold

for operating conditions.

In addition to the existing 2017 traffic conditions, an analysis was performed for the AM and PM peak hours
for the Projected 2020 No-Build conditions and Projected 2020 Build conditions. The results of the LOS
analysis are summarized for the AM and PM peak hour in Table 2. The Synchro analysis reports are
included in Appendix F.

Manning Square | Traffic Study 13
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Table 2: Level-of-Service Summary

LOS (Delay in Seconds)

Intersection

Approach/
Movement

Existing 2017

Projected 2020
No-Build

Projected 2020
Build

AM Peak | PM Peak

AM Peak | PM Peak

AM Peak | PM Peak

SR 9 at Cumming Street

Overall

11.1(B) | 21.0(C)

18.7(B) | 33.2(C)

21.2(C) | 34.4(C)

Cumming Street at

EB

0.1(A) | 02(A)

0.1(A) | 02(A)

0.2(A) | 0.9(A)

Manning Drive

SB

B (10.1) | 12.2(B)

10.7 (B) | 14.5(B)

145 (B) | 15.6 (C)

Cumming Street at

WB

0(A) 0.1 (A)

17(A) | 2.0(A)

17(A) | 2.0(A)

Cricket Lane

NB

115() | 9.9(A)

17.0(C) | 22.4(C)

18.0 (C) | 24.5(C)

As shown in Table 2, the analysis indicates that all study intersections currently operate at an acceptable
level-of-service. For both the Projected 2020 No-Build and the Projected 2020 Build, the study intersections

are expected to operate at a slightly worse LOS, but still within the acceptable LOS ranges.

Manning Square | Traffic Study
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7.0 CONCLUSION

This traffic study evaluated the traffic impacts associated with the Manning Square development located
northwest of the intersection of Cumming Street and Manning Drive in Alpharetta, Georgia. The
development, which is approximately 11.705 acres, will include 52 dwelling units of residential condominium
/ townhouse, and 19 dwelling units of single-family detached housing. The study network, which consisted
of three (3) off-site intersections, was analyzed for the weekday AM and PM peak hours under Existing
2017 conditions, Projected 2020 No-Build conditions (three years of background traffic growth), and
Projected 2020 Build conditions (three years of background traffic growth plus traffic associated with the

proposed development).

The intersections in the study area currently operate at level-of-service C or better and will continue to

operate above the acceptable threshold level-of-service during the Projected 2020 Build conditions.

7.1 RECOMMENDATIONS

Based on the results of this traffic impact study, no off-site roadway improvements are recommended.

Manning Square | Traffic Study 15
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APPENDIX A

Site Photographs
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APPENDIX B

Traffic Count Data
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Project ID: 17-9082-001
Location: N Main Street _ SR 9 & Cumming St
City: Cumming

Groups Printed - Cars, PU, Vans - Heavy Trucks

Day: Tuesday
Date: 2/7/2017

Peak Start Times

AM 7:00 AM
MD 12:00 AM
PM 4:00 PM

N Main Street _ SR 9 N Main Street _ SR 9 Cumming St Cumming St
Northbound Southbound Eastbound Westbound
Start Time Left | Thru | Rgt [ Peds [app. Total| Left [ Thru | Rgt | Peds [app. Total| Left [ Thru | Rgt [ Peds [app.Tota| Left [ Thru | Rgt [ Peds [app. Tota Int. Total |
7:00 AM 0 90 33 0 123 17 357 0 0 374 0 0 0 0 0 33 0 4 0 37 534
7:15 AM 0 121 48 0 169 24 352 0 0 376 0 0 0 0 0 52 0 14 0 66 611
7:30 AM 0 149 48 0 197 24 340 0 1 364 0 0 0 0 0 37 0 7 1 44 605
7:45 AM 0 144 65 0 209 27 383 0 0 410 0 0 0 0 0 36 0 4 0 40 659
Total 0 504 194 0 698 92 1432 0 1 1524 0 0 0 0 0| 158 0 29 1 187 2409
8:00 AM 0 180 78 0 258 27 331 0 1 358 0 0 0 0 0 15 0 5 0 20 636
8:15 AM 0 137 65 0 202 44 380 0 0 424 0 0 0 0 0 15 0 13 1 28 654
8:30 AM 0 147 73 0 220 67 365 0 0 432 0 0 0 0 0 22 0 4 0 26 678
8:45 AM 0 146 131 0 277 82 289 0 0 371 0 0 0 0 0 41 0 20 0 61 709
Total 0 610 347 0 957| 220 1365 0 1 1585 0 0 0 0 0 93 0 42 1 135 2677
***BREAK***
4:00 PM 0 263 28 0 291 12 199 0 0 211 0 0 0 0 0 41 0 31 0 72 574
4:15 PM 0 345 21 0 366 12 220 0 0 232 0 0 0 0 0 34 0 36 0 70 668
4:30 PM 0 331 36 0 367 13 182 0 0 195 0 0 0 0 0 44 0 39 1 83 645
4:45 PM 0 336 25 0 361 11 182 0 1 193 0 0 0 0 0 28 0 28 0 56 610
Total 0 1275 110 0 1385 48 783 0 1 831 0 0 0 0 0| 147 0 134 1 281 2497
5:00 PM 0 337 39 0 376 12 185 0 0 197 0 0 0 0 0 55 0 38 0 93 666
5:15 PM 0 357 30 0 387 13 195 0 0 208 0 0 0 0 0 40 0 36 0 76 671
5:30 PM 0 384 35 0 419 9 176 0 0 185 0 0 0 0 0 43 0 36 0 79 683
5:45 PM 0 345 30 0 375 15 191 0 0 206 0 0 0 0 0 48 0 28 0 76 657
Total 0 1423 134 0 1557 49 747 0 0 796 0 0 0 0 0| 186 0 138 0 324 2677
Grand Total 0 3812 785 0 4597 409 4327 0 3 4736 0 0 0 0 0 584 0 343 3 927 10260
Apprch % 00 829 171 0.0 86 914 00 01 0.0 0.0 0.0 0.0 63.0 00 370 03

Total % 00 37.2 7.7 0.0 44.8 4.0 422 0.0 0.0 46.2 0.0 0.0 0.0 0.0 0.0 5.7 0.0 3.3 0.0 9.0
Cars, PU, Vans 0 3804 784 0 4588| 409 4313 0 3 4722 0 0 0 0 0| 583 0 342 3 925 10235
% Cars, PU, Vans 0.0 99.8 99.9 0.0 99.8] 100.0 99.7 0.0 100.0 99.7 0.0 0.0 0.0 0.0 0.0] 99.8 0.0 99.7 100.0 99.8 99.8
Heavy Trucks 0 8 1 9 0 14 0 14 0 0 0 0 1 0 1 2 25
%Heavy Trucks 0.0 0.2 0.1 0.0 0.2 0.0 0.3 0.0 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.3 0.0 0.2 0.2




Project ID: 17-9082-001

Location: N Main Street _ SR 9 & Cumi Day: Tuesday
City: Cumming PEAK HOURS Date: 2/7/2017
AM
N Main Street _ SR 9 N Main Street _ SR 9 Cumming St Cumming St
Northbound Southbound Eastbound Westbound
Start Time Left [ Thru | Rgt [app.tow| Left | Thru | Rgt [ap. 7o Left [ Thru | Rgt [app.to] Left | Thru | Rgt [app. ToualInt. Total]
Peak Hour Analysis from 07:00 AM to 09:00 AM
Peak Hour for Entire Intersection Begins at 08:00 AM
8:00 AM 0 180 78 258 27 331 0 358 0 0 0 0 15 0 5 20 636
8:15 AM 0 137 65 202 44 380 0 424 0 0 0 0 15 0 13 28 654
8:30 AM 0 147 73 220 67 365 0 432 0 0 0 0 22 0 4 26 678
8:45 AM 0 146 131 277 82 289 0 371 0 0 0 0 41 0 20 61 709
Total Volume 0 610 347 957 220 1365 0 1585 0 0 0 0 93 0 42 135 2677
% App. Total 0.0 63.7 36.3 100 13.9 86.1 0.0 100 0.0 0.0 0.0 0 68.9 0.0 31.1 100
PHF 0.864 0.917 0.000 0.553
Cars, PU, Vans 0 605 346 951 220 1360 0 1580 0 0 0 0 93 0 42 135 2666
% Cars, PU, Vans 0.0 99.2 99.7 99.4 100.0 99.6 0.0 99.7 0.0 0.0 0.0 0.0 100.0 0.0 100.0 100.0 99.6
Heavy Trucks 0 5 1 6 0 5 0 5 0 0 0 0 0 0 0 0 11
%Heavy Trucks 0.0 0.8 0.3 0.6 0.0 0.4 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.4
PM
N Main Street _ SR 9 N Main Street _ SR 9 Cumming St Cumming St
Northbound Southbound Eastbound Westbound
Start Time Left | Thru | Rgt [app.7o| Left | Thru | Rgt [app.tom| Left | Thru [ Rgt [app.tow| Left | Thru | Rgt [app. ot Int. Total]
Peak Hour Analysis from 04:00 PM to 06:00 PM
Peak Hour for Entire Intersection Begins at 05:00 PM
5:00 PM 0 337 39 376 12 185 0 197 0 0 0 0 55 0 38 93 666
5:15 PM 0 357 30 387 13 195 0 208 0 0 0 0 40 0 36 76 671
5:30 PM 0 384 35 419 9 176 0 185 0 0 0 0 43 0 36 79 683
5:45 PM 0 345 30 375 15 191 0 206 0 0 0 0 48 0 28 76 657
Total Volume 0 1423 134 1557 49 747 0 796 0 0 0 0 186 0 138 324 2677
% App. Total 00 914 8.6 100 6.2 938 0.0 100 0.0 0.0 0.0 0| 574 0.0 426 100
PHF 0.929 0.957 0.000 0.871
Cars, PU, Vans 0 1422 134 1556 49 746 0 795 0 0 0 0| 186 0 138 324 2675
% Cars, PU, Vans 0.0 99.9 100.0 99.9] 100.0 99.9 0.0 99.9 0.0 0.0 0.0 0.0] 100.0 0.0 100.0 100.0 99.9
Heavy Trucks 0 1 0 1 0 1 0 1 0 0 0 0 0 0 0 0 2
%Heavy Trucks 0.0 0.1 0.0 0.1 0.0 0.1 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1




Project ID: 17-9082-002
Location: Manning Dr
City: Cumming

& Cumming St

Groups Printed - Cars, PU, Vans - Heavy Trucks

Day: Tuesday
Date: 2/7/2017

Peak Start Times

AM 7:00 AM
MD 12:00 AM
PM 4:00 PM

Manning Dr Manning Dr Cumming St Cumming St
Northbound Southbound Eastbound Westbound
Start Time Left | Thru | Rgt [ Peds [app. Total| Left [ Thru | Rgt | Peds [app. Total| Left [ Thru | Rgt [ Peds [app.Tota| Left [ Thru | Rgt [ Peds [app. Tota Int. Total |
7:00 AM 0 0 0 0 0 1 0 1 0 2 0 53 0 0 53 0 46 0 0 46 101
7:15 AM 0 0 0 0 0 1 0 1 1 2 0 71 0 0 71 0 54 1 0 55 128
7:30 AM 0 0 0 0 0 1 0 4 0 5 0 67 0 0 67 0 42 1 0 43 115
7:45 AM 0 0 0 0 0 0 0 1 0 1 1 88 0 0 89 0 39 1 0 40 130
Total 0 0 0 0 0 3 0 7 1 10 1 279 0 0 280 0 181 3 0 184 474
8:00 AM 0 0 0 0 0 1 0 2 2 3 1 101 0 0 102 0 20 0 0 20 125
8:15 AM 0 0 0 0 0 0 0 4 1 4 0 90 0 0 90 0 33 0 0 33 127
8:30 AM 0 0 0 0 0 1 0 0 4 1 1 97 0 0 98 0 38 0 0 38 137
8:45 AM 0 0 0 0 0 0 0 1 1 1 1 124 0 0 125 0 49 0 0 49 175
Total 0 0 0 0 0 2 0 7 8 9 3 412 0 0 415 0 140 0 0 140 564
***BREAK***
4:00 PM 0 0 0 0 0 0 0 0 0 0 1 40 0 0 41 0 70 0 0 70 111
4:15 PM 0 0 0 0 0 1 0 1 1 2 3 28 0 0 31 0 68 2 1 70 103
4:30 PM 0 0 0 0 0 0 0 0 0 0 2 44 0 0 46 0 85 1 0 86 132
4:45 PM 0 0 0 0 0 1 0 1 0 2 0 40 0 0 40 0 54 0 0 54 96
Total 0 0 0 0 0 2 0 2 1 4 6 152 0 0 158 0 277 3 1 280 442
5:00 PM 0 0 0 0 0 1 0 1 0 2 0 52 0 0 52 0 99 2 0 101 155
5:15 PM 0 0 0 0 0 1 0 0 0 1 3 42 0 0 45 0 65 0 0 65 111
5:30 PM 0 0 0 0 0 0 0 1 0 1 1 47 0 0 48 0 78 2 0 80 129
5:45 PM 0 0 0 0 0 1 0 0 0 1 0 44 0 0 44 0 75 0 0 75 120
Total 0 0 0 0 0 3 0 2 0 5 4 185 0 0 189 0 317 4 0 321 515
Grand Total 0 0 0 0 0 10 0 18 10 28 14 1028 0 0 1042 0 915 10 1 925 1995
Apprch % 0.0 0.0 0.0 0.0 35.7 00 643 357 1.3 987 0.0 0.0 0.0 98.9 11 0.1

Total % 0.0 0.0 0.0 0.0 0.0 0.5 0.0 0.9 0.5 1.4 0.7 515 0.0 0.0 52.2 0.0 45.9 0.5 0.1 46.4
Cars, PU, Vans 0 0 0 0 0 10 0 18 10 28 14 1027 0 0 1041 0 913 10 1 923 1992
% Cars, PU, Vans 0.0 0.0 0.0 0.0 0.0] 100.0 0.0 100.0 100.0 100.0] 100.0 99.9 0.0 0.0 99.9 0.0 99.8 100.0 100.0 99.8 99.8
Heavy Trucks 0 0 0 0 0 0 0 0 0 1 0 1 0 2 0 2 3
%Heavy Trucks 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.1 0.0 0.2 0.0 0.0 0.2 0.2




Project ID: 17-9082-002

Location: Manning Dr & Cumming St Day: Tuesday
City: Cumming PEAK HOURS Date: 2/7/2017
AM
Manning Dr Manning Dr Cumming St Cumming St
Northbound Southbound Eastbound Westbound
Start Time Left [ Thru | Rgt [app.tow| Left | Thru | Rgt [ap. 7o Left [ Thru | Rgt [app.to] Left | Thru | Rgt [app. ToualInt. Total]
Peak Hour Analysis from 07:00 AM to 09:00 AM
Peak Hour for Entire Intersection Begins at 08:00 AM
8:00 AM 0 0 0 0 1 0 2 3 1 101 0 102 0 20 0 20 125
8:15 AM 0 0 0 0 0 0 4 4 0 90 0 90 0 33 0 33 127
8:30 AM 0 0 0 0 1 0 0 1 1 97 0 98 0 38 0 38 137
8:45 AM 0 0 0 0 0 0 1 1 1 124 0 125 0 49 0 49 175
Total Volume 0 0 0 0 2 0 7 9 3 412 0 415 0 140 0 140 564
% App. Total 0.0 0.0 0.0 0 22.2 00 778 100 0.7 99.3 0.0 100 0.0 100.0 0.0 100
PHF 0.000 0.563 0.830 0.714
Cars, PU, Vans 0 0 0 0 2 0 7 9 3 411 0 414 0 140 0 140 563
% Cars, PU, Vans 0.0 0.0 0.0 0.0/ 100.0 0.0 100.0 100.0{ 100.0 99.8 0.0 99.8 0.0 100.0 0.0 100.0 99.8
Heavy Trucks 0 0 0 0 0 0 0 0 0 1 0 1 0 0 0 0 1
%Heavy Trucks 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.2 0.0 0.0 0.0 0.0 0.2
PM
Manning Dr Manning Dr Cumming St Cumming St
Northbound Southbound Eastbound Westbound
Start Time Left | Thru | Rgt [app.7o| Left | Thru | Rgt [app.tom| Left | Thru [ Rgt [app.tow| Left | Thru | Rgt [app. ot Int. Total]
Peak Hour Analysis from 04:00 PM to 06:00 PM
Peak Hour for Entire Intersection Begins at 05:00 PM
5:00 PM 0 0 0 0 1 0 1 2 0 52 0 52 0 99 2 101 155
5:15 PM 0 0 0 0 1 0 0 1 3 42 0 45 0 65 0 65 111
5:30 PM 0 0 0 0 0 0 1 1 1 47 0 48 0 78 2 80 129
5:45 PM 0 0 0 0 1 0 0 1 0 44 0 44 0 75 0 75 120
Total Volume 0 0 0 0 3 0 2 5 4 185 0 189 0 317 4 321 515
% App. Total 0.0 0.0 0.0 0| 60.0 0.0 40.0 100 21 979 0.0 100 0.0 988 1.2 100
PHF 0.000 0.625 0.909 0.795
Cars, PU, Vans 0 0 0 0 3 0 2 5 4 185 0 189 0 317 4 321 515
% Cars, PU, Vans 0.0 0.0 0.0 0.0] 100.0 0.0 100.0 100.0{ 100.0 100.0 0.0 100.0 0.0 100.0 100.0 100.0 100.0
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
%Heavy Trucks 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0




Project ID: 17-9082-003

Location: Cricket Ln & Cumming St

City: Cumming

Groups Printed - Cars, PU, Vans - Heavy Trucks

Day: Tuesday
Date: 2/7/2017

Peak Start Times

AM 7:00 AM
MD 12:00 AM
PM 4:00 PM

Cricket Ln Cricket Ln Cumming St Cumming St
Northbound Southbound Eastbound Westbound
Start Time Left | Thru | Rgt [ Peds [app. Total| Left [ Thru | Rgt | Peds [app. Total| Left [ Thru | Rgt [ Peds [app.Tota| Left [ Thru | Rgt [ Peds [app. Tota Int. Total |
7:00 AM 0 0 0 0 0 0 0 0 0 0 0 53 0 0 53 0 46 0 0 46 99
7:15 AM 0 0 0 0 0 0 0 0 1 0 0 71 0 0 71 0 55 0 0 55 126
7:30 AM 1 0 0 0 1 0 0 0 0 0 0 67 0 0 67 0 44 0 0 44 112
7:45 AM 0 0 0 0 0 0 0 0 0 0 0 87 0 0 87 0 39 0 0 39 126
Total 1 0 0 0 1 0 0 0 1 0 0 278 0 0 278 0 184 0 0 184 463
8:00 AM 0 0 0 0 0 0 0 0 1 0 0 103 0 0 103 0 20 0 0 20 123
8:15 AM 0 0 0 0 0 0 0 0 1 0 0 90 0 0 90 0 33 0 0 33 123
8:30 AM 0 0 0 0 0 0 0 0 4 0 0 96 0 0 96 0 38 0 0 38 134
8:45 AM 0 0 1 0 1 0 0 0 1 0 0 125 1 0 126 0 50 0 0 50 177
Total 0 0 1 0 1 0 0 0 7 0 0 414 1 0 415 0 141 0 0 141 557
***BREAK***
4:00 PM 0 0 0 0 0 0 0 0 0 0 0 40 1 0 41 0 70 0 0 70 111
4:15 PM 0 0 1 0 1 0 0 0 1 0 0 28 1 0 29 0 70 0 0 70 100
4:30 PM 0 0 0 0 0 0 0 0 0 0 0 41 1 0 42 0 86 0 0 86 128
4:45 PM 1 0 1 0 2 0 0 0 0 0 0 42 1 0 43 0 55 0 0 55 100
Total 1 0 2 0 3 0 0 0 1 0 0 151 4 0 155 0 281 0 0 281 439
5:00 PM 1 0 0 0 1 1 0 1 0 2 0 52 0 0 52 0 97 0 0 97 152
5:15 PM 0 0 0 0 0 0 0 0 0 0 0 43 1 0 44 2 66 0 0 68 112
5:30 PM 0 0 3 0 3 0 0 0 0 0 0 47 0 0 47 1 80 0 0 81 131
5:45 PM 0 0 3 0 3 0 0 0 0 0 0 45 0 0 45 0 74 0 0 74 122
Total 1 0 6 0 7 1 0 1 0 2 0 187 1 0 188 3 317 0 0 320 517
Grand Total 3 0 9 0 12 1 0 1 9 2 0 1030 6 0 1036 3 923 0 0 926 1976
Apprch %| 25.0 0.0 750 0.0 50.0 0.0 50.0 450.0 0.0 994 0.6 0.0 0.3 99.7 0.0 0.0

Total % 0.2 0.0 0.5 0.0 0.6 0.1 0.0 0.1 0.5 0.1 0.0 521 0.3 0.0 52.4 0.2 46.7 0.0 0.0 46.9
Cars, PU, Vans 3 0 9 0 12 1 0 1 9 2 0 1030 6 0 1036 3 921 0 0 924 1974
% Cars, PU, Vans| 100.0 0.0 100.0 0.0 100.0{ 100.0 0.0 100.0 100.0 100.0 0.0 100.0 100.0 0.0 100.0{ 100.0 99.8 0.0 0.0 99.8 99.9
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 2 0 2 2
%Heavy Trucks 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.2 0.1




Project ID: 17-9082-003

Location: Cricket Ln & Cumming St Day: Tuesday
City: Cumming PEAK HOURS Date: 2/7/2017
AM
Cricket Ln Cricket Ln Cumming St Cumming St
Northbound Southbound Eastbound Westbound
Start Time Left [ Thru | Rgt [app.tow| Left | Thru | Rgt [ap. 7o Left [ Thru | Rgt [app.to] Left | Thru | Rgt [app. ToualInt. Total]
Peak Hour Analysis from 07:00 AM to 09:00 AM
Peak Hour for Entire Intersection Begins at 08:00 AM
8:00 AM 0 0 0 0 0 0 0 0 0 103 0 103 0 20 0 20 123
8:15 AM 0 0 0 0 0 0 0 0 0 90 0 90 0 33 0 33 123
8:30 AM 0 0 0 0 0 0 0 0 0 96 0 96 0 38 0 38 134
8:45 AM 0 0 1 1 0 0 0 0 0 125 1 126 0 50 0 50 177
Total Volume 0 0 1 1 0 0 0 0 0 414 1 415 0 141 0 141 557
% App. Total 0.0 0.0 100.0 100 0.0 0.0 0.0 0 0.0 99.8 0.2 100 0.0 100.0 0.0 100
PHF 0.250 0.000 0.823 0.705
Cars, PU, Vans 0 0 1 1 0 0 0 0 0 414 1 415 0 141 0 141 557
% Cars, PU, Vans 0.0 0.0 100.0 100.0 0.0 0.0 0.0 0.0 0.0 100.0 100.0 100.0 0.0 100.0 0.0 100.0 100.0
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
%Heavy Trucks 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
PM
Cricket Ln Cricket Ln Cumming St Cumming St
Northbound Southbound Eastbound Westbound
Start Time Left | Thru | Rgt [app.7o| Left | Thru | Rgt [app.tom| Left | Thru [ Rgt [app.tow| Left | Thru | Rgt [app. ot Int. Total]
Peak Hour Analysis from 04:00 PM to 06:00 PM
Peak Hour for Entire Intersection Begins at 05:00 PM
5:00 PM 1 0 0 1 1 0 1 2 0 52 0 52 0 97 0 97 152
5:15 PM 0 0 0 0 0 0 0 0 0 43 1 44 2 66 0 68 112
5:30 PM 0 0 3 3 0 0 0 0 0 47 0 47 1 80 0 81 131
5:45 PM 0 0 3 3 0 0 0 0 0 45 0 45 0 74 0 74 122
Total Volume 1 0 6 7 1 0 1 2 0 187 1 188 3 317 0 320 517
% App. Total| 14.3 0.0 857 100/ 50.0 0.0 50.0 100 0.0 995 0.5 100 09 991 0.0 100
PHF 0.583 0.250 0.904 0.825
Cars, PU, Vans 1 0 6 7 1 0 1 2 0 187 1 188 3 317 0 320 517
% Cars, PU, Vans| 100.0 0.0 100.0 100.0f 100.0 0.0 100.0 100.0 0.0 100.0 100.0 100.0] 100.0 100.0 0.0 100.0 100.0
Heavy Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
%Heavy Trucks 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0




Prepared by NDS/ATD

VOLUME
Cumming St Bet. N Main Street & Manning Dr
Day: Tuesday City: Cumming
Date: 2/7/2017 Project # GA17_9083_001
NB SB EB WB Total
DAILY TOTALS 0 0 3,330 2,538 5,868

TOTAL  PMPeriod NB TOTAL

AM Period NB

m

0:00 3 3 6 12:00 45 37 82
0:15 3 4 7 12:15 51 40 91
0:30 5 6 1 12:30 72 38 110
0:45 2 13 2 15 4 28 12:45 117 285 42 157 | 159 442
1:00 1 1 2 13:00 60 55 115
1:15 4 1 5 13:15 34 34 68
1:30 1 2 3 13:30 36 35 71
1:45 1 7 0 4 1 11 13:45 41 171 30 154 | 711 325
2:00 1 1 2 14:00 45 50 95
2:15 1 0 1 14:15 41 31 72
2:30 0 0 0 14:30 50 59 109
2:45 1 3 0 1 1 4 14:45 29 165 34 174 | 63 339
3:00 0 1 1 15:00 43 35 78
3:15 0 0 0 15:15 31 41 72
3:30 1 0 1 15:30 36 42 78
3:45 2 3 0 1 2 4 15:45 43 153 46 164 | 89 317
4:00 1 4 5 16:00 41 68 109
4:15 0 1 1 16:15 32 69 101
4:30 2 2 4 16:30 46 86 132
4:45 4 7 3 10 7 17 16:45 37 156 54 277 | 91 433
5:00 10 1 11 17:00 50 94 144
5:15 4 6 10 17:15 46 69 115
5:30 6 4 10 17:30 49 79 128
5:45 10 30 13 24 23 54 17:45 42 187 75 317 | 117 504
6:00 14 11 25 18:00 48 63 111
6:15 22 9 31 18:15 47 55 102
6:30 37 20 57 18:30 47 54 101
6:45 58 131 20 60 78 191 18:45 39 181 55 227 | 94 408
7:00 52 47 99 19:00 39 31 70
7:15 72 55 127 19:15 32 28 60
7:30 74 45 119 19:30 31 28 59
7:45 90 288 40 187 | 130 475 19:45 20 122 18 105 | 38 227
8:00 106 21 127 20:00 22 29 51
8:15 110 34 144 20:15 26 29 55
8:30 134 28 162 20:30 25 16 41
8:45 208 558 47 130 | 255 688 20:45 29 102 16 90 45 192
9:00 155 46 201 21:00 20 12 32
9:15 99 32 131 21:15 15 17 32
9:30 73 30 103 21:30 23 18 41
9:45 42 369 22 130 | 64 499 21:45 14 72 8 55 22 127
10:00 37 15 52 22:00 13 10 23
10:15 36 25 61 22:15 12 7 19
10:30 32 24 56 22:30 1 6 7
10:45 34 139 31 95 65 234 22:45 5 31 5 28 10 59
11:00 23 30 53 23:00 1 4 5
11:15 36 20 56 23:15 2 1 3
11:30 40 26 66 23:30 6 5 11
11:45 45 144 44 120 | 89 264 23:45 4 13 3 13 7 26
TOTALS 1692 7 2469 TOTALS 1638 1761 3399
SPLIT % 68.5% 31.5% 42.1%| SPLIT % 48.2% 51.8% 57.9%
EB WB
DAILY TOTALS 3330 2538
AM Peak Hour 8:15 7:00 8:15 | PM Peak Hour 12:15 17:00 17:00
AM Pk Volume 607 187 762 | PM Pk Volume 300 317 504
Pk Hr Factor 0.730 0.850 0.747 | Pk Hr Factor 0.641 0.843 0.875
7 - 9Volume 846 317 1163 4-6Volume 343 594 937
7 - 9 Peak Hour 8:00 7:00 8:00 |4 -6 Peak Hour 17:00 17:00 17:00
7-9 Pk Volume 558 187 688 oo 187 317 504
Pk Hr Factor 0.671 0.850 0.675 | Pk HrFactor 0.935 0.843 0.875
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The Atlanta Region's Plan
FY 2016-2021 Transportation Improvement Program - Sorted by ARC Project Number

. Jurisdiction | Fayette Coun
FA-356 FAYETTE COUNTY MASTER PATH PLAN Y ty | Existing  Planned Length (mi.) Network Year
TBD
Sp Fayette County N/A N/A N/A
0015075 I
Service Type Analysis
" - " - LCI I:l
Completed Other / Planning Exempt from Air Quality Analysis
(40 CFR 93) Flex I:l
Status Year Fund Type Federal State Local Bonds Total
SCP| AUTH 2017 Transportation Alternatives (Section 133(h)) - Urban (>200K) (ARC) $144,000 $6,000 $36;000 $6,000 $180,000
$144,000 $0,000 $36,000 $0,000 $180,000
FN-067A SR 9 (NORTH MAIN STREET / CUMMING HIGHWAY) WIDENING Jurisdiction | Fulton County (North
e ( / ) R ) | Existing  Planned Length (mi.) Network Year
p GDOT 2 4 2.0
721780~ I FROM ACADEMY STREET TO WINDWARD PARKWAY
Service Type Analysis Ler D
Roadway / General Purpose Capacity In the Region's Air Quality
Conformity Analysis Flex I:l
Status Year Fund Type Federal State Local Bonds Total
PE AUTH 1993 STP - Statewide Flexible (GDOT) $816;000 $264,600 $566,600 $0,000 $1,520,000
PE AUTH 2007 STP - Urban (>200K) (ARC) $740,064 $185;616 $566,600 $0,000 $1,425,080
PE AUTH 2013 STP - Statewide Flexible (GDOT) $1,606,660 $466,000 $0,000 $0,000 $2,000,000
ROW AUTH 2016 State of Georgia $0,000 $23;336,660 $0,000 $0,000 $23,330,000
UTL 2020 Surface Transportation Block Grant (STBG) Program Flex (GDOT) $318,863 $79,716 $0,000 $0,000 $398,579
CST 2020 Surface Transportation Block Grant (STBG) Program Flex (GDOT) $12,808,731 $3,202,183 $0,000 $0,000 $16,010,914
$16,283,658 $27,400,915 $1,000,000 $0,000 $44,684,573
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The Atlanta Region's Plan
FY 2016-2021 Transportation Improvement Program - Sorted by ARC Project Number

FN-067B

SR 9 (ALPHARETTA HIGHWAY / MAIN STREET) OPERATIONAL

Jurisdiction | Fulton County (North)

| Existing Planned Length (mi.)

Network Year
IMPROVEMENTS
TBD
Sp GDOT 4 4 1.7
721790 I FROM UPPER HEMBREE ROAD TO ACADEMY STREET
Service Type Analysis Lt D
Roadway / Operations & Safety Exempt from Air Quality Analysis
(40 CFR 93) Flex I:l
Status Year Fund Type Federal State Local Bonds Total
PE| AUTH 2007 STP - Urban (>200K) (ARC) $740-064 $185.016 $560-000 $6-600 $1,425,080
PE AUTH 2013 STP - Statewide Flexible (GDOT) 41,606,600 $466,000 $6,000 $0,000 $2,000,000
ROW AUTH 2017 State of Georgia $0,000 $15,866,600 $6,000 $0,000 $15,860,000
UTL 2021 Surface Transportation Block Grant (STBG) Program Flex (GDOT) $488,881 $122,220 $0,000 $0,000 $611,101
CST 2021 Surface Transportation Block Grant (STBG) Program Flex (GDOT) $8,321,742 $2,080,435 $0,000 $0,000 $10,402,177
$11,150,687 $18,647,671 $500,000 $0,000 $30,298,358
FN-192H HARDSCRABBLE ROAD COMPLETE STREET Jurisdiction | Fulton County (North) | L . K
Existing  Planned Length (mi.) Network Year
TBD
Sp City of Roswell N/A N/A 1.3
0000265 I FROM KING ROAD TO ETRIS ROAD
Service Type Analysis Lot I:l
Last Mile Connectivity / Sidepaths and Exempt from Air Quality Analysis
Trails (40 CFR 93) Flex I:l
Status Year Fund Type Federal State Local Bonds Total
PE AUTH 2009 High Priority Projects from TEA-21 $51,200 $0,000 $12,800 $0,000 $64,000
PE| AUTH 2014 STP - Statewide Flexible (GDOT) $40,000 40,000 $16;000 $6,000 $50,000
ROW|  AUTH 2014 Local Jurisdiction/Municipality Funds $6,000 $6,000 $1,200,600 $6,000 $1,200,000
uTL 2017 Surface Transportation Block Grant (STBG) Program - Urban (>200K) $600,000 $0,000 $150,000 $0,000 $750,000
(ARC)
CST 2017 High Priority Projects from TEA-21 $2,415,535 $0,000 $1,224,388 $0,000 $3,639,923
$3,106,735 $0,000 $2,597,188 $0,000 $5,703,923
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The Atlanta Region's Plan
FY 2016-2021 Transportation Improvement Program - Sorted by ARC Project Number

FN-221 JOHNSON FERRY ROAD AND MOUNT VERNON HIGHWAY ONE- Jurisdiction | Fulton County (North) | Existi . 4 Length (mi Network Year
WAY PAIR IMPROVEMENT PROJECT xisting  Planned  Length (mi.) 78D
Sp City of Sandy Springs 2 2 TBD
751420~ I FROM US 19 (ROSWELL ROAD) TO HUNTING CREEK ROAD
Service Type Analysis Lt D
Roadway / Operations & Safety Exempt from Air Quality Analysis
(40 CFR 93) Flex I:l
Status Year Fund Type Federal State Local Bonds Total
PE AUTH 2007 High Priority Projects from TEA-21 $500,000 $125,600 $6,660 $6,660 $625,000
PE AUTH 2007 Federal Earmark Funding $689,193 $172,298 $0,000 $6,000 $861,491
ROW 2018 Federal Earmark Funding $117,980 $29,495 $0,000 $0,000 $147,475
ROW 2018 Surface Transportation Block Grant (STBG) Program - Urban (>200K) $6,315,250 $789,407 $8,277,868 $0,000 $15,382,525
(ARC)
UTL 2020 Local Jurisdiction/Municipality Funds $0,000 $0,000 $1,168,000 $0,000 $1,168,000
CST 2020 Federal Earmark Funding $944,200 $236,050 $0,000 $0,000 $1,180,250
CST 2020 Federal Earmark Funding $1,799,800 $449,950 $0,000 $0,000 $2,249,750
CST 2020 Local Jurisdiction/Municipality Funds $0,000 $0,000 $371,972 $0,000 $371,972
$10,366,423 $1,802,200 $9,817,840 $0,000 $21,986,463
FN-222 SR MMING HIGHWAY) WIDENIN Jurisdiction | Fulton County (North
EIED il ) = A ) | Existing Planned Length (mi.) Network Year
Sp GDOT 2 4 3.0
0007838 I FROM WINDWARD PARKWAY TO FORSYTH COUNTY LINE
Service Type Analysis Lt I:l
Roadway / General Purpose Capacity In the Region's Air Quality
Conformity Analysis Flex I:l
Status Year Fund Type Federal State Local Bonds Total
PE AUTH 2013 STP - Statewide Flexible (GDOT) $1,689,882 $422,;471 $0,000 $0,000 $2,112,353
ROW 2018 Surface Transportation Block Grant (STBG) Program Flex (GDOT) $6,686,313 $1,671,578 $0,000 $0,000 $8,357,891
uTL LR 2022-2030 | General Federal Aid 2022-2040 $5,970,538 $1,492,634 $0,000 $0,000 $7,463,172
CST LR 2022-2030 |General Federal Aid 2022-2040 $17,223,181 $4,305,795 $0,000 $0,000 $21,528,976
$31,569,914 $7,892,478 $0,000 $0,000 $39,462,392

1/30/2017
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Trip Generation Analysis (9th Ed.)

Manning Square

Proposed Plan (Proposed Zoning: DT-R)

City/County, State

Land Use Intensity Daily AM Peak Hour PM Peak Hour
Trips | Total [ In | Out | Total [ In | Out
Proposed Site Traffic
210 Single-Family Detached Housing 19 d.u. 226 23 6 17 24 15 9
230 Residential Condominium/Townhouse 52 d.u. 364 31 5 26 35 23 12
Gross Trips [ 500 | 54 | 11 | 43 | 59 | 38 | 21

k:\atl_tpto\017270004 manning square, alpharetta, january 2017\analysis\[2017-02-17_manningsquare_analysis.xIs]trip generation




INTERSECTION VOLUME DEVELOPMENT

SR 9 at Cumming Street
AM PEAK HOUR

SR9 SR9 Cumming Street Cumming Street
Northbound Southbound Eastbound Westbound
Description Left Through Right Left Through Right Left Through Right Left Through Right
Observed 2017 Traffic Volumes 0 610 347 220 1,365 0 0 0 0 93 0 42
Pedestrians 0 3 0 2
Conflicting Pedestrians 0 2 2 0 3 0 0 3
Heavy Vehicles 0 5 1 0 5 0 0 0 0 0 0 0
Heavy Vehicle % 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Peak Hour Factor 0.86 0.92 0.00 0.55
Annual Growth Rate 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%
Growth Factor 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061
New Road Adjustment -30 65 -65 30
Other Proposed Developments 1 5
2020 Background Traffic 0 617 368 299 1,384 0 0 0 0 99 0 80
Project Trips
Trip Distribution IN 25% 15%
Trip Distribution OUT 25% 15%
Residential Trips 0 0 3 2 0 0 0 0 0 11 0 6
Total Project Trips 0 0 3 2 0 0 0 0 0 11 0 6
2020 Buildout Total 0 617 371 301 1,384 0 0 0 0 110 0 86
PM PEAK HOUR
SR9 SR9 Cumming Street Cumming Street
Northbound Southbound Eastbound Westbound
Description Left Through Right Left Through Right Left Through Right Left Through Right
Observed 2017 Traffic Volumes 0 1,423 134 49 747 0 0 0 0 186 0 138
Pedestrians 1 1
Conflicting Pedestrians 0 1 1 0 1 0 0 1
Heavy Vehicles 0 1 0 0 1 0 0 3 0 0 2 0
Heavy Vehicle % 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Peak Hour Factor 0.93 0.96 0.00 0.87
Annual Growth Rate 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%
Growth Factor 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061
New Road Adjustment -105 35 -35 105
Other Proposed Developments 5 3
2020 Background Traffic 0 1,405 142 92 758 0 0 0 0 197 0 254
Project Trips
Trip Distribution IN 25% 15%
Trip Distribution OUT 25% 15%
Residential Trips 0 0 10 6 0 0 0 0 0 5 0 3
Total Project Trips 0 0 10 6 0 0 0 0 0 5 0 3
2020 Buildout Total 0 1,405 152 98 758 0 0 0 0 202 0 257

k:\atl_tpto\017270004 manning square, alpharetta, january 2017\analysis\[2017-02-17_manningsquare_analysis.xls]int #1
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INTERSECTION VOLUME DEVELOPMENT

Cumming Street at Manning Square

AM PEAK HOUR

Manning Square

Manning Square

Cumming Street

Cumming Street

Northbound Southbound Eastbound Westbound
Description Left Through Right Left Through Right Left Through Right Left Through Right
Observed 2017 Traffic Volumes 0 0 0 2 0 7 3 412 0 0 140 0
Pedestrians 9
Conflicting Pedestrians 0 0 0 0 9 0 0 9
Heavy Vehicles 0 0 0 0 0 0 0 1 0 0 0 0
Heavy Vehicle % 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Peak Hour Factor 0.00 0.56 0.83 0.71
Annual Growth Rate 20% | 2.0% | 2.0% | 20% | 2.0% | 20% | 20% | 20% | 2.0% | 20% | 2.0% | 2.0%
Growth Factor 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061
New Road Adjustment 65 30
Other Proposed Developments 1 5
2020 Background Traffic 0 0 0 2 0 7 3 503 0 0 184 0
Project Trips
Trip Distribution IN 40% 60%
Trip Distribution OUT 60% 40%
Residential Trips 0 0 0 26 0 17 4 0 0 0 0 7
Total Project Trips 0 0 0 26 0 17 4 0 0 0 0 7
2020 Buildout Total 0 0 0 28 0 24 7 503 0 0 184 7

PM PEAK HOUR

Manning Square

Manning Square

Cumming Street

Cumming Street

Northbound Southbound Eastbound Westbound
Description Left Through Right Left Through Right Left Through Right Left Through Right
Observed 2017 Traffic Volumes 0 0 0 3 0 2 4 185 0 0 317 4
Pedestrians 1 1
Conflicting Pedestrians 0 1 1 0 1 0 0 1
Heavy Vehicles 0 0 0 0 0 0 0 0 0 0 0 0
Heavy Vehicle % 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Peak Hour Factor 0.00 0.63 0.91 0.80
Annual Growth Rate 20% | 2.0% | 2.0% | 20% | 2.0% | 20% | 20% | 20% | 2.0% | 20% | 2.0% | 2.0%
Growth Factor 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061
New Road Adjustment 35 105
Other Proposed Developments 5 3
2020 Background Traffic 0 0 0 3 0 2 4 236 0 0 444 4
Project Trips
Trip Distribution IN 40% 60%
Trip Distribution OUT 60% 40%
Residential Trips 0 0 0 13 0 8 15 0 0 0 0 23
Total Project Trips 0 0 0 13 0 8 15 0 0 0 0 23
2020 Buildout Total 0 0 0 16 0 10 19 236 0 0 444 27

k:\atl_tpto\017270004 manning square, alpharetta, january 2017\analysis\[2017-02-17_manningsquare_analysis.xlIs]int #2
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INTERSECTION VOLUME DEVELOPMENT

Cumming Street at Cricket Lane
AM PEAK HOUR

Cricket Lane
Southbound

Cricket Lane
Northbound

Cumming Street
Eastbound

Cumming Street
Westbound

Description Left Through Right Left Through Right Left Through Right Left Through Right
Observed 2017 Traffic Volumes 0 0 1 0 0 0 0 414 1 0 141 0
Pedestrians 0 8 0 2

Conflicting Pedestrians 0 2 2 0 8 0 0 8
Heavy Vehicles 0 0 0 0 0 0 0 0 0 0 0 0
Heavy Vehicle % 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Peak Hour Factor 0.25 0.00 0.82 0.71

Annual Growth Rate

2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%

2.0% 2.0% 2.0%

Growth Factor

1.061 [ 1.061 [ 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061

1.061 | 1.061 | 1.061

New Road Adjustment 30 35 65 25

Other Proposed Developments 5 8 1 2

2020 Background Traffic 35 0 44 0 0 0 0 439 67 27 150 0
Project Trips

Trip Distribution IN 5% 55%

Trip Distribution OUT 55% 5%

Residential Trips 1 0 0 0 0 0 0 24 2 0 6 0
Total Project Trips 1 0 0 0 0 0 0 24 2 0 6 0
2020 Buildout Total 36 0 44 0 0 0 0 463 69 27 156 0

PM PEAK HOUR

Cricket Lane
Southbound

Cricket Lane
Northbound

Cumming Street
Eastbound

Cumming Street
Westbound

Description Left Through Right Left Through Right Left Through Right Left Through Right
Observed 2017 Traffic Volumes 1 0 6 0 0 0 0 187 1 3 317 0
Pedestrians 0 1 0 0

Conflicting Pedestrians 0 0 0 0 1 0 0 1
Heavy Vehicles 0 1 0 0 0 0 0 3 0 0 2 0
Heavy Vehicle % 0% 0% 0% 0% 0% 0% 0% 2% 0% 0% 1% 0%
Peak Hour Factor 0.58 0.25 0.90 0.83

Annual Growth Rate

2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%

2.0% 2.0% 2.0%

Growth Factor

1.061 [ 1.061 [ 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061 | 1.061

1.061 | 1.061 | 1.061

New Road Adjustment 105 40 35 65

Other Proposed Developments 3 4 5 7

2020 Background Traffic 109 0 50 0 0 0 0 198 41 75 336 0
Project Trips

Trip Distribution IN 5% 55%

Trip Distribution OUT 55% 5%

Residential Trips 2 0 0 0 0 0 0 12 1 0 21 0
Total Project Trips 2 0 0 0 0 0 0 12 1 0 21 0
2020 Buildout Total 111 0 50 0 0 0 0 210 42 75 357 0

k:\atl_tpto\017270004 manning square, alpharetta, january 2017\analysis\[2017-02-17_manningsquare_analysis.xls]int #3
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Manning Square TIA

1: SR 9 & Cumming St

Existing 2017 AM Conditions
02/22/2017

S BV
Movement WBL WBR NBT NBR  SBL  SBT
Lane Configurations L +4 'l 44
Traffic Volume (vph) 93 42 610 347 220 1365
Future Volume (vph) 93 42 610 347 220 1365
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 54 5.7 5.7 5.7
Lane Util. Factor 1.00 095 1.00 0.95
Frpb, ped/bikes 0.99 1.00 098 1.00
Flpb, ped/bikes 1.00 100 1.00 1.00
Frt 0.96 1.00 085 1.00
Flt Protected 0.97 100 1.00 0.99
Satd. Flow (prot) 1714 3539 1550 3515
Flt Permitted 0.97 100 1.00 0.72
Satd. Flow (perm) 1714 3539 1550 2553
Peak-hour factor, PHF 094 094 094 094 094 094
Adj. Flow (vph) 99 45 649 369 234 1452
RTOR Reduction (vph) 12 0 0 85 0 0
Lane Group Flow (vph) 132 0 649 334 0 1686
Confl. Peds. (#/hr) 3 2 2
Turn Type Prot NA Perm pm+pt NA
Protected Phases 4 6 5 2
Permitted Phases 6 2
Actuated Green, G (s) 17.6 131.3 1313 131.3
Effective Green, g () 17.6 131.3 1313 131.3
Actuated g/C Ratio 0.11 082 0.82 0.82
Clearance Time (S) 5.4 5.7 5.7 5.7
Vehicle Extension (s) 3.0 5.0 5.0 5.0
Lane Grp Cap (vph) 188 2904 1271 2095
v/s Ratio Prot ¢0.08 0.18
v/s Ratio Perm 0.22 ¢0.66
v/c Ratio 0.70 022 0.26 0.80
Uniform Delay, d1 68.7 3.2 3.3 7.6
Progression Factor 1.00 1.00 1.00 1.00
Incremental Delay, d2 10.8 0.2 0.5 2.3
Delay (s) 79.5 3.3 3.8 9.9
Level of Service E A A A
Approach Delay (s) 79.5 35 9.9
Approach LOS E A A
Intersection Summary
HCM 2000 Control Delay 11.1 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.83
Actuated Cycle Length (s) 160.0 Sum of lost time (s) 17.7
Intersection Capacity Utilization 82.8% ICU Level of Service E
Analysis Period (min) 15

¢ Critical Lane Group

02/22/2017
MVF

Synchro 9 Report
Page 1



Manning Square TIA

Existing 2017 AM Conditions

2. Cumming St & Manning Drive 02/22/2017
A Lo NS

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations 4 Ts L

Traffic Volume (veh/h) 3 412 140 0 2 7

Future Volume (Veh/h) 3 412 140 0 2 7

Sign Control Free  Free Stop

Grade 0% 0% 0%

Peak Hour Factor 081 08 081 081 081 081

Hourly flow rate (vph) 4 509 173 0 2 9

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None  None

Median storage veh)

Upstream signal (ft) 842

pX, platoon unblocked

vC, conflicting volume 173 690 173

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 173 690 173

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 100 100 99

cM capacity (veh/h) 1404 410 871

Direction, Lane # EB1 WB1 SB1

Volume Total 513 173 11

Volume Left 4 0 2

Volume Right 0 0 9

cSH 1404 1700 723

Volume to Capacity 000 010 0.02

Queue Length 95th (ft) 0 0 1

Control Delay (s) 0.1 00 101

Lane LOS A B

Approach Delay (s) 0.1 00 101

Approach LOS B

Intersection Summary

Average Delay 0.2

Intersection Capacity Utilization 34.1% ICU Level of Service A

Analysis Period (min) 15

02/22/2017 Synchro 9 Report

MVF Page 1



Manning Square TIA

Existing 2017 AM Conditions

3: Cricket Lane & Cumming St 02/22/2017
— N ¢ T N £

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations Ts 4 L

Traffic Volume (veh/h) 414 1 0 141 0 1

Future Volume (Veh/h) 414 1 0 141 0 1

Sign Control Free Free  Stop

Grade 0% 0% 0%

Peak Hour Factor 079 079 079 079 079 0.79

Hourly flow rate (vph) 524 1 0 178 0 1

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft) 1281

pX, platoon unblocked

vC, conflicting volume 525 702 524

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 525 702 524

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 100 100 100

cM capacity (veh/h) 1042 404 553

Direction, Lane # EB1 WB1 NB1

Volume Total 525 178 1

Volume Left 0 0 0

Volume Right 1 0 1

cSH 1700 1042 553

Volume to Capacity 031 0.00 0.00

Queue Length 95th (ft) 0 0 0

Control Delay (s) 0.0 0.0 115

Lane LOS B

Approach Delay (s) 0.0 0.0 115

Approach LOS B

Intersection Summary

Average Delay 0.0

Intersection Capacity Utilization 31.9% ICU Level of Service

Analysis Period (min) 15

02/22/2017
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Manning Square TIA

1: SR 9 & Cumming St

Existing 2017 PM Conditions
02/22/2017

S BV
Movement WBL WBR NBT NBR  SBL  SBT
Lane Configurations L +4 'l 44
Traffic Volume (vph) 186 138 1423 134 49 147
Future Volume (vph) 186 138 1423 134 49 747
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 54 5.7 5.7 5.7
Lane Util. Factor 1.00 095 1.00 0.95
Frpb, ped/bikes 0.99 1.00 098 1.00
Flpb, ped/bikes 1.00 100 1.00 1.00
Frt 0.94 1.00 085 1.00
Flt Protected 0.97 100 1.00 1.00
Satd. Flow (prot) 1695 3539 1550 3528
Flt Permitted 0.97 100 1.00 0.69
Satd. Flow (perm) 1695 3539 1550 2427
Peak-hour factor, PHF 098 098 098 098 098 098
Adj. Flow (vph) 190 141 1452 137 50 762
RTOR Reduction (vph) 16 0 0 10 0 0
Lane Group Flow (vph) 315 0 1452 127 0 812
Confl. Peds. (#/hr) 3 2 2
Turn Type Prot NA Perm pm+pt NA
Protected Phases 4 6 5 2
Permitted Phases 6 2
Actuated Green, G (s) 37.6 131.3 1313 131.3
Effective Green, g () 37.6 131.3 1313 131.3
Actuated g/C Ratio 0.21 073 0.73 0.73
Clearance Time (S) 5.4 5.7 5.7 5.7
Vehicle Extension (s) 3.0 5.0 5.0 5.0
Lane Grp Cap (vph) 354 2581 1130 1770
v/s Ratio Prot ¢0.19 c0.41
v/s Ratio Perm 0.08 0.33
v/c Ratio 0.89 056  0.11 0.46
Uniform Delay, d1 69.2 11.2 7.2 9.9
Progression Factor 1.00 1.00 1.00 1.00
Incremental Delay, d2 232 0.9 0.2 0.2
Delay (s) 92.3 12.1 7.4 10.1
Level of Service F B A B
Approach Delay (s) 92.3 11.7 10.1
Approach LOS F B B
Intersection Summary
HCM 2000 Control Delay 21.0 HCM 2000 Level of Service C
HCM 2000 Volume to Capacity ratio 0.66
Actuated Cycle Length (s) 180.0 Sum of lost time (s) 17.7
Intersection Capacity Utilization 85.7% ICU Level of Service E
Analysis Period (min) 15

¢ Critical Lane Group
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Manning Square TIA

Existing 2017 PM Conditions

2. Cumming St & Manning Drive 02/22/2017
A Lo NS

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations 4 Ts L

Traffic Volume (veh/h) 4 185 317 4 3 2

Future Volume (Veh/h) 4 185 317 4 3 2

Sign Control Free  Free Stop

Grade 0% 0% 0%

Peak Hour Factor 083 083 083 083 08 083

Hourly flow rate (vph) 5 223 382 5 4 2

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None  None

Median storage veh)

Upstream signal (ft) 842

pX, platoon unblocked

vC, conflicting volume 387 618 384

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 387 618 384

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 100 99 100

cM capacity (veh/h) 1171 451 663

Direction, Lane # EB1 WB1 SB1

Volume Total 228 387 6

Volume Left 5 0 4

Volume Right 0 5 2

cSH 1171 1700 505

Volume to Capacity 000 023 001

Queue Length 95th (ft) 0 0 1

Control Delay (s) 0.2 00 122

Lane LOS A B

Approach Delay (s) 0.2 00 122

Approach LOS B

Intersection Summary

Average Delay 0.2

Intersection Capacity Utilization 26.9% ICU Level of Service A

Analysis Period (min)

15

Manning Square TIA 02/20/2017 Existing 2017 PM Conditions
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Manning Square TIA

Existing 2017 PM Conditions

3: Cricket Lane & Cumming St 02/22/2017
— N ¢ T N £

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations Ts 4 L

Traffic Volume (veh/h) 187 1 3 317 1 6

Future Volume (Veh/h) 187 1 3 317 1 6

Sign Control Free Free  Stop

Grade 0% 0% 0%

Peak Hour Factor 08 08 08 08 08 085

Hourly flow rate (vph) 220 1 4 373 1 7

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft) 1281

pX, platoon unblocked

vC, conflicting volume 221 602 220

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 221 602 220

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 100 100 99

cM capacity (veh/h) 1348 462 819

Direction, Lane # EB1 WB1 NB1

Volume Total 221 377 8

Volume Left 0 4 1

Volume Right 1 0 7

cSH 1700 1348 747

Volume to Capacity 013 000 001

Queue Length 95th (ft) 0 0 1

Control Delay (s) 0.0 0.1 9.9

Lane LOS A A

Approach Delay (s) 0.0 0.1 9.9

Approach LOS A

Intersection Summary

Average Delay 0.2

Intersection Capacity Utilization 29.1% ICU Level of Service

Analysis Period (min) 15
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Manning Square TIA

Projected 2020 No-Build AM Conditions

1: SR 9 & Cumming St 02/22/2017
S BV
Movement WBL WBR NBT NBR  SBL  SBT
Lane Configurations L +4 'l 44
Traffic Volume (vph) 99 80 617 368 299 1384
Future Volume (vph) 99 80 617 368 299 1384
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 54 5.7 5.7 5.7
Lane Util. Factor 1.00 095 1.00 0.95
Frpb, ped/bikes 0.99 1.00 098 1.00
Flpb, ped/bikes 1.00 100 1.00 1.00
Frt 0.94 1.00 085 1.00
Flt Protected 0.97 100 1.00 0.99
Satd. Flow (prot) 1689 3539 1550 3508
Flt Permitted 0.97 100 1.00 0.69
Satd. Flow (perm) 1689 3539 1550 2430
Peak-hour factor, PHF 094 094 094 094 094 094
Adj. Flow (vph) 105 85 656 391 318 1472
RTOR Reduction (vph) 22 0 0 41 0 0
Lane Group Flow (vph) 168 0 656 350 0 1790
Confl. Peds. (#/hr) 3 2 2
Turn Type Prot NA Perm pm+pt NA
Protected Phases 4 6 5 2
Permitted Phases 6 2
Actuated Green, G (s) 21.3 1276 127.6 127.6
Effective Green, g () 21.3 1276 127.6 127.6
Actuated g/C Ratio 0.13 0.80 0.80 0.80
Clearance Time (S) 5.4 5.7 5.7 5.7
Vehicle Extension (s) 3.0 5.0 5.0 5.0
Lane Grp Cap (vph) 224 2822 1236 1937
v/s Ratio Prot 0.10 0.19
v/s Ratio Perm 0.23 0.74
v/c Ratio 0.75 023 0.28 0.92
Uniform Delay, d1 66.8 4.0 4.2 12.5
Progression Factor 1.00 1.00 1.00 1.00
Incremental Delay, d2 13.3 0.2 0.6 8.0
Delay (s) 80.1 4.2 4.8 20.5
Level of Service F A A C
Approach Delay (s) 80.1 4.4 20.5
Approach LOS F A C
Intersection Summary
HCM 2000 Control Delay 18.7 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.94
Actuated Cycle Length (s) 160.0 Sum of lost time (s) 17.7
Intersection Capacity Utilization 88.5% ICU Level of Service E
Analysis Period (min) 15

¢ Critical Lane Group
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Manning Square TIA

Projected 2020 No-Build AM Conditions

2. Cumming St & Manning Drive 02/22/2017
A Lo NS

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations 4 Ts L

Traffic Volume (veh/h) 3 503 184 0 2 7

Future Volume (Veh/h) 3 503 184 0 2 7

Sign Control Free  Free Stop

Grade 0% 0% 0%

Peak Hour Factor 081 08 081 081 081 081

Hourly flow rate (vph) 4 621 227 0 2 9

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None  None

Median storage veh)

Upstream signal (ft) 842

pX, platoon unblocked

vC, conflicting volume 227 856 227

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 227 856 227

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 100 99 99

cM capacity (veh/h) 1341 327 812

Direction, Lane # EB1 WB1 SB1

Volume Total 625 227 11

Volume Left 4 0 2

Volume Right 0 0 9

cSH 1341 1700 640

Volume to Capacity 000 013 0.02

Queue Length 95th (ft) 0 0 1

Control Delay (s) 0.1 0.0 107

Lane LOS A B

Approach Delay (s) 0.1 0.0 107

Approach LOS B

Intersection Summary

Average Delay 0.2

Intersection Capacity Utilization 38.9% ICU Level of Service

Analysis Period (min)

15
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Manning Square TIA

Projected 2020 No-Build AM Conditions

3: Cricket Lane & Cumming St 02/22/2017
— N ¢ T N £

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations Ts 4 L

Traffic Volume (veh/h) 439 67 27 150 35 44

Future Volume (Veh/h) 439 67 27 150 35 44

Sign Control Free Free  Stop

Grade 0% 0% 0%

Peak Hour Factor 079 079 079 079 079 0.79

Hourly flow rate (vph) 556 85 34 190 44 56

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft) 1281

pX, platoon unblocked

vC, conflicting volume 641 856 598

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 641 856 598

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 96 86 89

cM capacity (veh/h) 943 316 502

Direction, Lane # EB1 WB1 NB1

Volume Total 641 224 100

Volume Left 0 34 44

Volume Right 85 0 56

cSH 1700 943 399

Volume to Capacity 038 004 025

Queue Length 95th (ft) 0 3 24

Control Delay (s) 0.0 1.7 170

Lane LOS A C

Approach Delay (s) 0.0 1.7 170

Approach LOS ©

Intersection Summary

Average Delay 2.2

Intersection Capacity Utilization 42.2% ICU Level of Service

Analysis Period (min) 15
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Manning Square TIA

Projected 2020 No-Build PM Conditions

1: SR 9 & Cumming St 02/22/2017
S BV
Movement WBL WBR NBT NBR  SBL  SBT
Lane Configurations L +4 'l 44
Traffic Volume (vph) 197 254 1405 142 92 758
Future Volume (vph) 197 254 1405 142 92 758
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 54 5.7 5.7 5.7
Lane Util. Factor 1.00 095 1.00 0.95
Frpb, ped/bikes 0.99 1.00 098 1.00
Flpb, ped/bikes 1.00 100 1.00 1.00
Frt 0.92 1.00 085 1.00
Flt Protected 0.98 100 1.00 0.99
Satd. Flow (prot) 1670 3539 1549 3520
Flt Permitted 0.98 100 1.00 0.54
Satd. Flow (perm) 1670 3539 1549 1926
Peak-hour factor, PHF 098 098 098 098 098 098
Adj. Flow (vph) 201 259 1434 145 94 773
RTOR Reduction (vph) 26 0 0 12 0 0
Lane Group Flow (vph) 434 0 1434 133 0 867
Confl. Peds. (#/hr) 3 2 2
Turn Type Prot NA Perm pm+pt NA
Protected Phases 4 6 5 2
Permitted Phases 6 2
Actuated Green, G (s) 44.6 1243 1243 124.3
Effective Green, g () 44.6 1243 1243 124.3
Actuated g/C Ratio 0.25 0.69  0.69 0.69
Clearance Time (S) 5.4 5.7 5.7 5.7
Vehicle Extension (s) 3.0 5.0 5.0 5.0
Lane Grp Cap (vph) 413 2443 1069 1330
v/s Ratio Prot c0.26 0.41
v/s Ratio Perm 0.09 0.45
v/c Ratio 1.05 059 012 0.65
Uniform Delay, d1 67.7 14.5 9.4 15.7
Progression Factor 1.00 1.00 1.00 1.00
Incremental Delay, d2 58.6 1.0 0.2 1.2
Delay (s) 126.3 15.5 9.7 16.8
Level of Service F B A B
Approach Delay (s) 126.3 15.0 16.8
Approach LOS F B B
Intersection Summary
HCM 2000 Control Delay 33.2 HCM 2000 Level of Service C
HCM 2000 Volume to Capacity ratio 0.79
Actuated Cycle Length (s) 180.0 Sum of lost time (s) 17.7
Intersection Capacity Utilization 103.2% ICU Level of Service G
Analysis Period (min) 15

¢ Critical Lane Group
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Manning Square TIA

Projected 2020 No-Build PM Conditions

2. Cumming St & Manning Drive 02/22/2017
A Lo NS

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations 4 Ts L

Traffic Volume (veh/h) 4 236 444 4 3 2

Future Volume (Veh/h) 4 236 444 4 3 2

Sign Control Free  Free Stop

Grade 0% 0% 0%

Peak Hour Factor 083 083 083 083 08 083

Hourly flow rate (vph) 5 284 535 5 4 2

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None  None

Median storage veh)

Upstream signal (ft) 842

pX, platoon unblocked

vC, conflicting volume 540 832 538

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 540 832 538

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 100 99 100

cM capacity (veh/h) 1028 338 544

Direction, Lane # EB1 WB1 SB1

Volume Total 289 540 6

Volume Left 5 0 4

Volume Right 0 5 2

cSH 1028 1700 386

Volume to Capacity 000 032 002

Queue Length 95th (ft) 0 0 1

Control Delay (s) 0.2 0.0 145

Lane LOS A B

Approach Delay (s) 0.2 0.0 145

Approach LOS B

Intersection Summary

Average Delay 0.2

Intersection Capacity Utilization 33.6% ICU Level of Service

Analysis Period (min)

15
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Manning Square TIA

Projected 2020 No-Build PM Conditions

3: Cricket Lane & Cumming St 02/22/2017
— N ¢ T N £

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations Ts 4 L

Traffic Volume (veh/h) 198 41 75 336 109 50

Future Volume (Veh/h) 198 41 75 336 109 50

Sign Control Free Free  Stop

Grade 0% 0% 0%

Peak Hour Factor 08 08 08 08 08 085

Hourly flow rate (vph) 233 43 88 395 128 59

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft) 1281

pX, platoon unblocked

vC, conflicting volume 281 828 257

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 281 828 257

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 93 60 92

cM capacity (veh/h) 1282 318 782

Direction, Lane # EB1 WB1 NB1

Volume Total 281 483 187

Volume Left 0 88 128

Volume Right 43 0 59

cSH 1700 1282 391

Volume to Capacity 017  0.07 048

Queue Length 95th (ft) 0 6 63

Control Delay (s) 0.0 20 224

Lane LOS A C

Approach Delay (s) 0.0 20 224

Approach LOS ©

Intersection Summary

Average Delay 5.4

Intersection Capacity Utilization 53.8% ICU Level of Service

Analysis Period (min) 15
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Manning Square TIA

Projected 2020 Build AM Conditions

1: SR 9 & Cumming St 02/22/2017
S BV
Movement WBL WBR NBT NBR  SBL  SBT
Lane Configurations L +4 'l 44
Traffic Volume (vph) 110 86 617 371 301 1384
Future Volume (vph) 110 86 617 371 301 1384
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 54 5.7 5.7 5.7
Lane Util. Factor 1.00 095 1.00 0.95
Frpb, ped/bikes 0.99 1.00 098 1.00
Flpb, ped/bikes 1.00 100 1.00 1.00
Frt 0.94 1.00 085 1.00
Flt Protected 0.97 100 1.00 0.99
Satd. Flow (prot) 1691 3539 1550 3508
Flt Permitted 0.97 100 1.00 0.68
Satd. Flow (perm) 1691 3539 1550 2424
Peak-hour factor, PHF 094 094 094 094 094 094
Adj. Flow (vph) 117 91 656 395 320 1472
RTOR Reduction (vph) 21 0 0 44 0 0
Lane Group Flow (vph) 187 0 656 351 0 1792
Confl. Peds. (#/hr) 3 2 2
Turn Type Prot NA Perm pm+pt NA
Protected Phases 4 6 5 2
Permitted Phases 6 2
Actuated Green, G (s) 23.1 1258 1258 125.8
Effective Green, g () 23.1 1258 125.8 125.8
Actuated g/C Ratio 0.14 079  0.79 0.79
Clearance Time (S) 5.4 5.7 5.7 5.7
Vehicle Extension (s) 3.0 5.0 5.0 5.0
Lane Grp Cap (vph) 244 2782 1218 1905
v/s Ratio Prot c0.11 0.19
v/s Ratio Perm 0.23 0.74
v/c Ratio 0.77 024  0.29 0.94
Uniform Delay, d1 65.9 4.5 4.7 14.0
Progression Factor 1.00 1.00 1.00 1.00
Incremental Delay, d2 135 0.2 0.6 9.9
Delay (s) 79.4 4.7 5.3 23.9
Level of Service E A A C
Approach Delay (s) 79.4 4.9 239
Approach LOS E A C
Intersection Summary
HCM 2000 Control Delay 212 HCM 2000 Level of Service C
HCM 2000 Volume to Capacity ratio 0.96
Actuated Cycle Length (s) 160.0 Sum of lost time (s) 17.7
Intersection Capacity Utilization 89.6% ICU Level of Service E
Analysis Period (min) 15

¢ Critical Lane Group
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Manning Square TIA

Projected 2020 Build AM Conditions

2. Cumming St & Manning Drive 02/22/2017
A Lo NS

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations 4 Ts L

Traffic Volume (veh/h) 7 503 184 7 28 24

Future Volume (Veh/h) 7 503 184 7 28 24

Sign Control Free  Free Stop

Grade 0% 0% 0%

Peak Hour Factor 081 08 081 081 081 081

Hourly flow rate (vph) 9 621 227 9 35 30

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None  None

Median storage veh)

Upstream signal (ft) 842

pX, platoon unblocked

vC, conflicting volume 236 870 232

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 236 870 232

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 99 89 96

cM capacity (veh/h) 1331 320 808

Direction, Lane # EB1 WB1 SB1

Volume Total 630 236 65

Volume Left 9 0 35

Volume Right 0 9 30

cSH 1331 1700 443

Volume to Capacity 001 014 015

Queue Length 95th (ft) 1 0 13

Control Delay (s) 0.2 0.0 145

Lane LOS A B

Approach Delay (s) 0.2 0.0 145

Approach LOS B

Intersection Summary

Average Delay 1.1

Intersection Capacity Utilization 42.1% ICU Level of Service A

Analysis Period (min)

15
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Manning Square TIA

Projected 2020 Build AM Conditions

3: Cricket Lane & Cumming St 02/22/2017
— N ¢ T N £

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations Ts 4 L

Traffic Volume (veh/h) 463 69 27 156 36 44

Future Volume (Veh/h) 463 69 27 156 36 44

Sign Control Free Free  Stop

Grade 0% 0% 0%

Peak Hour Factor 079 079 079 079 079 0.79

Hourly flow rate (vph) 586 87 34 197 46 56

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft) 1281

pX, platoon unblocked

vC, conflicting volume 673 894 630

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 673 894 630

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 96 85 88

cM capacity (veh/h) 918 300 482

Direction, Lane # EB1 WB1 NB1

Volume Total 673 231 102

Volume Left 0 34 46

Volume Right 87 0 56

cSH 1700 918 378

Volume to Capacity 040 004 027

Queue Length 95th (ft) 0 3 27

Control Delay (s) 0.0 1.7 180

Lane LOS A C

Approach Delay (s) 0.0 1.7 180

Approach LOS ©

Intersection Summary

Average Delay 2.2

Intersection Capacity Utilization 42.5% ICU Level of Service

Analysis Period (min) 15
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Manning Square TIA

Projected 2020 Build PM Conditions

1: SR 9 & Cumming St 02/22/2017
S BV
Movement WBL WBR NBT NBR  SBL  SBT
Lane Configurations L +4 'l 44
Traffic Volume (vph) 202 257 1405 152 98 758
Future Volume (vph) 202 257 1405 152 98 758
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 54 5.7 5.7 5.7
Lane Util. Factor 1.00 095 1.00 0.95
Frpb, ped/bikes 0.99 1.00 098 1.00
Flpb, ped/bikes 1.00 100 1.00 1.00
Frt 0.92 1.00 085 1.00
Flt Protected 0.98 100 1.00 0.99
Satd. Flow (prot) 1670 3539 1549 3519
Flt Permitted 0.98 100 1.00 0.53
Satd. Flow (perm) 1670 3539 1549 1893
Peak-hour factor, PHF 098 098 098 098 098 098
Adj. Flow (vph) 206 262 1434 155 100 773
RTOR Reduction (vph) 26 0 0 13 0 0
Lane Group Flow (vph) 442 0 1434 142 0 873
Confl. Peds. (#/hr) 3 2 2
Turn Type Prot NA Perm pm+pt NA
Protected Phases 4 6 5 2
Permitted Phases 6 2
Actuated Green, G (s) 44.6 1243 1243 124.3
Effective Green, g () 44.6 1243 1243 124.3
Actuated g/C Ratio 0.25 0.69  0.69 0.69
Clearance Time (S) 5.4 5.7 5.7 5.7
Vehicle Extension (s) 3.0 5.0 5.0 5.0
Lane Grp Cap (vph) 413 2443 1069 1307
v/s Ratio Prot c0.26 0.41
v/s Ratio Perm 0.09 0.46
v/c Ratio 1.07 059 013 0.67
Uniform Delay, d1 67.7 14.5 95 16.0
Progression Factor 1.00 1.00 1.00 1.00
Incremental Delay, d2 64.6 1.0 0.3 1.3
Delay (s) 132.3 15.5 9.7 17.3
Level of Service F B A B
Approach Delay (s) 132.3 15.0 17.3
Approach LOS F B B
Intersection Summary
HCM 2000 Control Delay 344 HCM 2000 Level of Service C
HCM 2000 Volume to Capacity ratio 0.81
Actuated Cycle Length (s) 180.0 Sum of lost time (s) 17.7
Intersection Capacity Utilization 103.8% ICU Level of Service G
Analysis Period (min) 15

¢ Critical Lane Group
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Manning Square TIA

Projected 2020 Build PM Conditions

2. Cumming St & Manning Drive 02/22/2017
A Lo NS

Movement EBL EBT WBT WBR SBL SBR

Lane Configurations 4 Ts L

Traffic Volume (veh/h) 19 236 444 27 16 10

Future Volume (Veh/h) 19 236 444 27 16 10

Sign Control Free  Free Stop

Grade 0% 0% 0%

Peak Hour Factor 083 083 083 083 08 083

Hourly flow rate (vph) 23 284 535 33 19 12

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None  None

Median storage veh)

Upstream signal (ft) 842

pX, platoon unblocked

vC, conflicting volume 568 882 552

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 568 882 552

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 98 94 98

cM capacity (veh/h) 1004 310 534

Direction, Lane # EB1 WB1 SB1

Volume Total 307 568 31

Volume Left 23 0 19

Volume Right 0 33 12

cSH 1004 1700 370

Volume to Capacity 0.02 033 008

Queue Length 95th (ft) 2 0 7

Control Delay (s) 0.9 0.0 156

Lane LOS A C

Approach Delay (s) 0.9 0.0 156

Approach LOS ©

Intersection Summary

Average Delay 0.8

Intersection Capacity Utilization 38.1% ICU Level of Service A

Analysis Period (min) 15

Manning Square TIA 02/20/2017 Projected 2020 Build PM Conditions

MVF

Synchro 9 Report
Page 1



Manning Square TIA

Projected 2020 Build PM Conditions

3: Cricket Lane & Cumming St 02/22/2017
— N ¢ T N £

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations Ts 4 L

Traffic Volume (veh/h) 210 42 75 357 111 50

Future Volume (Veh/h) 210 42 75 357 111 50

Sign Control Free Free  Stop

Grade 0% 0% 0%

Peak Hour Factor 08 08 08 08 08 085

Hourly flow rate (vph) 247 49 88 420 131 59

Pedestrians

Lane Width (ft)

Walking Speed (ft/s)

Percent Blockage

Right turn flare (veh)

Median type None None

Median storage veh)

Upstream signal (ft) 1281

pX, platoon unblocked

vC, conflicting volume 296 868 272

vCl1, stage 1 conf vol

vC2, stage 2 conf vol

vCu, unblocked vol 296 868 272

tC, single (s) 4.1 6.4 6.2

tC, 2 stage (s)

tF (s) 2.2 35 3.3

p0 queue free % 93 56 92

cM capacity (veh/h) 1265 301 767

Direction, Lane # EB1 WB1 NB1

Volume Total 296 508 190

Volume Left 0 88 131

Volume Right 49 0 59

cSH 1700 1265 371

Volume to Capacity 017 007 051

Queue Length 95th (ft) 0 6 70

Control Delay (s) 0.0 20 245

Lane LOS A C

Approach Delay (s) 0.0 20 245

Approach LOS ©

Intersection Summary

Average Delay 5.7

Intersection Capacity Utilization 55.7% ICU Level of Service

Analysis Period (min) 15

Manning Square TIA 02/20/2017 Projected 2020 Build PM Conditions

MVF

Synchro 9 Report

Page 2



Supply & Demand Analysis: Alpharetta Current & Future Supply

JOHN [{<'BURNS

REAL ESTATE CONSULTING

As part of our analysis, we looked at current and future supplies for single-family detached homes and townhomes in the City of
Alpharetta and within a 2-mile radius of the Subject (Downtown Alpharetta). We then compared recent new home closings to both current
and future supply levels within each geography. A “healthy” current supply level is typically seen as 2 years, with levels significantly below
2 years considered “under-supplied” and levels significantly above 2 years as “over-supplied”. As the chart to the lower left highlights,
both the City of Alpharetta and the Subject’s 2-mile ring are both “healthy” (orange) to “under-supplied” (green). For future supply, normal
market “health” is typically 5 years of future supply. Again, in both cases the future supplies within both geographies are considered

“‘under-supplied” to “healthy”.

As a second measure of supply/demand, we also compared the projected household growth over the next 5 years (using ESRI
projections) as compared to the future supply for each geography (charted to the lower right below). Based on the projected household
growth for the City of Alpharetta, the future housing supply will not adequately meet the projected increase in demand. Within the

Subject’s 2-mile ring, there is a slight under-supply projected for the next 5 years.

City of Apharetta Cumming St 2-Mile Ring
Single-Family | Townhomes Single-Family Townhomes
Closings Last12Mo. 174 246 68 94
Current Supply 157 548 150 79
Supply Remaining 2yr2mo 2yr2mo _
Future Supply 650 286 411
Future Remaining 4yr3mo 4yrdmo
o F
SN 7 7
Y 4
L /
- . ~ ; / ,-*""‘; ” £
Y -~
7

www.realestateconsulting.com

City of Alpharetta | Cumming St. 2-Mile Ring |
2016 Households 23,145 9,519
2021 Households 24,697 10,230
Net Gain (2016-2021) 1,552 711
Less Future Supply (SF&MF) 1,031 697
"'/- -7-“-..
.-/./ L".\-.
i ’ o \‘"\II ¥
{e '|I
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Supply & Demand Analysis: Current Supply ﬁ?ﬁi&#@ ENL;-JUR‘LTEE

Below is a list of the single-family and townhome projects within a 2-mile ring of the Subject with current lot supplies (developed lots able
to be built on today) that were included in this analysis.

Subdivision Product (Builder/Developer |Current Supply Subdivision Product (Builder/Developer |Current Supply
Avalon SF  |Monte Hewett 11 Avalon TH |Monte Hewett 4
Cogburn Parc SF  |Providence Group 3 East of Main TH |Providence Group 27
East of Main SF  |Providence Group 36 Sonoma TH  |Taylor Morrison 25
Harris Walk SF  |Waterford Homes 13 Windsong TH  [Talon Homes 23
Hearthstone SF  |Sharp Residential 10 Total 79|
Hopewell Plantation SF  |Mark Anthony 2

Kensley SF  |John Wieland 24

Mayfield Walk SF  |Scott Johnson 1

Rumson Point SF  |Pinnacle Homes 16

Twelve on Canton SF |Talon Homes 12

Voysey SF  |Hedgewood 17

Wills Park/Enclave SF  |Taylor Morrison 5

Total 150|

Source: Metrostudy; 1Q2017

www.realestateconsulting.com
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Supply & Demand Analysis: Future Projects ‘Jm m!#[ CUNSUF‘)‘L;NG

Below is a list of the single-family and townhome projects within a 2-mile ring of the Subject with future lots that were included in this
analysis.

Subdivision Product |Builder/Developer Future Lots Subdivision Product |Builder/Developer Future Lots
Braeden SF  [John Wieland 74 Appen TH [Ray Appen 17
Canton St. SF  [Peachtree Residential 21 Walk at Braeden TH  |Pulte Group 56
Downtown Main SF  |Duke Land Group 6 Canton St. Common, TH |Peachtree Residential 9
Foundry SF  |John Wieland 25 Chelsea Walk TH |Providence Group 49
Hearthstone SF  [Sharp Residential 33 Downtown Main TH [Duke Land Group 55
Kensley SF  [John Wieland 45 Foundry TH [John Wieland 88
Milton Place SF  [Fuqua & Associates 11 Innovation TH [MetLife 25
Stonewalk SF  |Stonewalk Mayfield Corners LLC 3 Newvale TH |D & G Development 23
Thompson Street SF  |Aycock 7 Stonewalk TH |Stonewalk Mayfield Corners LLC 16
Thompson Street SF  |Hedgewood 3 Thompson Street TH |Edward Andrews 40
Voysey SF  [Hedgewood 22 Westside Parkway TH |Ashton Woods 33
Westside Parkway SF  |Ashton Woods 36 Total 411
Total 286

Source: Metrostudy; 1Q2017

www.realestateconsulting.com
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Background, Objective and Key Assumptions ‘JP@AL Esrlﬁ'E'CONSLE%NG

Background John Burns Real Estate Consulting, LLC (“JBREC”) was retained to provide Taylor Morrison Homes (“Taylor
Morrison” or “Client”) with an independent third-party evaluation of the location, product, pricing and sales
potential for a single-family detached and townhome community on Cumming Street (“Subject”) in Alpharetta,
Georgia. The Subject is located within walking distance to Downtown Alpharetta, which is home to popular new
restaurants, Saturday Farmers Market, Thursday Night Food Truck Alley, and a host of popular events including
concerts, festivals, food tastings, and annual Christmas tree lighting.

Objective The objective of this assignment is to compile and evaluate pertinent new home and resale market information in
order to provide recommendations relative to the pricing and absorption of the Subject single-family detached and
townhomes to be offered including: base prices, average lot premiums, average option and upgrade revenues,
incentives, and absorption and price appreciation projections given the Client’s current plans. Additionally, JBREC
will provide a broader perspective on the overall Atlanta and local Alpharetta economies and housing markets.

Key Assumptions The pricing and absorption recommendations in this report assume that the Builder will provide excellent
execution of the following: 1) offer floor plan sizes, types, and amenity levels as proposed and recommended, 2)
the development will be completed in a quality “market appropriate” manner with a community entrance, entry
monumentation, landscaping, amenities, spec levels, and unit finishes in-line with market expectations, 3) provide
sufficient advertising and marketing efforts to generate shopper traffic commensurate with market comps
achieving comparable home sales rates and prices, 4) have an on-site sales office open seven days per week, 5)
have fully decorated model homes, and 6) have experienced, professionally trained sales agents familiar with the
local market.

Market Expert:

Contact Information This analysis was prepared by John Burns Real Estate Consulting,
LLC. David Kalosis, Principal, served as Project Manager. Follow-up
guestions should be directed to us at:

12600 Deerfield Parkway, Suite 200
Alpharetta, GA 30004 5 _dK losi
avi alosis
(770) 286-3493 Seraling
dkalosis@realestateconsulting.com

dkalosis@realestateconsulting.com

www.realestateconsulting.com
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Executive Summary — Cumming Street Community

JOHN [¢>BURNS

REAL ESTATE CONSULTING

Below is a summary of JBREC’s market-guided recommendations for both the townhome and single-family detached product series
planned for the Cumming Street community in Downtown Alpharetta. For each of these series, we assumed the Builder's unit counts
and base plan ranges, which are consistent with market expectations.

www.realestateconsulting.com

Summary of Cumming Street Product and Pricing Recommendations

Unit Count

Cumming Street - JBREC Recommendations

Townhomes
40

Single-Family Detached
30

Avg Plan Size 2,500 2,859
Average Base Price $399,900 $555,900
Average Incentive ($6,000) ($15,000)
Average Options and Upgrades $25,000 $40,000
Average Lot Premium (inc End Unit) $10,000 $4,000
Average Totgl Net Home Prlce : $428.900 $584.900
(base+premiums+options—incentives)

Total Revenue $17,156,000 $17,547,000
Monthly HOA Fees $250 $200
Sales Rate 2.0/month 2.0/month
Sales Cycle 1yr8mo 1yr3mo
Sales Start Mar-18 Mar-18
Avg Annual Price Appreciation 2 8% 2 8%

2017-2020
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Executive SummCﬂ’y — Cumming Street Commun"y REAL ESTATE CONSULTING

Location: The Subject will be truly walkable to Downtown Alpharetta, which is becoming a popular destination for families and empty
nesters alike given the new retail, restaurants and entertainment venues that continue to place Alpharetta among the top cities in the
country and rank among the fastest growing suburbs. The Alpharetta Farmer’s Market, Foody Truck Alley, concerts and events, the new
City Hall and the Alpharetta Library are all within an easy stroll down Main Street.

Accessibility: In a city plagued with traffic headaches, Alpharetta provides historic charm couples with modern conveniences and access
to major employment nearby. Residents are within 10 minutes of anywhere within the Alpharetta Tech Hub, a major employment hub in
North Atlanta. Retail shopping centers (including popular Avalon Mall), restaurants, grocery stores (including Whole Foods and Publix),
daily conveniences and entertainment are all less than one mile away. Local churches and regional hospitals are also right nearby.

Public Schools: The Alpharetta area of North Fulton County is well regarded for its excellent public schools, which is a major driver for
families. The local public school assignments all perform extremely well.

Strong 55+ Demand: North Fulton County (and Alpharetta in particular) has a large and growing 55+ population that are buying homes
here today. Our proprietary 55+ demand analysis identifies Alpharetta as a target area for empty nester buyers in North Atlanta based on
criteria that includes current 55+ population, growth projections, and housing demand today.

Townhome Buyers: Empty Nesters are gravitating toward new Surban™ (urbanized areas within suburban locations) developments that
provide lifestyle conveniences of low maintenance products with walkability to retail and restaurants. New townhome communities in the
area have also become a destination for young ethnic families (as well as mature single-parent households) that work in the Alpharetta
Tech Hub and desire Alpharetta’s local public schools, with a low maintenance home and yard for their busy lifestyles.

Single-Family Detached Buyers: Many Young Families and Empty Nesters alike are trading square footage and large lots for low
maintenance and easy access. They're downsizing their homes and maintenance responsibilities and engaging more in their lifestyle.

Products: The townhome product series is consistent with what the Builder is already producing at Sonoma THs less than 1 mile to the
north, with the Subject offering true walkability to Downtown Alpharetta that will command a significant premium over the current pricing at
Sonoma. Likewise, many families and empty nesters alike will trade the Enclave at Wills Park setting for walkability to Downtown
Alpharetta. Given the strong empty nester population buying in the area, the Builder will need to include master-on-main and full bedroom
suites on the main level plans within the single-family detached series. From our experience with townhomes in other Surban™ locations
throughout North Atlanta, empty nesters will accept stairs in locations that offer a walkable lifestyle.

Pricing: JBREC’s market-guided pricing recommendations are based on the product offerings, location, desirability, and competitive
performance in the submarket.

Standard Features: The Builder should offer standard features that are commensurate with our higher price recommendations including
10ft ceilings on main, 8ft doors, granite countertops, tile backsplash, hardwood floors on main, 2” cabinets and lawn maintenance..

Absorptions: JBREC supports an average monthly sales rate of 2.0 per month per product series at the Subject from grand opening
through sell out given the Builder's planned product offerings and our recommended pricing strategy. 7



Executive Summary - Cumming Street Community
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S
s

Strenqgths

Desirable submarket location with growing demand.

Mutliple product/buyer targets that fit the local
demographic demand profile.

Proximity and accessibility to major employment
centers nearby.

Walkable to retail shopping and restaurants.
North Fulton County public schools.
Proven products within the market.

Marketing window should drive strong traffic volume
to the site.

Opportunities

Excellent housing market fundamentals including
strong demand, low supply and relative
affordability today.

Lack of affordability in North Fulton driving demand
for low maintenance lifestyle products.

Projected growth among key demos supports
strong demand locally.

Alpharetta Loop Trail could further improve the
desirability/walkability.

\VAV Weaknesses

Traffic along Hwy-9/North Main Street may be a
deterrent for some shoppers.

No gated access.
No community amenities.

T Threats

Increasing competition throughout North Atlanta for
mature buyers and townhome market.

Economic shifts, including potential tech bubble and
rising interest rates, would impact local buyers.

National immigration policies could have direct
impact on ethnic buyer demand.
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Atflanta, GA MSA Overview

JOHN [¢>BURNS

REAL ESTATE CONSULTING

There are 29 counties included in the Atlanta, GA MSA; the core population centers, which account for nearly 60% of all
metro area households today, are concentrated in Fulton, Cobb, DeKalb and Gwinnett Counties. North Fulton County is the
region’s center of economic growth, yet has managed to maintain much of its original identity. Area residents enjoy a rich and
diverse cultural scene, wide-ranging recreational activities, world-class educational and medical facilities, and numerous retail

and dining experiences.

Population
Population Growth
Employment Growth
Unemployment Rate

New Home Sales Volume
New Home Sales Growth
New Home Sales $

Existing Home Sales Volume
Existing Home Sales Growth
Existing Home Sales $

Total Permits

Total Permit Growth
Rolling 12mos ending March 2017

Atlanta MSA

5,870,000
1.9%
3.6%
4.9%

19,428
16.5%
$295,200

104,946
10.0%
$189,100

35,565
7.7%

PICKENS
' ‘DNWSON

‘ : s ¢ JASPER
‘ \ - BUTTS
HEARE ~— SPALDING ‘

PIKE |LAMAR
MERIWETHER ,

Source: ESRI, CoreLogic, Moody’s, US Census, AtlantaRegional.com, Greater North Fulton Chamber of Commerce
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Location Analysis — Cumming Street Site JOAN L BURNS

REAL ESTATE CONSULTING

The Subject is located within the City of Alpharetta, which is home to over 62,000 people making up 23,000 households. It is one of the
fastest growing cities in America and home to major employment, residential and retail developments that make Alpharetta a true live-work-
play lifestyle destination community. More specifically, the Subject is located along Cumming Street, across from the Alpharetta First United
Methodist Church, near the intersection with Hwy-9/North Main Street. This central location is truly walkable to Downtown Alpharetta, which
will have strong appeal to families and empty nesters alike who enjoy all the arts, culture, restaurants, and activities that go on every day in

Downtown Alpharetta. The Subject is also within easy access to Avalon Mall, GA-400, regional hospitals, and the Alpharetta Tech Hub,
which has become a major employment center within North Atlanta.
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Location Analysis — Subject Preliminary Site Plan JOHN [ BURNS

REAL ESTATE CONSULTING

The Cumming Street site is approximately
11.7 acres located along Cumming Street,
just west of Hwy-9/North Main Street. The
site is located across the street from
Alpharetta First United Methodist Church and
within a one block walk south to Downtown
Alpharetta. The Client is considering
developing this site to include 30 single-
family lots that will be alley-loaded and 40
townhomes. The site will also include
neighborhood parks/open space, as well as
civic space dedicated along its northern
boundary. An additional benefit of the site will
be its location along the planned Alpharetta
Loop Trail, which will provide safe walking,
jogging and biking connectivity throughout
much of Alpharetta.
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Location Analysis — Downtown Alpharetta JP@AL ESTIA#'E"CONSL%NG

The Cumming Street site is only one block
to Downtown Alpharetta, where a leisurely
stroll through the welcoming downtown
district offers restaurants, retail shopping
and weekly events that draw in couples,
families, and even their furry friends. The
historic downtown showcases work from
local artists and craftsmen during the Main
Street Market events held monthly between
March and November including a Farmers
Market held most Saturday mornings and
Food Truck Alley is held on Thursday
evenings. City Hall is also located
downtown, as well as the library and a
number of popular churches.
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Location Analysis — Downtown Alpharetta & Avalon JOHN ¢ BURNS

REAL ESTATE CONSULTING

While all the activities of Downtown Alpharetta are within walking distance, other modern conveniences are also within a short drive including
Avalon, a sustainably designed, 86-acre development with more than 500,000 square feet of retail, a 12-screen all premium theater, a full-
service hotel, Class A office, single-family residences and luxury rental homes within a walkable, connected community of shopping, dining,
entertainment, living and working. There’s also grocery shopping, pharmacies, and other daily conveniences right nearby. There are more

than 600 technology companies concentrated within the nearby Alpharetta Tech Hub and GA-400 is only 1.5 miles away, providing easy
access to the rest of Atlanta.
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Location Analysis — Alpharetta’s Recent Accolades REAL ESTATE CONSULTING

Alpharetta has been a popular destination for decades, particularly among move-up and upscale families given the strength of the local
schools, but also among empty nesters that are either downsizing in place or following their grandchildren to the area. Alpharetta is regularly
named among the top cities in the country and continues to rank among the fastest growing suburbs.

www.realestateconsulting.com

Awards

1. Named on of the Best Suburbs To Live In Georgia by Niche.com — 2017
2. Named one of the 30 best neighborhood in America — 2017
3. Named one of the 50 safest cities in Georgia — 2017
4. Named 25 best places to visit in Georgia by Vacationidea.com — 2016
5. Named best cities for Tech (Outside California and New York) by Datafox — 2016
6. Named #1 place where business in thriving by Entrepreneur — 2015
7. Named one of the 10 best Atlanta suburbs by Movoto — 2015
8. Named one of the best places to start a business in Georgia by Nerdwallet —
2015
9. Named one of the best cities to start a restaurant by Nerdwallet — 2015
10. Named one of the best cities for Women Entrepreneur by Goodcall — 2015
1. Named best small city in Georgia by WalletHub — 2015
12. Alpharetta is the 6th fastest growing city according to U.S. Census Bureau —
2013
13. Named 7th friendliest city in the nation by Forbes — 2012
14. Alpharetta listed as the top place to move by Forbes — 2009

Source: Alpharetta Convention & Visitors Bureau

15
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Location Analysis — Accessibility JREAL ESTEQONS&NG

The Cumming Street site is near GA-400 supporting wide ranging accessibility to most areas in the MSA within a 45 minute drive.
All daily conveniences are within fifteen minutes of the site.

Drive Time Map- 15, 30, 45 Minutes
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Location Analysis — Shopping & Entertainment Map J&'Qﬁ#@’fﬁﬁ%

There are a variety of shopping, dining and entertainment options within fifteen minutes of the Cumming Street site; including the
North Point and Avalon malls. The site is within walking distance of Downtown Alpharetta, home to unique shops, restaurants and

boutiques.
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Location Analysis — Proximity to Employment JP\EAL ESTE?CONSLENG

Residents within five miles of the Subject site primarily commute south between Alpharetta and Roswell for employment; most
commute less than ten miles. Alpharetta is home to multiple major employers; during the workday nearly 75,000 non-resident
workers enter the city, increasing the daytime population to greater than 100,000.

w e Z . =

Job Counts by Distance/Direction in 2014
All Wﬁrkers

B4R
A%
PRSI

Fulfon

View as FRadar Chart | =

Jobs by Distance - Home Census Block to Work

Census Block
2014
Count  Share
Total Primary Jobs 65952 100.0%
BLess than 10 miles 25861 453%
10 to 24 miles 28374 430%
025 to 50 miles 4355 6.5%
OGreater than 50 miles 3462 5.2%
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Location Analysis — Accessibility JREAL ESTEQONS&NG

The Cumming Street site is near GA-400 supporting wide ranging accessibility to most areas in the MSA within a 45 minute drive. All daily
conveniences are within fifteen minutes of the site.

Drive Time Map- 15, 30, 45 Minutes
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Location Analysis — Shopping & Entertainment JF@AL EST!#;CONSEENG

There are plentiful shopping, dining and entertainment amenities, grocery stores and daily conveniences within a fifteen minute drive from
the Subject site. Notable projects include:
* Avalon, a popular new mixed-use development south of the Subject along Old Milton Parkway, includes popular boutique shops,
restaurants, Whole Foods, a movie theater, outdoor events, and a mix of for sale residential, apartments and hotels.
+ Big box retailers, restaurants and grocery stores are all located along Windward Parkway to the north of the site, as well as North
Point Mall to the southeast, providing everything residents here need for their daily living.
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Location Analysis — School Assignments and Performance ‘JREAL Esr!égcwsﬁm

The Cumming Street site is within the Fulton County school district. Local school assignments include strong performing Manning Oaks
Elementary and Hopewell Middle School, as well as Alpharetta High School. While the local school assignments perform exceptionally,
we believe that these low-maintenance products and higher price points will primarily target Empty Nesters (55-64 year olds) looking to
downsize, but not downgrade, their lifestyle within a community that’s easily walkable to Downtown Alpharetta.

=

: ~ . / o
& ; S
ke . A

A

Cumming Street SitezTayl

77

)
%
us)

B \
School/Level Percentile
Manning Oaks Elementary | 307 out of 1,233 70.95 Top 25%
Sy Y Y e Top 10%
¥R L Rl A B A AR
Source: SchoolDigger.com
www.realestateconsulting.com
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Location Analysis — Alpharetta Technology Hub JKg?grlﬁ's'egNglﬂ\.lNi

Alpharetta is home to more than 600 technology-centric companies and a 20 million square foot office market. Its major employers include

the “who’s-who” of technology companies. The following list includes the 25 top employers in Alpharetta, as well as the top companies by
sector/specialty.

ﬂ SRR Corporate and Regional Headquarters

e Information Services

Telecommunications

- Health IT
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Location Analysis — At the Heart of a Major Employment Hub JOAN Iy BURNS

REAL ESTATE CONSULTING

The Cumming Street site is within easy access to major employment concentrations throughout the Alpharetta area, including the Alpharetta
Tech Hub, which spans basically from exits 8-11 along GA-400. Alpharetta is home to a daytime population of more than 100,000 people and

over 9,000 companies, with ¥4 of all Atlanta’s top 25 technology companies located here. Residents living at the Cumming Street community
will be within a 10-minute commute to one of Atlanta’s largest employment concentrations.

o 2 00T -y e Jr <ax ' o RS { o KT
5-609 Jobs/Sq.Mile J \ AN R N N P 1 T11 10 RNy
I 610 - 2,422 Jobs/Sq.Mile 7 ‘ ” RIS
| B 2,423 - 5,444 Jobs/Sq.Mile
B 5,445 - 9,676 Jobs/Sq.Mile
| W 9,677 - 15,116 Jobs/Sq.Mile
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Location Analysis — Competitive Local Housing Market ‘JP@AL Esrlﬁ'E'CONSLE%NG

As the corporate landscape is re-shaping the demographic complexion of the local market in Alpharetta, their expectations of housing
products are changing as well. This area had previously been an outer suburban location with a residential base of predominantly single-
family detached homes in amenitized communities. Limited land availability and increased home prices are driving higher density projects to
maintain reasonable affordability that is in line with the local workforce income levels. However, most of these high-density new townhome
and condo communities don’t offer any significant neighborhood amenities package other than their location.

The majority of recently approved townhome projects are concentrated within the Avalon-Downtown area of Alpharetta, which accounts for a
full % of approved multi-family developments. The map below identifies the active and approved multi-family (in blue) and single-family
detached (in green) new home communities in Alpharetta today. There are 10 multi-family (condo or townhome) subdivisions and 4 single-
family detached that offer true walkability to either Downtown Alpharetta or Avalon. These are the most sought after locations, particularly
among upscale empty nesters, where both pricing and demand will be the greatest.
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JOHN [{<BURNS

REAL ESTATE CONSULTING

Competitive New Townhome Analysis
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Townhome Series: JBREC Pricing & Absorption Recommendation

JOHN [({<:BURNS

REAL ESTATE CONSULTING

The chart below provides our recommended base pricing and total (sales) price estimates for the townhome series at the Cumming Street
site assuming the Builder's product plans. These recommendations are based on our independent evaluation of the performance of
actively selling and recently closed out new townhome communities in the area, coupled with our understanding of the relative strengths of

this location.

JBREC Recommendations

Total / All NetBase | NetBase Average Total 80% 31%
Incentives | Price (All Price/ Average | Lot& End Total Price/ 4.25% Income
O/U+CC+$ | Incentives) | Sq. Ft. Options |Premiums Price Sq. Ft. Net Pmt. to Qualify*

CUMMING STREET THS

Cumming Street THs JBREC Recommend 2,400 | 1.50% $250 | $389,900  ($6,000)  $383,900 $160 $ 25,000 $10,000 $418,900 $175 $2,422 $94,000
2,600 | 1.50% $250 | $409,900  ($6,000)  $403,900 $155 $ 25,000 $10,000 $438,900 $169 $2,526 $98,000
Product: Townhomes Total Units: 40
Units Sold: 0
% Remaining: 100% Units Remaining: 40
Sales Open Date: Mar-18 Proj Sales Rate: 2.0
Totals/Averages: 2,500 $399,900  ($6,000)  $393,900 $158 $25,000 $10,000 $428,900  $172 $2,474 $96,000

www.realestateconsulting.com




Townhome Series: Appreciation & Build Out Assumptions

JOHN [¢>BURNS

REAL ESTATE CONSULTING

The following chart provides JBREC’s recommended sales price and build out scenario for the townhome series at Cumming Street given
JBREC’s new home price appreciation forecasts and estimated sales rates. For 2017-2020, we see annual new home price appreciation
rates for the Atlanta market that tail off over time. JBREC’s market-guided price and pace recommendations would generate an average
sales price of $456,000 over life of project.

Price Appreciation 3.8% 2.5% 2.1% 0.9%
Community Source Units JBREC ASP Dec-17 Dec-18 Dec-19 Dec-20
Cumming Street THs JBREC Recommend| 40 $428,900 $445,198 $456,328 $465,911 $470,104

Absorption Appreciation

Community Source Units JBREC Abs. Dec-17 Dec-18 Dec-19 Dec-20
Cumming Street THs JBREC Recommend| 40 2.0 2.0 2.0 2.0 2.0
Potential Buildout Annual Sales Per Year

Community Source Units 2017 2018 2019 2020
Cumming Street THs JBREC Recommend 40 0 20 20 0
3.8% Atlanta MSA Annual New Home Price Appreciation
2.5%
2.1%
- - -
Dec 2017 Dec 2018 Dec 2019 Dec 2020
Source: John Burns Real Estate Consulting, LLC
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Townhome Series: Comparable Communities

REAL ESTATE CONSULTING

For our competitive analysis, JBREC selected only those actively selling and recently sold out townhome communities located west of GA-
400 and within the City of Alpharetta. There were a total of 9 competitive townhome communities selected for this analysis, with the most

direct competitors being Taylor Morrison’s own Sonoma THSs, as well as Providence Group’s East of Main THs and Sharp’s Woodlands
Preserve TH communities.

L East’of'Main' THs-Providence Group
o 1O

% a3 Academy-St

. ~ 1
RUCker-Rl e : 4 \ '

]
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Townhome Series: Net Base Price POSlTlOﬂlng REALESTA#E.CONSLEEIING

Below are the base price positioning of the competitive set, coupled with JBREC’s pricing recommendations. Given the community’s
location advantage, we believe the Subject should be positioned between Providence Group’s East of Main THs, which benefit from
even more direct access to Downtown Alpharetta and a generally more appealing community design, and Taylor Morrison’s current
products/sales at Sonoma THs, which are one mile north of Downtown Alpharetta. The community should also be positioned at a slight
premium to Harlow THs’ less accessible location and Sharp’s Woodlands Preserve which, while located across the street from Avalon,
was part of an existing townhome community. The Subject should also be positioned above The Georgian THs, which offered easier
walkability, but closed out a full year ago with considerably older contract dates.

$800,000 =¢==Avalon THs-Monte Hewett (1.5/mo)
$780,000 }{ —®—Sonoma THs-Taylor Morrison (1.7/mo) /

$760,000 Encore Walk THs-Traton (0.6/mo) /

$740,000 -} =e=Overture at Encore THs-John Wieland (1.5/mo) / *

$720,000 || =#—East of Main THs-Providence Group (1/mo)
$700,000 H Harlow THs-Edward Andrews (6/mo.) /
$680,000 {==#=The Georgian THs-KM Homes (2.5/mo) /
$660,000 1 ==e=Woodlands Preserve THs-Sharp Residential (2/mo.) /
$640,000 - ==e=Windsong THs-Talon Homes (0.7/mo.) /
$620,000 H =@=Cumming Street THs-JBREC Recommend (2/mo)
$600,000
$580,000
$560,000

$540,000 [
$520,000
$500,000
$480,000
$460,000 _
$440,000
$420,000

$400,000 .//.’
$380,000

$360,000 —
$340,000 " 2

$320,000

$300,000 ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘ ‘
1,400 1,600 1,800 2,000 2,200 2,400 2,600 2,800 3,000 3,200 3,400 3,600 3,800 4,000

Source: JBREC Unit Size (Square Feet)

Base Price

www.realestateconsulting.com
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Townhome Series: Total Price Positioning

JOHN [({<:BURNS

REAL ESTATE CONSULTING

On a total price basis (which includes options and lot premiums, less incentives), our pricing recommendation continues to position the
Subject at a premium to Sonoma THs, The Georgian THs, Woodlands Preserve THs, and recent sales at Harlow THs, with the Subject
having location and/or community advantages over each of these competitors. The Subject continues to remain a real competitive value

to East of Main THs, offering a $120K average sales price discount for residents willing to walk the extra block.

$800,000
$780,000
$760,000
$740,000
$720,000
$700,000
$680,000
$660,000
$640,000
$620,000
$600,000

4= Avalon THs-Monte Hewett (1.5/mo)

—&— Sonoma THs-Taylor Morrison (1.7/mo)

Encore Walk THs-Traton (0.6/mo)

==¢==Qverture at Encore THs-John Wieland (1.5/mo) /

=== East of Main THs-Providence Group (1/mo)

Harlow THs-Edward Andrews (6/mo.)

==¢==The Georgian THs-KM Homes (2.5/mo)

—¢==\\oodlands Preserve THs-Sharp Residential (2/mo.)

==¢==\/\/indsong THs-Talon Homes (0.7/mo.)

=@ Cumming Street THs-JBREC Recommend (2/mo)

$580,000

$560,000
$540,000

?/4

Total Sales Price

$520,000

I

$500,000

$480,000

$460,000
$440,000

$420,000

—

$400,000

—

$380,000

4

$360,000

$340,000

Source: JBREC

1,400 1,600 1,800 2,000

2,200

2,400 2,600 2,800
Unit Size (Square Feet)

3,000

3,200

3,400

3,600

3,800

4,000
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Townhome Series: Comparables Summary AL ESTATE CONS&NG

Based on the strengths of the Subject’s location and community design, we have base price positioned it at a premium to the more value-
centered townhome communities in the market, yet still at a considerable discount to the competitive median. Based on this relative value,
our recommended incentives are slightly lower than the competitive average. Options are slightly lower than the competitive median, yet
consistent with their base price ratios. Our premium recommendations are higher, as they include end unit premiums to be consistent with
how we reported the same for Taylor Morrison’s Sonoma TH community. Even with the community’s strengths, our recommended sales
prices continue to remain a real considerable value relative to the competitive set, which should drive consistent absorptions of 2.0 per
month (which is higher than the competitive median sales pace).

BASE PRICE ABSORPTION AVERAGE SUMMARY OF COMPETITORS
COMPETITORS BUILDER STATUS RANGE OVERALL |3 MOS RATE | BASE PRICE| INCENTIVES | OPTIONS | PREMIUMS [TOTAL PRICE|UNIT SIZE (SF) TOTAL $/SQ. FT.
Encore Walk THs Traton Active $370K - $370K 0.6 0.7 $369,900 ($5,000) $10,000 $4,000 $378,900 2,136 $177
Avalon THs Monte Hewett Active $640K - $870K 15 17 $753,233 ($10,000) $41,667 $4,000 $788,900 2,804 $281
East of Main THs Providence Group New $510K - $550K 1.0 1.0 $533,233 ($10,000) $20,000 $2,000 $545,233 2,400 $227
Ovwerture at Encore THs John Wieland Active $540K - $560K 15 15 $549,900 ($10,000) $20,000 $3,000 $562,900 3,850 $227
Harlow THs Edward Andrews Active $366K - $566K 4.9 6.0 $465,900 ($10,000) $25,000 $2,000 $482,900 2,767 $175
Sonoma THs Taylor Morrison Active $333K - $343K 1.7 2.0 $336,900 ($4,000) $30,000 $15,000 $377,900 2,553 $148
The Georgian THs KM Homes Sold Out $351K - $357K 2.5 = $353,900 ($5,000) $40,000 $5,000 $393,900 2,464 $160
Woodlands Presene THs Sharp Residential Sold Out $390K - $390K 2.0 2.0 $389,900 ($15,000) $40,000 $3,000 $417,900 2,562 $163
Windsong THs Talon Homes New $750K - $750K 0.7 0.7 $750,000 ($10,000) $30,000 $2,000 $772,000 3,492 $221

AVERAGE| . $500,319 | ($8,778) | $28,519 $524,504
$465,900 $10,000 $30,000 $482,900

BASE PRICE ABSORPTION AVERAGE SUMMARY OF COMPETITORS
SUBJECT RECOMMENDATIONS BUILDER STATUS RANGE PROJ 3 MOS RATE [ BASE PRICE| INCENTIVES | OPTIONS | PREMIUMS [TOTAL PRICE|UNIT SIZE (SF) TOTAL $/SQ. FT.

Cumming Street THs JBREC Recommend Future $390K - $410K 2.0 - $399,900 ($6,000) $25,000 $10,000 $428,900 2,500 $172

Sources: Community sales offices, John Burns Real Estate Consulting, LLC
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Townhome Series: Compehhve Details JRI;AL EST!\#E CONSL|}TJING

NetBase NetBase Total 80% 31%
; . Average . .
Price (Al Price/ Average LotView Price/ 4.25% Income
Project Name Builder | Incentives | Incentives) Sq. Ft. Options [ Premiums Sq. Ft. Net Pmt. | to Qualify*
SONOMA THS
Sonoma THs Taylor Morrison 1 | 2,536 3 2.5 3 2 1.50%  $242 | $332,900 ($4,000)  $328,900 $130 $30,000 $15,000  $373,900 $147 $2,181 $84,000
Alpharetta 1 | 2536 3 35 3 2 1.50%  $242 | $332,900  ($4,000) $328,900 $130 $30,000 $15,000 $373,900 $147 $2,181 $84,000
Product: Townhomes Total Units: 47 1 | 2,559 3 3.0 3 2 1.50%  $242 | $335,900  ($4,000) $331,900 $130 $30,000 $15,000 $376,900 $147 $2,196 $85,000
Units Sold: 20 1 | 2,562 3 3.0 3 2 1.50%  $242 | $339,900  ($4,000) $335,900 $131 $30,000 $15,000 $380,900 $149 $2,217 $86,000
Last 3 Months 6 1 | 2,570 3 3.0 3 2 1.50%  $242 | $342,900 ($4,000) $338,900 $132 $30,000 $15,000 $383,900 $149 $2,232 $86,000
% Remaining 57% Units Remaining: 27
Sales Open Date:  May-16 Ovwerall Sales Rate: 1.7
3 Mo Sales Rate: 2.0
Totals/Averages: 2,553 $336,900 _ ($4,000 $332,900 $130 $30,000  $15,000  $377,900 $148 $2,201 $85,000
Avalon THs Monte Hewett | 1 | 2,490 3 2.5 2 2 1.50% $275 | $639,900 ($8,000)  $631,900 $254 $35,000 $4,000 $670,900 $269 $3,754  $145,000
Alpharetta 1 | 2,760 3 25 2 2 1.50% $275 | $749,900 ($10,000)  $739,900 $268 $40,000 $4,000 $783,900 $284 $4,340 $168,000
Product: Townhomes Total Units: 7 1 | 3,163 3 2.5 2 2 1.50% $275 | $869,900 ($12,000) $857,900 $271 $50,000 $4,000 $911,900 $288 $5,004 $194,000
Units Sold: 56
Last 3 Months 5
% Remaining 27% Units Remaining: 21
Sales Open Date:  May-14 Ovwerall Sales Rate: 1.5
3 Mo Sales Rate: 1.7
Totals/Averages: 2,804 $753,233  ($10,000)  $743,233 $264 $41,667 $4,000 $788,900 $281 $4,366 _ $169,000
ENCORE WALK THS
Encore Walk THs Traton 1 |2136 3 25 3 2 1.50% $175 | $369,900  ($5,000) $364,900 $171 $10,000 $4,000 $378,900 $177 $2,140 $83,000
Alpharetta
Product: Townhomes Total Units: 38
Units Sold: 8
Last 3 Months 2
% Remaining 79% Units Remaining: 30
Sales Open Date: ~ Mar-16 Overall Sales Rate: 0.6
3 Mo Sales Rate: 0.7
Totals/Averages: 2,136 $369,900  ($5,000 $364,900 $171 $10,000 $4,000 $378,900 $177 $2,140 $83,000
East of Main THs Providence Group 1 | 2333 3 3.5 3 2 1.50%  $200 | $509,900 ($10,000)  $499,900 $214 $20,000 $2,000 $521,900 $224 $2,906 $113,000
Alpharetta 1 | 2333 3 3.5 3 2 1.50%  $200 | $539,900 ($10,000) $529,900 $227 $20,000 $2,000 $551,900 $237 $3,062 $119,000
Product: Townhomes Total Units: 42 1 | 2,535 3 3.5 2 2 1.50%  $200 | $549,900 ($10,000) $539,900 $213 $20,000 $2,000 $561,900 $222 $3,114 $121,000
Units Sold: 2
Last 3 Months 2
% Remaining 95% Units Remaining: 40
Sales Open Date:  Mar-17 Overall Sales Rate: 1.0
3 Mo Sales Rate: 1.0
Totals/Averages: 2,400 $533,233  ($10,000)  $523,233 $218 $20,000 $2,000 $545,233 $227 $3,027  $117,667
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Townhome Series: Competitive Details Cont.

JOHN [,

BURNS

REAL ESTATE CONSULTING

Project Name

Builder

OVERTURE AT ENCORE THS

Incentives

Net Base

Price (All

Incentives)

Net Base

Price/

Sq. Ft.

Average

Options

Average
Lot/View

Premiums

Total

Price/

Sq. Ft.

80%
4.25%

Net Pmt.

31%

Income

to Qualify*

Overture at Encore THs John Wieland | 1 |3800 4 35 3 2 1.50%  $300 | $539,900 ($10,000)  $529,900 $139 $20,000 $3,000 $552,900 $146 $3,167  $123,000
Alpharetta 1 | 3,900 3 4.5 3 2 1.50% $300 | $559,900 ($10,000)  $549,900 $141 $20,000 $3,000 $572,900 $147 $3,271 $127,000
Product: Townhomes Total Units: 76
Units Sold: 28
Last 3 Months 0
% Remaining 63% Units Remaining: 48
Sales Open Date: May-15 Ovwerall Sales Rate: 1.5
3 Mo Sales Rate: 15
Totals/Averages: 3,850 $549,900  ($10,000)  $539,900 $140 $20,000 $3,000 $562,900 $146 $3,219  $125,000
OR
The Georgian THs KM Homes | 1 [2391 3 3.0 3 2 1.50%  $250 | $350,900  ($5,000)  $345,900 $145 $40,000 $5,000 $390,900 $163 $2,277  $88,000
Alpharetta 1 | 2536 3 3.5 3 2 1.50%  $250 | $356,900  ($5,000) $351,900 $139 $40,000 $5,000 $396,900 $157 $2,308 $89,000
Product: Townhomes Total Units: 54
Units Sold: 54
Last 3 Months 0
% Remaining 0% Units Remaining: 0
Sales Open Date:  May-14 Ovwerall Sales Rate: 2.5
3 Mo Sales Rate: -
Totals/Averages: 2,464 $353,900  ($5,000)  $348,900 $142 $40,000 _ $5,000 $393,900 $160 $2,293  $88,500
Harlow THs Edward Andrews | 1 | 2025 3 35 30 2 1.50%  $200 | $365,900 ($10,000)  $355,900 $176 $20,000 $2,000 $377,900 $187 $2,160  $84,000
Alpharetta 1 | 2450 3 25 3.0 2 1.50% $200 | $395,900 ($10,000)  $385,900 $158 $20,000 $2,000 $407,900 $166 $2,315 $90,000
Product: Townhomes Total Units: 350 1 | 2,800 3 25 3.0 2 1.50%  $200 | $425,900 ($10,000)  $415,900 $149 $25,000 $2,000 $442,900 $158 $2,497 $97,000
Units Sold: 60 1 | 3,400 3 35 3.0 2 1.50%  $200 | $455,900 ($10,000)  $445,900 $131 $25,000 $2,000 $472,900 $139 $2,652 $103,000
3 Mon. Sold: 18 12394 2 25 30 2 1.50%  $200 | $525,900 ($10,000)  $515,900 $215 $25,000 $2,000 $542,900 $227 $3,015  $117,000
% Remaining 83% Units Remaining: 290 1 (3000 3 35 30 2 1.50%  $200 | $525,900 ($10,000)  $515,900 $172 $30,000 $2,000 $547,900 $183 $3,041  $118,000
1 | 3,300 4 3.5 3.0 2 1.50%  $200 | $565,900 ($10,000)  $555,900 $168 $30,000 $2,000 $587,900 $178 $3,249 $126,000
Sales Open Date:  Apr-16 Overall Sales Rate: 4.9
3 Mon. Sales Rate: 6.0
Totals/Averages: 2,767 1.50% $200 | $465,900 ($10,000)  $455,900 $165 $25,000  $2,000 $482,900 $175 $2,704  $105,000
OODLAND PR R
Woodlands Preserve THs Sharp Residential 1 | 2,562 4 3.5 3.0 2 1.50%  $180 | $389,900 ($15,000)  $374,900 $146 $40,000 $3,000 $417,900 $163 $2,347 $91,000
Alpharetta
Product: Townhomes Total Units: 18
Units Sold: 18
3 Mon. Sold: 6
% Remaining 0% Units Remaining: 0
Sales Open Date:  Apr-16 Ovwerall Sales Rate: 2.0
3 Mon. Sales Rate: 2.0
Totals/Averages: 2,562 1.50%  $180 | $389,900 ($15,000)  $374,900 $146 $40,000  $3,000 $417,900 $163 $2,347  $91,000
DSO
Windsong THs Talon Homes | 1 | 3,492 4 35 30 2 1.50%  $180 | $750,000 ($10,000)  $740,000 $212 $30,000 $2,000 $772,000 $221 $4,183  $162,000
Alpharetta
Product: Townhomes Total Units: 24
Units Sold: 2
3 Mon. Sold: 2
% Remaining 92% Units Remaining: 22
Sales Open Date:  Jan-17 Ovwerall Sales Rate: 0.7
3 Mon. Sales Rate: 0.7
Totals/Averages: 3,492 1.50%  $180 | $750,000 ($10,000)  $740,000 $212 $30,000  $2,000 $772,000 $221 $4,183  $162,000
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Townhome Series: Resale Townhome Sales

JOHN [¢~:BURNS

REAL ESTATE CONSULTING

We pulled recent resale townhome transactions that closed within the last 6 months, that were built since 2000, and located within Alpharetta
(Fulton County), GA. The Builder's pro forma sales prices are 10% higher than comparable resales within Alpharetta that were built since
2000. This gap would be reasonable for a traditional townhome community in a typical suburban location. However, given the community’s
walkability to Downtown Alpharetta and the community design that combines with single-family detached, we believe that our recommended
sales price premium at 20% is reasonable.
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Competitive Analysis — Alpharetta Future Townhome Communities ‘JP@AL Esrlﬁ'E'CONSLE%NG

A full three quarters of all future townhome development planned for Alpharetta will be concentrated within a 2-mile ring of the
Avalon/Downtown Alpharetta area. Within a 2-mile ring of the Subject property, there are 9,500 households representing nearly half the
total household size of the City of Alpharetta. According to ESRI, this area of Downtown Alpharetta is projected to add 700 net new
households over the next 5 years. While the number of competitive townhome offerings within Downtown Alpharetta are expected to
increase by 400 units of future supply (which is comparable to a 5-year forecast supply), it will likely meet just over half of the projected
natural demand increase (with the rest of that growth being supplemented by single-family detached). While historical demand for
townhomes was concentrated below $400,000, the majority of these future communities are planned from the upper $400s-$600s, which
is reflective of the increasing household income levels.

.;f‘:\. ~1 ) Old Milton Plkwy HNE: Subdivision Name Sub Area Status Iﬁ:::e VDL Future Total

o Yl s | 6 3 - 11 Foundry(TH) NFulLAlph  Future ar 0 = 2
- 5 O 2 12 Braeden,Walk(TH) NFul-Alph Future i) 0 = =8

— )’9 7  Downtown Main/(TH) NFul-Alph Future ar ] 55 55
; $ 8 Chelsea Walk{TH) MFul-Alph Future 2025 ] 48 40
2 - 10 Thompson SHTH) HFul-Alph Future 25 o 40 40
. \ 2 Westside Plwy(TH} NFul-&lph Future ar ] 31 K]

: ; 1 ° 9 Innovation{TH) NFul-Alph Future ar i 25 25

08 : §  Mewvale(TH) NFul-Alph Future a ] 23 )

_};; 2 5 Appen (TH NFul-Alph Future ar ] 17 17

a S 5 @ 4 Stonewalk[TH) MFul-Alph Futura a5 0 18 18

Source: Metrostudy - Selection Totals 0 42 402

www.realestateconsulting.com
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Competitive Analysis — Alpharetta New & Resale Townhome Sales

JOHN [¢>BURNS

REAL ESTATE CONSULTING

There were a total of 430 new and resale townhome transactions recorded within the primary Alpharetta area in the last 12 months
according to Redfin. The majority of those transactions were resales occurring within the $200s-$300s. However, there were a total of
149 combined townhome transactions above $400k. At a sales rate of 2.0/month, the Cumming Street THs would need to capture

about 16% of the townhome market above $400k, which we believe the Subject can do given its location and pricing advantages.

140
130
120
110
100
90
80
70
60
50
40
30
20
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m Resale TH Closings

® New TH Closings

< $200k

$200-$299 $300-$399 $400-$499 $500-$599 $600-$699 $700-$799 $800-$899 $900-$999

$1mill+
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Competitive New Single-Family Detached Analysis
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Single-Family Series: JBREC Pricing & Absorption Recommendation ‘JP@AL Esrlﬁ'E'CONsﬁfNG

The chart below provides our recommended base pricing and total (sales) price estimates for the single-family detached products
assuming the Builder’s product plans. These recommendations are based on our independent evaluation of the performance of actively
selling and recently closed out new single-family detached communities in the area, coupled with our understanding of the relative
strengths of this location.

PRODUCT [ TAX & HOA
NetBase | NetBase Total Net 80% 31%

Unit Size Price (Al Price/ Average Average Price/ 4.25% Income

(Sq. Ft) Incentives [ Incentives) Sq. Ft. Options | Premiums Sq. Ft.  |Ttl Net Pmt.| to Qualify*

CUMMING STREET SFD -JBREC Recommend

Cumming Street SFD JBREC Recommend| 1 2,536 |[1.50% $200 | $529,900 ($15,000) $514,900 $203 $40,000  $4,000  $558,900 $220 $3,098  $120,000
1 2,829 [1.50% $200 | $553,900 ($15,000) $538,900 $190 $40,000  $4,000  $582,900 $206 $3,223  $125,000
Product: Single-Family Total Units: 30 1 2,916 |[1.50% $200 | $559,900 ($15,000) $544,900 $187 $40,000  $4,000  $588,900 $202 $3,254  $126,000
Units Sold: of 1 3,154 [1.50% $200 | $579,900 ($15,000) $564,900 $179 $40,000  $4,000  $608,900 $193 $3,357  $130,000

3 Mon. Sold: 0

% Remaining: 100% Units Remaining: 30

Targeted Sales Rate: 2.0
Totals/Averages:| 4 2,859 [1.50% $200 | $555,900 ($15,000) $540,900 $189 $40,000  $4,000  $584,900 $205 $3,233  $125,250

www.realestateconsulting.com
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Single-Family Series: Appreciation & Build Out Assumptions JKgEIENSThE'cENgFNE

The following chart provides JBREC’s recommended sales price and build out scenario for the single-family detached series at Cumming
Street given JBREC’s new home price appreciation forecasts and estimated sales rates. For 2017-2020, we see annual hew home price
appreciation rates for the Atlanta market that tail off over time. JBREC’s market-guided price and pace recommendations would generate
an average sales price of $619,000 over life of project.

Price Appreciation . 2.5% 2.1%
Community Source Units JBREC ASP| Dec-17 Dec-18 Dec-19 Dec-20

| Cumming Street SEFD JBREC Recommend| 30 $584,900 |$607,126 | $622,304 |$635,373| $641,091 |

Absorption Appreciation
Community Source Units JBREC Abs.| Dec-17 Dec-18 Dec-19 Dec-20

| Cumming Street SFD JBREC Recommend| 30 20 | 20 | 2.0 | 20 | 20 |

Potential Buildout
Community Source Units 2017 2018 2019 2020

| Cumming Street SFD JBREC Recommend | 30 | 0 | 20 | 10 | 0 |

3.8% Atlanta MSA Annual New Home Price Appreciation

2.5%
2.1%

Dec 2017 Dec 2018 Dec 2019 Dec 2020

Source: John Burns Real Estate Consulting, LLC
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Slngle—FCImlly Series: Comp0r0b|e Communities JNEAL EST!\TE CONSL|}TJING

For our single-family competitive analysis, JBREC selected the most direct single-family detached new home competitors within Alpharetta
that vie for the move-up and upscale family and empty nester buyers in the area. There were 6 competitive new single-family communities,
with a total of 8 product series selected for this analysis. We believe the Subject is better located than Enclave at Wills Park and Parc at
Cogburn, yet less desirable than East of Main’s community and location.
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Single-Family Series: Net Base Price Positioning

JOHN [¢>BURNS

REAL ESTATE CONSULTING

Below are the base price positioning of the single-family detached competitive set, coupled with JBREC’s pricing recommendation. We
believe the Subject should be base price positioned consistent with most direct competitors (Enclave at Wills Park, Eastgate 50s, Parc at
Cogburn, and Voysey), yet at a discount to East of Main and the larger lot traditional single-family competitors in the market (Eastgate

75s and Hearthstone).

www.realestateconsulting.com

$800.000 — == Cumming Street SFD-JBREC Recommend (2/mo.)
' —o— East of Main Vintage-Providence Group (2.5/mo.)
$780,000 H —®—East of Main Courtyard-Providence Group (3.5/mo.) /
—¢— Hearthstone-Sharp Residential (2.7/mo.) /
$760,000 - == Enclave at Wills Park-Taylor Morrison (1.7/mo.) /
- Eastgate 50s-Ashton Woods (2.3/mo.) r'. r/
$740,000 —{i— Eastgate 75s-Ashton Woods (2/mo.)
290,000 —8—\/0ysey-Hedgewood Homes (2/mo.) !
$ ’ || =#=Parc at Cogburn-Providence Group (2/mo.) J‘
$700,000 i?’\
° $680,000
9 / /
T $660,000
()
n .——-"/
B $640,000 // —— D and
$620,000 ./
$600,000 /
$580,000 /. !
$560,000 ]
([
$540,000 s
$520,000 //
$500,000
1,800 2,000 2,200 2,400 2,600 2,800 3,000 3,200 3,400 3,600 3,800 4,000 4,200 4,400
Source: JBREC, community sales offices; absorption = Last 3 Months Sales Pace Unit Size (Square Feet)
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Single-Family Series: Total Price Positioning

JOHN [¢>BURNS

REAL ESTATE CONSULTING

On a total price basis (which includes options and lot premiums, less incentives), our pricing recommendation continues to position the

Subject in line with Enclave at Wills Park, Eastgate 50s and Parc at Cogburn, yet at a value to East of Main, Eastgate 75s and Hearthstone.

Our total price recommendations will continue to position the Subject’s single-family detached series as a value in the market.

$900,000 |==m=Cumming Street SFD-JBREC Recommend (2/mo.)
$880,000 1| —*—East of Main Vintage-Providence Group (2.5/mo.)
$860.000 —0— East of Main Courtyard-Providence Group (3.5/mo.) /
, —&— Hearthstone-Sharp Residential (2.7/mo.) //
$840,000 i .
—o—=Enclave at Wills Park-Taylor Morrison (1.7/mo.) r/
$820,000 - Eastgate 50s-Ashton Woods (2.3/mo.)
$800,000 -{—m—Eastgate 75s-Ashton Woods (2/mo.) F )
$780,000 -+|=—@=Voysey-Hedgewood Homes (2/mo.) \
$760.000 | === Parc at Cogburn-Providence Group (2/mo.) J Vl/
v /
S $740,000 — e
?,‘, $720,000 // ———e /‘.ﬂ7_—-l
()
& $700,000 7 ,l/
= —
£ 680,000 / -t —
$660,000 //
$640,000 /
$620,000 _/ /
$600,000 AJ
$580,000
[
$560,000 i
$540,000
$520,000
1,800 2,000 2,200 2,400 2,600 2,800 3,000 3,200 3,400 3,600 3,800 4,000 4,200 4,400
Source: JBREC, community sales offices; absorption = Last 3 Month Sales Pace Unit Size (Square Feet)
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: : : JOHN [{<BURNS
Single-Family Series: Comparables Summary AL ESTATE CONS&NG

JBREC’s recommended total sales prices are consistent with the competitive median sales price per square foot ($205/sqft), even as the
Subject will be 200sqft smaller. Base prices are lower than every major single-family new home competitor in this Downtown Alpharetta
area. We have increased incentives to boost initial sales, though these incentives are still lower than the Builder is currently offering
($20K on average and $30K back pocket) at their Enclave at Wills Park community. Options are consistent with the competitive median,
while lot premiums are slightly lower given the current site plan. The net result is total sales prices that are below any direct competitor
within the target market. As a result, we feel confident the Builder can consistently sell 2.0 homes per month at Cumming Street single-
family community.

BASE PRICE ABSORPTION AVERAGE SUMMARY OF COMPETITORS
COMPETITORS BUILDER STATUS RANGE  [OVERALL|MOS RAT|BASE PRICE|INCENTIVES |OPTIONS|PREMIUMS | TOTAL PRICE [UNIT SIZE (SF) TOTAL $/SQ. FT.

East of Main Vintage Providence Group Active | $626K - $688K 2.8 2.5 $670,638 ($10,000) | $40,000 $5,000 $705,638 2,678 $264
East of Main Courtyard Providence Group Active $718K - $752K 3.9 3.5 $740,268 ($10,000) $50,000 $5,000 $785,268 2,968 $265
Hearthstone Sharp Residential Active $651K - $828K 2.7 2.7 $712,100 ($25,000) $95,000 $12,000 $794,100 3,780 $210
Enclave at Wills Park Taylor Morrison Active | $541K - $559K 0.8 1.7 $548,733 ($20,000) $40,000 $2,000 $570,733 2,803 $204
Eastgate 50s Ashton Woods Sold Out | $520K - $545K 2.3 = $532,400 ($5,000) $40,000 $6,000 $608,400 3,176 $192
Eastgate 75s Ashton Woods Active $606K - $646K 2.3 2.0 $634,733 ($5,000) $75,000 $6,000 $710,733 3,485 $204
Voysey Hedgewood Homes | Active $550K 1.5 2.0 $549,900 ($10,000) | $30,000 $0 $569,900 2,290 $249
Parc at Cogburn Providence Group Active $563K - $648K 1.4 2.0 $601,245 ($10,000) $45,000 $4,000 $640,245 3,609 $177

AVERAGE]| . $623,752 | ($11,875) | $51,875 $673,127
$617,989 ) $42,500 $672,942

BASE PRICE ABSORPTION AVERAGE SUMMARY OF COMPETITORS
SUBJECT RECOMMEND, SOURCE STATUS RANGE PROJ |MOS RAT|BASE PRICE|INCENTIVES [OPTIONS|PREMIUMS | TOTAL PRICE|UNIT SIZE (SF) TOTAL $/SQ. FT.

Cumming Street SFD JBREC Recommend [ Future | $500K - $580K 2.0 - $555,900 ($15,000) | $40,000 $4,000 $584,900 2,859 $205

Sources: Community sales offices, John Burns Real Estate Consulting, LLC
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Slngle—FOmlly Series: Compehhve Details JRI;AL EST!\#E CONSL|}TJING

New Home Comps
Survey Date: 4/24/2017 NetBase | NetBase Average Total Net 80% 31%
. Plan Configuration Price (Al Price/ Average | Basement | Average Price/ 4.25% Income
Project Name 3 Incentives | Incentives) | Sq. Ft. Options Option  [Premiums| Sq. Ft. | Tt NetPmt.| to Qualify*
EAST OF MAIN VINTAGE
East of Main Vintage Providence Group 1 | 2424 3 25 2 2 1.50% $200 | $625,900 ($10,000) $615,900 $254 $40,000 $0 $5,000 $660,900 $273 $3,627  $140,000
1 |2617 4 35 2 2 1.50% $200 | $698,240 ($10,000) $688,240 $263 $40,000 $0 $5,000 $733,240 $280 $4,002  $155,000
Product: Single Family  Total Units: 16 | 1 | 2992 4 35 2 2 1.50% $200 | $687,775 ($10,000) $677,775 $227 $40,000 $0 $5,000 $722,775 $242 $3,948  $153,000
Units Sold: 5
3 Mon. Sold: 5
% Remaining 6% Units Remaining: 1
Sales Open Date: Mar-17 Ovwerall Sales Rate: 2.8
3 Mon. Sales Rate: 2.5
Totals/Averages: 2,678 1.50% $200 | $670,638  ($10,000) $660,638 $247 $40,000 $0 $5,000  $705,638 $264 $3,859  $149,333
EAST OF MAIN COURTYARD
East of Main Courtyard Providence Group 1 |2930 4 4.0 2 2 1.50% $200 | $718,300 ($10,000) $708,300 $242 $50,000 $0 $5,000 $763,300 $261 $4,158  $161,000
1 | 2965 5 45 2 2 1.50% $200 | $750,800 ($10,000) $740,800 $250 $50,000 $0 $5,000 $795,800 $268 $4,327  $167,000
Product: Single Family ~ Total Units: 16 | 1 | 3,010 4 35 2 2 1.50% $200 | $751,705 ($10,000) $741,705 $246 $50,000 $0 $5,000 $796,705 $265 $4,331  $168,000
Units Sold: 7
3 Mon. Sold: 7
% Remaining 56% Units Remaining: 9
Sales Open Date: Mar-17 Owerall Sales Rate: 3.9
3 Mon. Sales Rate: 3.5
Totals/Averages: 2,968 1.50% $200 | $740,268  ($10,000) $730,268 $246 $50,000 $0 $5,000  $785,268 $265 $4,272  $165,333

Hearthstone Sharp Residential 1 | 3,100 5 4.0 2 2 [1.50% $79 $650,900  ($25,000) $625,900 $202 $75,000  $20,000 $12,000 $732,900 $236 $3,879  $150,000
1 ]323 5 4.0 2 2 [1.50% $79 $652,900  ($25,000) $627,900 $194 $75,000  $20,000 $12,000 $734,900 $227 $3,890  $151,000
Product: Single Family Total Units: 106 1 3,404 5 3.0 2 3 1.50% $79 $675,900  ($25,000) $650,900 $191 $75,000 $20,000 $12,000 $757,900 $223 $4,009 $155,000
Units Sold: 85 1 3,404 5 4.5 2 3 1.50% $79 $705,900  ($25,000) $680,900 $200 $75,000 $20,000 $12,000 $787,900 $231 $4,165 $161,000
3 Mon. Sold: 8| 1 |3620 5 5.0 2 3 [1.50% $79 $695,900  ($25,000) $670,900 $185 $75,000  $20,000 $12,000 $777,900 $215 $4,113  $159,000
% Remaining 20% Units Remaining: 21| 1 | 3707 4 45 2 3 [150% $79 $669,900  ($25,000) $644,900 $174 $75,000  $20,000 $12,000 $751,900 $203 $3,978  $154,000
1 3,985 5 5.0 2 3 1.50% $79 $702,900  ($25,000) $677,900 $170 $75,000 $20,000 $12,000 $784,900 $197 $4,149 $161,000
1 | 4,041 5 4.5 2 2 |150% $79 $747,900  ($25,000) $722,900 $179 $75,000  $20,000 $12,000 $829,900 $205 $4,382  $170,000
Sales Open Date:  Sep-14 Owerall Sales Rate: 27| 1 | 4365 5 55 2 3 [1.50% $79 $790,900  ($25,000) $765,900 $175 $75,000  $20,000 $12,000 $872,900 $200 $4,605  $178,000
3 Mon. Sales Rate: 2.7 1 | 4,942 5 4.0 2 2 1.50% $79 $827,900  ($25,000) $802,900 $162 $75,000 $20,000 $12,000 $909,900 $184 $4,797 $186,000
Totals/Averages: 3,780 1.50% $79 $712,100  ($25,000) $687,100 $182 $75,000  $20,000 $12,000 $794,100 $210 $4,197  $162,500
ENCLAVE AT WILLS PARK
Enclave at Wills Park Taylor Morrison | 1 [ 2,619 3 35 2 2 [1.50% $175 | $540,900 ($20,000) $520,900 $199 $40,000 $0 $2,000 $562,900 $215 $3,094  $120,000
1 |2726 4 35 2 2 [1.50% $175 | $535,900 ($20,000) $515,900 $189 $40,000 $0 $2,000 $557,900 $205 $3,068  $119,000
Product: Single Family Total Units: 27 1 2,760 4 3.5 2 2 1.50% $175 $546,900  ($20,000) $526,900 $191 $40,000 $0 $2,000 $568,900 $206 $3,125 $121,000
Units Sold: 20| 1 |2879 4 35 2 2 [1.50% $175 | $550,900 ($20,000) $530,900 $184 $40,000 $0 $2,000 $572,900 $199 $3,146  $122,000
3 Mon. Sold: 5 2 [2916 4 35 2 2 [1.50% $175 | $558,900 ($20,000) $538,900 $185 $40,000 $0 $2,000 $580,900 $199 $3,187  $123,000
% Remaining 26% Units Remaining: 7
Sales Open Date: May-15 Ovwerall Sales Rate: 0.8
3 Mon. Sales Rate: 1.7
Totals/Averages: 2,803 1.50% $175 | $548,733  ($20,000) $528,733 $189 $40,000 $0 $2,000  $570,733 $204 $3,135  $121,333
44
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Single-Family Series: Competitive Details Cont.
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BURNS

REAL ESTATE CONSULTING

New Home Comps
Survey Date: 4/24/2017

PRODUCT

TAX & HOA

Sq. Plan Configuration Tax HOA

NetBase

Net Base

Average

Total Net

80%

31%

www.realestateconsulting.com

Base Price (All Price/ Average | Basement | Average Price/ 4.25% Income
Project Name Builder Ft. Rate Price Incentives [ Incentives) Sq. Ft. Options Option  |Premiums Sq. Ft. | Tt Net Pmt.| to Qualify*
Eastgate 50s Ashton Woods | 1 | 3,022 4 2.5 2 2 |150% $125 | $519,900  ($5,000) $514,900 $170 $45,000  $30,000 $6,000  $595,900 $197 $3,215  $124,000
1 | 3,084 4 2.5 2 2 |150% $125 | $529,900  ($5,000) $524,900 $170 $45,000  $30,000 $6,000  $605,900 $196 $3,267  $126,000
Product: Single Family ~ Total Units: 45 | 1 | 3,257 4 2.5 2 2 |150% $125 | $534,900 ($5,000) $529,900 $163 $45,000  $30,000 $6,000 $610,900 $188 $3,293  $127,000
Units Sold: 45 [ 1 | 3,340 4 2.5 2 2 |150% $125 | $544,900 ($5,000) $539,900 $162 $45,000  $30,000 $6,000  $620,900 $186 $3,345  $129,000
3 Mon. Sold: 0
% Remaining 0% Units Remaining: 0
Sales Open Date:  Sep-15 Ovwerall Sales Rate: 2.3
3 Mon. Sales Rate: -
Totals/Averages: 3,176 1.50% $125 | $532,400  ($5,000) $527,400 $166 $45,000  $30,000  $6,000  $608,400 $192 $3,280  $126,500
Eastgate 75s Ashton Woods 1 | 3,098 4 2.5 2 2 1.50% $125 $605,900 ($5,000)  $600,900 $194 $45,000 $30,000 $6,000 $681,900 $220 $3,661 $142,000
1 |3254 4 3.5 2 2 |150% $125 | $625900  ($5,000) $620,900 $191 $45,000  $30,000 $6,000 $701,900 $216 $3,765  $146,000
Product: Single Family ~ Total Units: 46 [ 1 | 3,469 4 3.5 2 2 |150% $125 | $645900  ($5,000) $640,900 $185 $45,000  $30,000 $6,000 $721,900 $208 $3,868  $150,000
Units Sold: 45 [ 1 | 3,584 5 4.0 2 2 |150% $125 | $648,900  ($5,000) $643,900 $180 $45,000  $30,000 $6,000  $724,900 $202 $3,884  $150,000
3 Mon. Sold: 6| 1 | 3,586 4 3.5 2 2 |150% $125 | $635900  ($5,000) $630,900 $176 $45,000  $30,000 $6,000 $711,900 $199 $3,817  $148,000
% Remaining 2% Units Remaining: 1| 1 |3916 4 35 2 2 |150% $125 | $645900  ($5,000) $640,900 $164 $45,000  $30,000 $6,000 $721,900 $184 $3,868  $150,000
Sales Open Date:  Sep-15 Ovwerall Sales Rate: 2.3
3 Mon. Sales Rate: 2.0
Totals/Averages: 3,485 1.50% $125 | $634,733 $5,000)  $629,733 $181 $45,000  $30,000  $6,000  $710,733 $204 $3,811  $147,667
)
Voysey Hedgewood Homes 1 2,290 4 3.5 3 2 1.50% $250 $549,900 ($10,000) $539,900 $236 $30,000 $0 $0 $569,900 $249 $3,205 $124,000
Product: Single Family Total Units: 42
Units Sold: 10
3 Mon. Sold: 6
% Remaining 76% Units Remaining: 32
Sales Open Date:  Oct-16 Overall Sales Rate: 15
3 Mon. Sales Rate: 2.0
Totals/Averages: 2,290 1.50% $250 | $549,900  ($10,000) $539,900 $236 $30,000 $0 $0 $569,900 $249 $3,205  $124,000
PARC AT COGBUR
Parc at Cogburn Providence Group 1 3,294 5 4.5 2 2 1.50% $250 $563,480  ($10,000) $553,480 $168 $45,000 $0 $4,000 $602,480 $183 $3,374 $131,000
1 | 3,489 4 3.5 2 2 1.50% $250 $572,095 ($10,000) $562,095 $161 $45,000 $0 $4,000 $611,095 $175 $3,419 $132,000
Product: Single Family Total Units: 19 1 | 3,597 5 4.0 2 2 1.50% $250 $621,710  ($10,000) $611,710 $170 $45,000 $0 $4,000 $660,710 $184 $3,676 $142,000
Units Sold: 15| 1 | 4,055 6 55 2 2 |150% $250 | $647,695 ($10,000) $637,695 $157 $45,000 $0 $4,000 $686,695 $169 $3,811  $148,000
3 Mon. Sold: 6
% Remaining 21% Units Remaining: 4
Sales Open Date: Jun-16 Owerall Sales Rate: 1.4
3 Mon. Sales Rate: 2.0
Totals/Averages: 3,609 1.50% $250 | $601,245 ($10,000) $591,245 $164 $45,000 $0 $4,000  $640,245 $177 $3,570  $138,250
45



Single-Family Series: Resale Sales

JOHN [({<:BURNS

REAL ESTATE CONSULTING

We pulled recent resale single-family detached transactions that closed within the last 6 months, that were built since 2000, and located
within Alpharetta (Fulton County), GA. While there are a number of more affordable resales offering larger floor plans, the average single-
family detached resale sold for $670K, which is well above our pricing recommendations for the Subject (granted the average resale was also
much larger at 3,998sqft). In fact, a full half of the recent resale transactions of single-family detached homes built since 2000 sold at prices

above our recommended average sales price at the Subject.
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Competitive Analysis — Alpharetta Future Single-Family Communitie

Contrary to future townhome development, which will be heavily concentrated within the corridor between Downtown Alpharetta and
Avalon, record high land prices will limit most single-family detached development within Alpharetta to outlying locations. Expect to see
increased future development between Crabapple and Roswell in the west, north of Windward Pkwy, and in the Johns Creek areas of
Alpharetta. According to ESRI, this area of Downtown Alpharetta is projected to add 700 net new households over the next 5 years.
While the number of competitive townhome offerings within Downtown Alpharetta are expected to increase by 400 units of future supply
(which is comparable to a 5-year forecast supply), the future single-family lots at 217 will not be enough to keep up with growing demand
within the area.

Map Lot
Mo Subdivision Name Sub Area Status Size VDL Future  Total
F~ 20  Braeden NFul-Alph Furture 4 ] T4 T4
= & 11 Westside Plowy NFul-Alph Furture i) o e 38
.- ° \ 18 Foundry NFul-Alph Furture 4 0 25 25
° £ & o 12 Canton Street Commons NFul-Alph Future a0 0 21 21
Ol : 2 B : ' . 6 Mayfield, 380 NFul-Alph Future 0 0 7 20
¢ A ef _ 4  Broadwell Rd Tract? Ashton NFul-Alph Furture 50 ] 13 18
3 O, 1 Crabapple/Berkdale NFul-Alph Future 60 0 12 56
welld, e : 15  Milton Place NF NFul-Alph Future 100 o 1 ag
0 Ot ° o) : ° , Selection Totals 0 27 258

NG

Source: Metrostudy
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Competitive Analysis — Alpharetta New & Resale Single-Family Sales{%ggg%ﬁ%

There were a total of 412 new and resale single-family detached home transactions recorded within the primary Alpharetta area in the
last 12 months according to Redfin. The majority of those transactions were resales occurring within the $400s-$700s. Among those
sales between $400-$700K, which would be the target qualified buyers at the Subject’s single-family detached series, there were more
than 230 closings. With a sales pace of 2.0 per month, the Subject would need to capture 10% of the combined transactions from within
the primary Alpharetta target area.

90

80 ® New Single-Family Closings

m Resale Single-Family Closings
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Atlanta, GA MSA — Current Market Trends & Fundamentals J&'Q&#ek?ﬁﬁ%

The housing market in the Atlanta, GA MSA has strong fundamentals with solid demand, very good affordability and tight
supply. Through 2020, softening market drives will increase the risk for operators in the market.

Current Sales and Pricing Conditions: Warm Current Fundamentals*: Good Fundamentals, 0% overpriced
P - Burns Intrinsic Home
Warm Housing Cycle Risk Index (HCRI) Value Index™
Fundamentals Grade: An
HCRI: A measure of potential objective measure comparing the
investment rizk (based on market's Demand, Supply, and
fundamentals)*. See pages 55-56. Affordability fundamentals to
history
2013 4 ﬁ Supply
jl"';li? L Very Low Wery Good
Current rusk
2014 +
o Affordability
Low Risk Good
2017 o Demand
COur HCRI measures underlying demand,
supply, :.]nd _:]ﬂ‘t_'rr'dal:llllll"_.f _and IS 3 waluable_ tool J018  MWermal Risk  Average
for gauging investment risk within a housing
market. For example, a C grade indicates
relatively normal risk levels while an F grade 2018
indicates high levels of risk. Ul
2020 Eelow
HCRI Legend High Risk Average
T Risk increasing
_‘ Risk decreasing W High
FE'I?er:I g Foor

“. Unchanged
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Housing Market Trends — Key Housing Trends & Projections

JOHN [({<:BURNS

REAL ESTATE CONSULTING

The housing market fundamentals are excellent today, with record resale home sales volume and prices, while the new home market

has been enjoying double digit growth with new home prices recently hitting new record prices. Housing market conditions are
projected to remain favorable, albeit with a gradually slowing rate of growth over the next four years.

KEY STATISTICS HISTORY AND PROJECTIONS

1 Year Detail
2014 2015 2016 Ago Current | 2017P 2018P  2019P  2020P Page
EXISTING HOMES
ranﬂlﬁ;"a'”e SR LER TRES 8.1% 5 6% 7.4% 5.3% 57%  45%  35%  16% 12
% of Current Yr Price Apprec.
Remaining ) ) ) 4.6% ) ) 12
Existing Median Home Price (34) $178,500 $196,900 $202,500 $182,200 $188,000 n/a n/a n/a n'a 11
Existing Median Price Apprec. (34) 12.8% 10.3% 2.8% 4.0% 3.2% n/a n/a n/a n'a 11
Existing Sales Volume (75) 85,209 93,248 103,890 93,857 105,116 104,500 106,100 106,900 105,400 10
NEW SUPPLY
Single-Family Permmits 16,984 19,995 23,003 20,249 23,206 25400 27,800 29 800 29400 34
Multifamily Permits 9.699 10,347 13,190 11,215 13,424 12,300 10,600 9. 700 9,200 35
Total Permits 26,683 30,342 36,193 31,464 36,630 37,700 38,400 39,500 38,600 33
E/FP Ratio 3.3 27 2.1 2.5 1.9 1.7 1.3 09 0.2 36
NEW HOMES
New Home Median Price (76) $270,700 $283400 $286,600 %$295,000 $292300 n/a n/a n/a n'a 18
New Home Med. Price Apprec (a) 4.7% 4.7% 1.1% 1.3% (0.9%) . . - 18
Net New Home Apprec. Forecast Dec - i i i i i 3.8% 2 59 2 19% 0.9% 19
Dec. (a)
% of Current Yr Price Apprec.
Remaining ) ) ) 3.2% ) ) 19
New Home Sales (73) 13,102 16,127 19,140 16,410 19,399 21,400 23,300 24,800 24 500 17
www.realestateconsulting.com 51
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Economic and Housing Market Trends — Building Permits ‘JREAL Esrl#msﬁm

A contraction in multifamily permitting slowed total permit growth to 8% over the past twelve months; however, single family
permitting remains strong with continued double digit growth. We expect total permitting activity to slow over the short term, driven
by a protracted decline in multifamily permits. Continued strength in single-family permitting will contribute to positive total permit
growth through 2019.

Residential Building Permit Issuances (12-Month Rolling): Atlanta, GA

80,000
m Single-Family Permits m Multifamily Permits
70,000
60,000
40,000
30,000 11
20,000 11
10,000 I I 11
: 1]
WONVDDOT~TANMIVONDDIOTNONMINVONMNODDIO~NMIWLOEALALOLOQL
ODQDCOCDCDO‘)O‘)O‘)CDG)O‘)O‘)O‘)O‘)O‘)ODODDODODO\—\—\—\—\—\—\—mp...coo)o
R Ro R R R R Ro R o Ro o RoRo R Ro Rele oo oo o Nolle ool oo ol ol ol gy
T T T T T T T EIECE T CE T r AN ANANNNNANNNNNNNNNNN S0 O
SC\IC\JNN

Sources: Census; John Burns Real Estate Consulting, LLC (Data as of February 2017, projections as of April 2017)
Permit History & Projections 2009 2010 2011 2012 2013 2014 2015 2016 Current  2017P 2018P 2019P 2020P

Single-Family Permits 5,455 6,417 6,248 9,182 14,864 16,984 19,995 23,003 23,266 25,400 27,800 29,800 29,400
1-Year Growth Rate -55% 18% -3% 47% 62% 14% 18% 15% 13% 10% 9% 7% -1%

Multifamily Permits 1,112 1,191 2,420 5,213 9,473 9,699 10,347 13,190 12,299 12,300 10,600 9,700 9,200
1-Year Growth Rate -85% % 103% 115% 82% 2% % 27% -1% -7% -14% -8% -5%

Total Permits 6,567 7,608 8,668 14,395 24,337 26,683 30,342 36,193 35565 37,700 38,400 39,500 38,600
1-Year Growth Rate -66% 16% 14% 66% 69% 10% 14% 19% 8% 4% 2% 3% -2%
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Economic and Housing Market Trends — Employment Growth to Permit Ratio Jgfgl#;;igﬂ\fg

Driven by strong jobs gains, the current employment growth to building permit ratio in Atlanta is very strong at nearly 3:1 (2.7 jobs
are created for each new permit). Both employment and permitting activity are projected to slow over the next three years, but we
expect the market will remain balanced (1.0 to 1.5 job-to-permit ratio).

Employment / Permit Ratio: Atlanta, GA

< 0 O P~ o D o - N ™ =T g} O M~ o o O - (aV} o« < [p] (] =
(®)] (®)] (@)] (o)] (®)] (@)} o o o o o o o o o o - - — - - - - )
(o)} a O (o)} a O o o o O o o o O o o O o o o O o o b
- - - - N N N N N N N N N N N N N N N N N S

O

Sources: Census, BLS; John Burns Real Estate Consulting, LLC (Data as of February 2017, projections as of April 2017)
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Economic and Housing Market Trends — New Home Sales and Pricing Jagil%gcagﬂ\fg

New home sales are up 17% over the past twelve months, continuing a five year expansion streak. We anticipate strong, but
slowing annual sales growth in 2017 (+12%) with annual softening through 2020. Median new home prices are up 7.5% on a
rolling twelve month basis. We project new home price appreciation will average +2.3% annually from 2017 through 2020.

Annual New Home Sales vs. Median Price: Atlanta, GA
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S © © o
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(o2}
o
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2014
2015
2016
2017P
2018P
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Current

mm Sales (left axis) —Median Price (right axis)
Sources: CorelLogic; John Burns Real Estate Consulting, LLC (Data as of February 2017, projections as of April 2017)

New Home Projections 2009 2010 2011 2012 2013 2014 2015 2016 Current 2017P 2018P 2019P

Annualized New Home Sales 10,500 7,838 6,664 8,297 11,610 13,102 16,127 19,185 19,428 21,400 23,300 24,800 24,500
1-Year Growth Rate -47% -25% -15% 25% 40% 13% 23% 19% 17% 12% 9% 6% -1%

Median New Home Price $215,000 $220,600 $225,800 $239,700 $258,500 $270,700 $283,400 $286,500 $295,200 n/a n/a n/a n/a
1-Year Growth Rate -6% 3% 2% 6% 8% 5% 5% 1% 8%

New Home Price Appreciation Forecast n/a n/a n/a n/a n/a n/a n/a n/a n/a 3.8% 2.5% 2.1% 0.9%
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Economic and Housing Market Trends — New Home Payment Change ‘&Sﬂl{#g};&i@.‘é

The year-over-year payment change for new homes considers both the change attributed to annual new home price appreciation
and the projected annual change in interest rates. We expect payment changes to range to increase by 6% in 2017, driven by
near 4% price appreciation expectations. New home payments are forecast to increase between 3 and 5% from 2018 to 2020.
Overall, net price appreciation is projected to increase at 2.3% on an average annual basis from 2017 to 2020 and changes in
interest rates will account for approximately 2% of payment increases between 2017 and 2020.

YEAR-OVER-YEAR PAYMENT CHANGE
Based on Mew Home Price Appreciation Forecasts =
M Change Attributed to Price M Change Attributed to Interest Rate Total Change

10%
8%
%
4%

2%

0%

Dec1 ik Deci1dPR Dac19P

** Principal and interest payment only, based on JBREC net of incentive new home appreciation rates and forecasted annual average mortgage rates.
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Economic and Housing Market Trends — Existing Home Sales and Pricing ‘J&Ig&#gﬁgﬂi

Existing home sales are up 10% (nearly 105,000 homes) on a twelve month basis; and the median existing home price is up a
healthy 6% to $189,100. We expect existing home sales will have relatively flat growth over the next four years and price
appreciation will moderate to near 4% annual growth through 2020.

Annual Existing Home Sales vs. Median Price: Atlanta, GA

140,000 $250,000
120,000
$200,000
100,000
80,000 $150,000
60,000 $100,000
40,000
$50,000
20,000
0 $0

2018P
2019P
2020P

mm Sales (left axis)  =—=Median Price (right axis)
Sources: CorelLogic; John Burns Real Estate Consulting, LLC (Data as of February 2017, projections as of April 2017)

Resale Home History & Projections 2009 2010 2011 2012 2013 2014 2015 2016  Current 2017P  2018P  2019P 2020P

Annualized Existing Home Sales 65,561 59,908 61,509 74,080 87,370 85,209 93,248 103,895 104,496 104,500 106,100 106,900 105,400
1-Year Growth Rate -6% -9% 3% 20% 18% -2% 9% 11% 10% 1% 2% 1% -1%

Median Existing Home Price $147,000 $150,500 $145,600 $136,000 $158,300 $178,500 $196,900 $202,600 $189,100 n/a n/a n/a n/a
1-Year Growth Rate -11% 2% -3% -7% 16% 13% 10% 3% 6%

Burns Home Value Index™ -5% -7% -8% 4% 12% 8% 8% 6% 5% 6% 4% 4% 2%
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Economic and Housing Market Trends — Existing Home Payment Change ‘Qﬂﬁ?&?ﬁﬁé

We anticipated total payments for existing homes will increase by 8% in 2017, driven by 5.7% price appreciation and rising
interest rates. Total payment changes will range between 4% and 7% from 2018 to 2020.

Change % Attributed to:

Total
Interest Change
Year-over-Year Payment Change Year Price Rate %
Dec-01 40% @ 32% 1.7 %
Median Existing Home Value* Dec2  36% -104% -6.8%
M Change Atiributed to Price Il Change Attributed to Interest Rate Total Change Dec03  2B%  -14%  18%
10% otal Total Taotal Dec-04 41% -15% 2.8 %
1% 9% Lo 8% Taotal Dec-05 42% 8.0 % 10.2 %
T Tetal Dec-08 18% -14% 0.5 %
Dec-07 20% D4%  24%
Total Dec-08 98% TH% -1T5%
% - Dec-08 52%  -38%  -B.0%
Dec-10 B8% -23%  -B2%
Dec-11 TE%  TE%  -156%
Dec-12 41%  75E%  -34%
0% Dec-13 11.0% 182% 28.1 %
Dec-14 B4%  T5% 0.9 %
Dec-15 8.1% 1.3% 0.4%
Dec-16 55% 31 % 5.6%
5% Decl 7P 57 % 25% 5.2%
Decl8P 45% 25% 7.0%
Dec10P 35% 2.4% 5.0%
Dec20P 18% 2.4% 3.0%
-10% Dec-14 Dec-15 Dec-16G Dec17P Cec18P Crec19P Dec20P

*Principal and interest payment only, based on Bums Home Value Index™ appreciation rates and forecasted annual average mortgage rates
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Economic and Housing Market Trends — Inventory ‘JP@AL Esrlﬁ's'CONSLJF’ENG

There is a very low 2.5 month supply of resale units across the Atlanta MSA, down 0.5 months from 3.0 months one year ago. A
five to six month supply of existing homes is considered to be equilibrium for this market.

Monthly Home Inventory (Existing): Atlanta, GA
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Sources: John Burns Real Estate Consulting, LLC estimates or various MLS sources (Data as of March 2017, projections as of April 2017)
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Economic and Housing Market Trends — Burns Home Value Index (BHVI) Jgfgl#;iigfﬁ‘g

The Burns Home Value Index (BHVI) measures housing value trends for the entire market. On a rolling twelve month basis, prices
in the Atlanta MSA, are up 4.8%. We expect a total15.5% in price appreciation through 2020.

Burns Home Value Index™ AVG. SINCE 1981 NOW
126 0 ]
3.2% 4.8%
124
122 Monthly Data Year End Values
Date Valua YO % Date Value YOy %
120 May-15 1122  82%  Dec-00 05.1
118 Jun-15 1129 8.3% Dec-01 998 4.9%
116 Jul-15 1137 8.4%  DecD2 103.4 3.68%
114 Aug-15 114.3 8.4%  DecD3 107.3 2.8%
112 .III Sep-15 1149 8.4%  DecD4 1117 4.1%
11 [ | Oct-15 115.4 8.4%  Dec-DS 1168.4 4.2%
WO W W W W W W DD DD DD DWW W P - Mov-15 115.8 8.3%  Dec-06 118.6 1.6%
N R E R s R ; 2
] 553288 z F8EI555398%8 g z 4 & Dec-15 116.5 8.1%  Dec-O7 118.2 Z.0%
z < = - 7 A w = = - 7 A =
oo w ’ Tooamw T Jan-16 1172 78%  DecO8 D48  -08%
BHVI Ing=x=d 10 100 In January 2002 Feb-16 118.0 7.5% Dec-09 993 -5.2%
Burns Home Value Index™ (2000 to 2020) Mar-16 118.5 7.1%  Dec-10 825 0%
e Hislory s Dec-2030 Index Lavel Index Fanecas Apr-18 118.1 6.8% Dec-11 85.3 -7.8%
160 YOY Growth
4 5% May-16 118.4 B.5%  Dec-12 88.5 4.1%
: Jun-18 1188 B.2%  Dec-13 8.4 11.8%
140 = Jul-16 120.6 8.1%  Dec-14 078 84%
0.3%
Aug-16 1212 B.0%  Dec-15 118.5 E1%
120 Current Value Sep-16 1217 6.0%  Dec-16 1220 5.5%
124.2 Oct-18 122.2 50%  Dec17P 1200 E.7%
100 Current to Mow-16 12268 5.B% Dec-18P 135.8 4 5%
Dec-2020
E':ﬁ% Dec-16 1228 5.5%  Dec-19P 140.5 3.5%
aa Jan-17 123.4 5.3%  Dec-20P 1428 1.6%
B EBEEBFLoEbEgaeroorworEEg Dee-20 valus s
P EE I iR EEEEEEEESLiEEE o movepiews Feb-17 1238 50%  Biyiindexed to 100 in
ZE 2 22 EE2EEEEZE2EEEE=E2 2=z 2 Mar-17 1242 4 8% January 2002
Souwrce: John Burns Real Esfate Conswiting, LLC (Data:Mar 17, Pub:Apr 17)

* Historkzal average growth rate based on annual averages.
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Economic and Housing Market Trends — New Home Sales by County REAL ESTATE CONSULTING

Fulton County is the second highest selling (total sales) county in the MSA behind Gwinnett County today. New home sales in Fulton
County are up 18% over the past twelve months and the median new home price ($325,000) is the third highest among counties in the

Atlanta MSA.
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New Home Sales Volume
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New Home Sales Growth YOY %
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Economic and Housing Market Trends — Existing Home Sales by County JKSEE'!TE#E}ENLS@INE

Due to the extensive recovery within Fulton County, existing home sales are up only 5.6%, while prices are down -16%. This is due to
product mix, as demand for townhomes in North Fulton and affordable single-family detached in South Fulton are weighing in on sales
prices. The delta between new and resale homes in Fulton County is 48%, which is slightly narrower than the 55% average across the MSA.

Existing Home Sales Volume Existing Home Sales Growth YOY %
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Atlanta, GA MSA - Current Population Heat Map of Atlanta {8&'2&2&3&%

www.realestateconsulting.com

Atlanta’s population is highly concentrated within the northern suburbs.

— This population “donut” is between 20-30 miles from Central Atlanta (Which includes the areas of Downtown, Midtown and
Buckhead) and is characterized as a family destination with excellent schools.

— This area was part of the first phases of the local housing recovery and currently enjoys strong housing demand.

= ~

2016 Population by Zip
Code (ESRI)
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Atlanta, GA MSA - Current 55+ Population Heat Map of Aflanta

JOHN [¢>BURNS

REAL ESTATE CONSULTING

Atlanta’s mature population is highly concentrated within the outer suburbs/exurbs including the areas of North Fulton into Forsyth
County. The population above 55 years is projected to grow at an average 6.1% annually in Fulton County over the next five years.

www.realestateconsulting.com
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2016 55+ Population by
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Economic and Housing Market Trends — Population Growth JREAL ESTEQONS&NG

The metro continues to expand via birth and in-migration adding over 101,000 new residents over the past twelve months.
This growth is a slight acceleration compared to the past recent years and the ten-year average.

Annual Average Population Growth: Atlanta, GA (1990 to Current)
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Sources: Moody's Analytics; John Burns Real Estate Consulting, LLC (Data as of February 2017, projections as of April 2017)

Population History & Projections 2009 2010 2011 2012 2013 2014 2015 2016 Current
Population Total 5,248,600 5,312,200 5,384,300 5,461,300 5,531,100 5,621,700 5,713,200 5,804,000 5,870,000
1-Year Change 69,600 63,600 72,100 77,000 69,800 90,600 91,500 90,800 101,500
1-Year Growth Rate 1.3% 1.2% 1.4% 1.4% 1.3% 1.6% 1.6% 1.6% 1.8%
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Economic and Housing Market Trends — Household Growth JREAL EST!QONS&NG

Household growth is consistent with population growth, up 2.0% (41,000 households) over the past twelve months.

Annual Average Household Growth: Atlanta, GA (1990 to Current)
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Sources: Moody's Analytics; John Burns Real Estate Consulting, LLC (Data as of February 2017, projections as of April 2017)

Household History & Projections 2009 2010 2011 2012 2013 2014 2015 2016 Current
Household Total 1,947,100 1,953,300 1,970,100 1,994,900 2,021,700 2,058,800 2,094,900 2,131,600 2,158,400
1-Year Change 12,100 6,200 16,800 24,800 26,800 37,100 36,100 36,700 41,300
1-Year Growth Rate 0.6% 0.3% 0.9% 1.3% 1.3% 1.8% 1.8% 1.8% 2.0%
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Economic and Housing Market Trends — Employment ‘JP@AL Esr!&gms&m

Employment growth continues to experience healthy expansion, the MSA added over 95,000 net new jobs over the past twelve
months (+3.6%). The 4.9% unemployment rate slightly lags the national average (4.5%). We expect employment growth will
moderate over the short term, growing at 2.7% in 2017 and softening to flat, 0.4% growth by 2020.

Over the past twelve months, 36% of total job growth occurred in high income sectors Professional and Business Services,
Financial Activities, and Information. The Leisure & Hospitality and Trade, Transportation & Utilities sector also drove employment
expansion, accounting for 18% and 14% of growth respectively. The Atlanta, GA MSA has a higher concentration of jobs in the
Professional and Business Services and Transportation & Utilities sectors than the US.

CURRENT EMPLOYMENT GROWTH BY SECTOR

Annual Employment Growth vs. Unemployment: Atlanta, GA
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Employment History & Projections 2009 2010 2011 2012 2013 2014 2015 2016 Current  2017P 2018P 2019P 2020P 5%
Payroll Survey Total 2,297,000 2,276,100 2,311,700 2,354,300 2,414,300 2,503,400 2,582,100 2,667,800 2,710,900 2,738,600 2,792,800 2,834,100 2,845,000
1-Year Change -136,400 -20,900 35,600 42,600 60,000 89,100 78,700 85700 95400 70,800 54,200 41,300 10,900 0
1-Year Growth Rate -5.6% -0.9% 1.6% 1.8% 2.5% 3.7% 3.1% 3.3% 3.6% 2.7% 2.0% 1.5% 0.4% ' Cons EMS FA Gov  Info H My ©F PBS TIU
Unemployment Rate 9.9% 10.3% 9.9% 8.8% 7.8% 6.7% 5.6% 5.0% 4.9%
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The map below defines the custom areas analyzed in this report. Demographic and psychographic information is detailed on the
following pages for the City of Alpharetta, North Fulton County (outside 1-285) and the Atlanta, GA MSA.
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Population and household growth rates projections are comparable across all compared areas and consistent with average annual
growth since the 2010 Census.
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Expected Annual Population Growth (2016 to 2021)
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Mature career professionals (45 to 54) are the largest single population group in Alpharetta and North Fulton County,
comprising 17.2% and 16.1% of the area population respectively. This cohort often has older children, many are preparing for
retirement. Population and household growth rates in Alpharetta are projected to lead the state and grow at nearly twice the
national rate through 2021, with the fastest segment being those 55+, who will continue to gain market share in Alpharetta.

Demographic and Income Profile

Alpharetta North Fulton County Atlanta MSA
Summary| Census 2010 2016 2021 Census 2010 2016 2021 Census 2010 2016 2021
Population 57,500 62,424 67,200 324,418 352,530 378,995 5,286,728 5,665,958 6,063,308
Households 21710 23,145 24,697 125,844 134,608 143,571 1,943,885 2,065,785 2,201,496
Families 15,122 15,911 16,946 85,448 90,910 96,683 1,326,189 1,396,798 1,482,091
Average Household Size 2.65 2.69 2.72 2.57 2.61 2.63 2.68 2.70 2.72
Owner Occupied Housing Units 14,129 13,706 14,661 81816 82,868 88,394 1,285,066 1,282,688 1,365,140
Renter Occupied Housing Units 7,581 9,439 10,036 44,028 51741 55,177 658,819 783,097 836,356
Median Age 36.6 37.1 38.4 36.9 38.1 39.2 34.9 35.8 36.4
Trends: 2016 - 2021 Annual Rate Area State National Area State National Area State National
Population 149% 102% 0.84% 146% 102% 0.84% 136% 102% 0.84%
Households 131% 0.96% 0.79% 130% 0.96% 0.79% 128% 0.96% 0.79%
Families 127% 0.87% 0.72% 124% 0.87% 0.72% 119% 0.87% 0.72%
Owner HHs 136% 0.93% 0.73% 130% 0.93% 0.73% 125% 0.93% 0.73%
Median Household Income 181% 2.34% 189% 2.31% 2.34% 189% 2.66% 2.34% 186%
2016 2021 2016 2021 2016 2021
Population by Age Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent
0-4 3,760 6.0% 3,955 5.9% 21,002 6.0% 22,013 5.8% 380,008 6.7% 398,252 6.6%
5-9 4,321 6.9% 4,133 6.2% 24,348 6.9% 23,688 6.3% 392,983 6.9% 401,183 6.6%
10 - 14 5,181 8.3% 4,676 7.0% 27,635 7.8% 26,882 7.1% 406,441 7.2% 419,251 6.9%
15 - 19 4,649 7.4% 4,750 7.1% 24,424 6.9% 25,619 6.8% 385,702 6.8% 408,131 6.7%
20 - 24 3,570 5.7% 3,506 5.2% 19,979 5.7% 20,778 5.5% 389,646 6.9% 384,816 6.3%
25 - 34 7,853 12.6% 9,181 13.7% 43,303 12.3% 48,211 12.7% 812,298 14.3% 899,650 14.8%
35 - 44 9,539 15.3% 9,776 14.5% 52,444 14.9% 53,246 14.0% 814,478 14.4% 848,808 14.0%
I 45 - 54 10,708 17.2% 10,469 15.6% 56,775 16.1% 57,041 15.1% 802,580 14.2% 799,999 13.2%
55 - 64 7,557 12.1% 9,416 14.0% 44,395 12.6% 51314 13.5% 655,952 116% 722,579 119%
65 - 74 3,420 5.5% 4,918 7.3% 24,240 6.9% 32,162 8.5% 402,246 7.2% 497,614 8.2%
75 - 84 1349 2.2% 1811 2.7% 9,513 2.7% 13,033 3.4% 163,879 2.9% 214,731 3.5%
85+ 515 0.8% 609 0.9% 4,471 13% 5,009 13% 59,745 11% 68,294 11%
Source: ESRI 71
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The median age is comparable in North Fulton County and Alpharetta; both are slightly older than the median age in the MSA.
Consistent with the national trend, the population over 55 years will have the strongest population growth over the next five
years, with secondary growth among young, first time home buyers.

Median Age (2016)
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Demographic Overview — Income Concentration

Median household income in Alpharetta is significantly higher than income levels in the MSA and leads income levels in North
Fulton County. Over the next five years, household incomes between $100,000 and $199,999 are projected to have the
strongest growth.

—"

Median Household Income (2016)
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Nearly half of households in Alpharetta earn above $100,000 compared to 26% in the MSA. Households earning between
$100,000 and $149,999 are the single largest group across all compared areas. Alpharetta has a larger share of Asian
residents and buyers (primarily ethnic Indians) and will account for over 20% of the city’s population by 2021.

Demographic and Income Profile

Source: ESRI

www.realestateconsulting.com

Alpharetta North Fulton County Atlanta MSA
2016 2021 2016 2021 2016 2021
Households by Income Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent
<$15,000 1293 5.6% 1205 4.9% 7,984 5.9% 7,638 5.3% 224,188 10.9% 232,880 10.6%
$15,000 - $24,999 1087 4.7% 1,009 4.1% 7,843 5.8% 7,491 5.2% 190,763 9.2% 190,329 8.6%
$25,000 - $34,999 1198 5.2% 1m 4.5% 8,429 6.3% 8,208 5.7% 196,789 9.5% 212,871 9.7%
$35,000 - $49,999 1766 7.6% 947 3.8% 12,438 9.2% 6,986 4.9% 273,902 13.3% 167,838 7.6%
$50,000 - $74,999 3,632 15.7% 4,065 16.5% 19,953 14.8% 22,981 16.0% 367,489 17.8% 413,281 18.8%
$75.000 - $99 999 3.082 13.3% 3271 13.2% 16.650 12.4% 18.262 12.7% 271422 13.1% 315.899 14.3%
$100,000 - $149,999 4,857 210% 5,914 23.9% 24,746 18.4% 29,977 20.9% 297,560 14.4% 374,568 17.0%
$150,000 - $199,999 2,596 TL2% 3,176 .9% 14,473 10.8% 17,593 2.3% 118,841 5.8% 150,403 6.8%
$200,000+ 3,634 15.7% 3,999 16.2% 22,091 16.4% 24,436 17.0% 124,810 6.0% 143,406 6.5%
Median Household Income $95,098 $104,006 $89,433 $100,231 $57,792 $65,901
Average Household Income $124,750 $134,450 $124,528 $134,333 $81,382 $89,263
Per Capita Income $46,581 $49,758 $47,594 $50,923 $30,041 $32,755
Alpharetta North Fulton County Atlanta MSA
2016 2021 2016 2021 2016 2021
Race and Ethnicity Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent
White Alone 41,069 65.8% 42,132 62.7% 234,207 66.4% 241834 63.8% 2,997,959 52.9% 3,071,957 50.7%
Black Alone 6,731 10.8% 6,836 10.2% 44,603 2.7% 46,016 122.1% 1896,454 33.5% 2,082,375 34.3%
American Indian Alone 116 0.2% 117 0.2% 680 0.2% 688 0.2% 18,282 0.3% 19,197 0.3%
Asian Alone 10,816 17.3% 13,996 20.8% 50,104 14.2% 64,896 17.1% 328,840 5.8% 406,218 6.7%
Pacific Islander Alone 37 0.1% 45 0.1% 172 0.0% 203 0.1% 3,147 0.1% 3,632 0.1%
Some Other Race Alone 1,816 2.9% 1,923 2.9% 12,877 3.7% 13,712 3.6% 265,944 4.7% 294,147 4.9%
Two or More Races 1839 2.9% 2,152 3.2% 9,888 2.8% 11,646 3.1% 155,332 2.7% 185,782 3.1%
Hispanic Origin (Any Race) 5,324 8.5% 5,641 8.4% 33,581 9.5% 35,795 9.4% 610,720 10.8% 684,671 113%
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Demographic Trends — Tapestry

The predominate lifestyle group living in Alpharetta is Affluent Estates, a well-educated, wealthy cohort with older families and
older married couples. Upscale Avenues is a sizeable secondary cohort, comprised of up and coming, younger families in a mix
of higher-density single-family and townhomes. The chart below highlights the top consumer segments near the site.

Affluent Estates: Established wealth - educated,
well-traveled married couples

A ‘ Upscale Avenues: Prosperous, married couples in
higher density neighborhoods

Uptown Individuals: Younger, urban singles on
the move

Family Landscapes: Successful younger families
in newer housing

GenXurban: Gen X in middle age; families with
fewer kids and mortgage

Cozy Country Living: Empty nesters in bucolic
settings

Ethnic Enclaves: Established diversity—young,
Hispanic homeowners with families

Middle
Income

Middle Ground: Lifestyles of thirty-somethings

Senior Styles: Senior lifestyles reveal the effects
of saving for retirement

Rustic Outposts: Country life with older families,
older home

Midtown Singles: Millennials on the move; single,
diverse, and urban

Hometown: Growing up and staying close to
home; single householders

Next Wave: Urban denizens; young, diverse,
hardworking families

Scholars and Patriots: College campuses and
military neighborhoods
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Rank

Local Adj.

Cluster Lifestyle Group Urbanization Group Household Type Diversity Index Own vs. Rent Preferred Housing Age HHSize HHIncome NetWorth Home Value HH %

42.7 b $187,253  $1,024,948  $831,736  36.2%
36.7 2.6 $115,410 $169,995 $630,127  31.3%
35.4 3.4 $158,112 $581,391 $643,568 9.6%
34.1 2.5 $75,450 $66,620 $363,885 7.0%
38.6 3.1 $125,365 $500,796 $480,304 4.1%
33.7 1.7 $82,086 $28,907 $655,032 3.6%
48.8 3.0 $235,005 $1,092,334 $1,424,111  3.6%
30.4 2.8 $47,030 $22,781 $277,114 2.4%
9  Comfortable Empty Nesters (5A) GenXurban Suburban Periphery Married Couples 87% Single Family 49.6 2.6 $97,666 $517,834 $390,964 1.1%
46.7 3.0 $157,247 $987,235 $662,345 1.0%
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Demographic Trends — Tapestry: Professional Pride (36.2% HH)
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Affluent Estates

Profes$|onal Pride

Households: 1,878,000

Average Household Size: 3.11

Median Age: 40.5

Median Household Income: $127,000

WHO ARE WE?

Professional Pride consumers are well-educated career
professionals that have prospered through the Great
Recession. To maintain their upscale suburban lifestyles,
these goal oriented couples work, often commuting far
and working long hours. However, their schedules are
fine-tuned to meet the needs of their school age children.
They are financially savvy; they invest wisely and benefit
from interest and dividend income. So far, these established
families have accumulated an average of 1.5 million dollars
in net worth, and their annual household income runs at
more than twice the US level. They take pride in their newer
homes and spend valuable time and energy upgrading.

Their homes are furnished with the latest in home trends,

including finished basements equipped with home gyms
and in-home theaters.

TAPESTRY

SEGMENTATION

www.realestateconsulting.com

OUR NEIGHBORHOOD

¢ Typically owner occupied (Index 173),
single-family homes are in newer neighbor
hoods: 59% of units were built in the last
20 years.

Neighborhoods are primarily located
in the suburban periphery of large
metropolitan areas.

* Most households own two or three vehicles;
long commutes are the norm.

* Homes are valued at more than twice the
US median home value, although three out
of four homeowners have mortgages to
pay off.

® Families are mostly married couples (almost
80% of households), and more than half of
these families have kids. Their average
household size, 3.11, reflects the presence
of children.

SOCIOECONOMIC TRAITS

* Professional Pride consumers are highly
qualified in the science, technology, law,
or finance fields; they've worked hard to
build their professional reputation or their
start-up businesses.

* These consumers are willing to risk their
accumulated wealth in the stock market.

* They have a preferred financial institution,
regularly read financial news, and use the
Internet for banking transactions.

* These residents are goal oriented and
strive for lifelong earning and learning.

e Life here is well organized; routine is a key
ingredient to daily life.

Note: The Inchex represars $ha rute of the segment rate 1o the US rate mltiplied by 100
Corsusrer prafererces sre extmated from dets by G MRL
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Demographic Trends — Tapestry: Enterprising Professionals (31.3% H Hém ESTATE CONSULTING

Upscale Avenues

Enterphsmg Professionals

Households: 1,627,000

Average Household Size: 2.46

Median Age: 34.8

Median Household Income: $77,000

WHO ARE WE?

Enterprising Professionals residents are well educated and
climbing the ladder in STEM (science, technology, engineering,
and mathematics) occupations. They change jobs often and
therefore choose to live in condos, town homes, or apartments;
many still rent their homes. The market is fast-growing,
located in lower density neighborhoods of large metro areas.
Enterprising Professionals residents are diverse, with Asians
making up over one-fifth of the population. This young
market makes over one and a half times more income than
the US median, supplementing their income with high-risk
investments. At home, they enjoy the Internet and TV on
high-speed connections with premier channels and services.

TAPESTRY

SEGMENTATION

www.realestateconsulting.com

OUR NEIGHBORHOOD

* Almost half of households are married couples,

and 30% are single person households.

* Housing is a mixture of suburban single-family
homes, row homes, and larger multiunit
structures.

¢ Close to three quarters of the homes
were built after 1980; 22% are newer,
built after 2000.

* Renters make up nearly half of
all households.

SOCIOECONOMIC TRAITS

* Median household income one and a half
times that of the US.

® Over half hold a bachelor's degree
or higher.

* Early adopters of new technology in
hopes of impressing peers with new gadgets.

* Enjoy talking about and giving advice
on technology.

¢ Half have smartphones and use them for
news, accessing search engines, and maps.

* Work long hours in front of a computer.

e Strive to stay youthful and healthy, eat
organic and natural foods, run and do yoga

® Buy name brands and trendy clothes online

Note: The Indesx represants fu ree of the mgment rete 10 ®w US rete mobclied by 100
Coraumur praferercus arw svsmatec hom date oy G MAL
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Market Risk Information
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Atlanta, GA MSA - Burns Annual Housing Cycle Risk Index i&ﬁ'ﬁlﬁggi‘iﬁ%‘i

JBREC’s Housing Cycle Risk Index (HCRI) is a measure of housing market fundamentals in a given market. The index
includes 4 major categories, 11 subcategories, and 25 calculations based on factors that include Demand, Supply,
Affordability, and Economic Indicators. The HCRI for Atlanta, GA MSA is currently rated a “B+” indicating very low risk for
operators. Increasing risk is expected over the short term with projected slowing employment growth and interest rates. The
HCRI is projected to soften to a “B-" in 2017 and decline to a “D” by 2020. It is important to remember that the index is a
broad one and not all products and price points will react the same.

Housing Cycle Risk Index™
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Source: John Burns Real Estate Consulting, LLC (Data: Feb-17, Pub: Apr-17)

Grade / Trend Risk Grade / Trend Risk Grade / Trend Risk Grade / Trend Risk
A Very Low Risk B (& trending |) Medium Risk C (& trending |) High Risk D (& trending |) Very High Risk
B (& trending T) Low Risk C (& wending T) Medium Risk D (& trending 1) High Risk F Very High Risk
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The JBREC Affordability Index measures the relationship between owning the median-priced home with the median household
income. The current index for the Atlanta, GA MSA is 2.5 (where 5.0 is the historical median dating back to 1988). Though
affordability is expected to moderate over the next four years, low household income to average home prices ratios across the
MSA will keep this market affordable. Bums  Housing

Affordab Costto Annual
ility Income  Median HH

Index Ratio Income
Dec-07 30 23.1% $48,100
Dec-08 28 72 6% 548,000
Dec-00 5.1 75.1% 351,400
Current |1-¥r Ago| MoM Yol
Dec00 52 25.1% 352,000
B- B+ t Dec-01 5.3 25 6% $53,100
Dec02 4.8 24.7% $52,700
BEURENS AFFORDABILITY INDEX Current: 2.5 Dec-03 55 25.4% $52,500
10.0 Dec-04 6.0 268% 553400
] Dec05 75 27.0% $55,200
east
a0 Affordable Dec-08 6.8 76.3% $57,200
Dec07 5.1 25.1% 358,600
&0 Dec-08 1.9 21.2% 553,600
) Dec-08 1.0 20.1% $57.200
Median
40 Dec-10 0.9 19.7% $55.400
' Dec-11 0.3 17.0% $54,500
Dec-12 0.3 17.0% 554,800
20 Most Dec-13 2.1 71.6% $55,800
Affordable
Dec-14 23 21.7% 357,600
a0 Dec-15 2.1 I1.5%  $60,000
L 32Rr Y8988 08NN EEB8EYRTOEELGD
& UIMmen d - .
Dec-17P 30 23.1% 364,300
Dec-18P 15 23.0% 588,600
Dec-10P 30 24 3%, 582,800
Dec-20P a7 24 1% 571,000
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The Burns Intrinsic Home Value Index™ details the impact of interest rates and measures how home values would trend if
mortgage rates were always 6.0% and the housing cost / income ratio was always 25.0%, which we believe to be the
correct long-term assumptions to use for this market. At today’s rates, home values are 13% below their intrinsic value.
At 6.0% interest rates, home values are on trend.

Percent over’undervalued

2%
At today's rat thi ket i dnder
oday’s rates, this market is riced
13% underpriced ' 13% F
With an assumed 6% interest rate,
0% the market is 0% overpriced, ..
and we forecast it will
be 8% overpriced in 2020
Crear
riced
0% P
-10% ) )
Housing Cost / Income Ratios
Intrinsic Ratio* 25.0%,
25, Mtg. Rate
Current
Last10yrs - T T
] Last 20 yrs 23.3%
30% v :
$ 5038085838858 2 00T eeRags Last 30 yrs 24.8%
D H O HODH DR DO D OO0 000000009200 000 e o Y
""""F"F"F"N“N“WWNWNWNNN““N“HHEH " Clment vaue BSes Kng B average Ncomes
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lelhng Conditions REAL ESTA#E CONSLEEIING

The conclusions and recommendations presented in this report are based on our analysis of the information available to us from our own
research and from the client as of the date of this report. We assume that the information is correct and reliable and that we have been
informed about any issues that would affect project marketability or success potential.

Our conclusions and recommendations are based on current and expected performance of the national, and/or local economy and real
estate market. Given that economic conditions can change and real estate markets are cyclical, it is critical to monitor the economy and
real estate market continuously and to revisit key project assumptions periodically to ensure that they are still justified.

The future is difficult to predict, particularly given that the economy and housing markets can be cyclical, as well as subject to changing
consumer and market psychology. There will usually be differences between projected and actual results because events and
circumstances frequently do not occur as expected, and the differences may be material. We do not express any form of assurance on
the achievability of any pricing or absorption estimates or reasonableness of the underlying assumptions.

In general, for projects out in the future, we are assuming “normal” real estate market conditions and not a condition of either prolonged
“boom” or “bust” market conditions. We do assume that economic, employment, and household growth will occur more or less in
accordance with current expectations. We are not taking into account major shifts in the level of consumer confidence; in the ability of
developers to secure needed project entitlements; in the cost of development or construction; in tax laws that favor or disfavor real estate
markets; or in the availability and/or cost of capital and mortgage financing for real estate developers, owners and buyers. Should there
be such major shifts affecting real estate markets, this analysis should be updated, with the conclusions and recommendations
summarized herein reviewed and reevaluated under a potential range of build-out scenarios reflecting changed market conditions.

We have no responsibility to update our analysis for events and circumstances occurring after the date of our report.
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DOTO Sources REAL ESTATE CONSULTING

The following are the data sources most frequently used by John Burns Real Estate Consulting, LLC.

DATA SOURCES

Employment — U.S. Bureau of Labor Statistics

Population / Households / Income — Moody’s Analytics

Population Growth / Household Growth / Income Growth — Moody’s Analytics
Population by Age — Moody’s Analytics, U.S. Census Bureau

Population Migration — Internal Revenue Service, Moody’s Analytics

Home Sales and Prices (new and resale) — CorelLogic, Texas Real Estate Center, M.O.R.E, RB Intel, Various MLS’s
Investor Activity — CoreLogic

Permits — U.S. Census Bureau

Listings — Various MLS’s, Altos Research, RB Intel, Texas Real Estate Center
Pre-foreclosure Notices / Foreclosures — RealtyTrac, DataQuick, CorelLogic
Loan Delinquency (for shadow inventory) — Mortgage Bankers Association
Apartment Rents / Occupancy — RealFacts, Axiometrics, REIS

Businesses, Population, Crime, Net Worth, Income, Ethnicity — ESRI
Consumer Segmentation — Tapestry / ESRI

School Scores — State Department of Education

Forecasts — John Burns Real Estate Consulting, LLC (not including Population / Households / Income)
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John Burns Real Estate Consulting, LLC

JOHN [({<:BURNS

REAL ESTATE CONSULTING

Our company is a national consulting
and research firm (e.g., office
locations and national assignment
locations shown in map) designed to
help real estate professionals make
better decisions with their real estate
investments. The following is a brief
summary of the additional tools we
can offer outside of this agreement.
Please inquire for more information.

CONSULTING

. Strategic Direction & Planning

. Home Builder Operations
Assessment

. Demand Analysis

. Consumer Research & Focus
Groups

. Economic Analysis & Forecasting

. Litigation Support & Expert Witness

. Financial Modeling

. Project & Product Positioning

www.realestateconsulting.com
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RESEARCH

Exclusive Access to our Research
& Consulfing Executives

Metro Analysis & Forecast
Regional Analysis & Forecast
Home Builder Analysis & Forecast
Apartment Analysis & Forecast
Exclusive Client Events

Public Builder Call Summaries
Weekly Insight

Presentations & Webinars
Consumer Research

Proprietary Surveys

CONSUMER AND PRODUCT STRATEGY

. DesignLens

. Consumer Insights

. Custom Design Strategy

. Custom Consumer Research
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Presented at Planning Commission Meeting 6.1.17

June 1, 2017
Planning Commission Meeting concerning the Manning Project

The main priority of the residents of Manning Dr. and Pinetree Circle is that
no entrance or exit be on Manning Dr. and we want to sincerely thank Taylor
Morrison for submitting the new site plan with the entrance and exit on
Cumming St.. We believe that this will enhance not only our neighborhood
but the Manning Project neighborhood as well. Also reducing the number of
detached homes from 6 to 3 houses on Manning Dr. will be a perfect balance
in our opinion. Also we would like to thank Taylor Morrison for listening to
our neighborhood's concern and to our ideas. This speaks well of them trying
to be a good neighbor.

Our second concern is density we feel that 69 homes attached and detached
does not represent a good transition from our single family homes of 2
houses per acre verses 5.8 acres per acre on the Manning Project. We feel that
the density is to high. We would prefer 3 homes per acre and feel that would
be a better transition. We also feel that the current density on this site plan
will set a very significant precedent for our community and for the City.
How could the City deny future developers from asking for the same zoning.
Where does the line stop. And for how long. We would prefer larger lots and
larger homes.

The third concern is the natural pristine land which has many large popular
trees, pines and oak trees some over 100 years old. This land reminds me a
lot of the Leida Thompson Memorial Park in Roswell which is mainly a
hiking trail and it would be ideal to make the Manning property into hiking
trails as well. We know that our City is growing, but we believe, we don't
want look back and say we should have made a park out of that beautiful land
right in the center of Alpharetta. With the Lewis-Manning House restored to
it's original condition. We know that is not on the docket but felt it should be
said.

Thank you!!!
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Petition of Residents or Manning Dr. and Pine Tree Circle
to the City of Alpharetta to not allow curbs cuts for an entrance and
exit on Manning Drive for the Manning Project.

The people of Manning Dr. and Pinetree Circle are also concern that
the Manning Project is not in the best interest of our subdivision as
currently planned. We also feel that we have not had the same
amount of time that the developer has had with the City of

rharetta to voice our concerns, our ideas or to even comment on
this project. This project will be almost completely surrounded by
single family housing north and south, east and west with a small
patch of commercial in one corner of this block of property. We also
believe that it will set a bad precedence throughout the the City.
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From: Woodman, Michael

To: Taylor, Elicia

Subject: FW: Manning Project

Date: Tuesday, May 23, 2017 8:35:03 AM
FYI

From: Buddy Stovall [mailto:buddystovall@yahoo.com]
Sent: Monday, May 22, 2017 5:38 PM

To: Woodman, Michael <mwoodman@alpharetta.ga.us>
Subject: Manning Project

Mike, We would like for the City Planning Department to consider three houses on Manning Dr., instead
of the six that is shown on the latest Site Plan from Taylor Morrison. My neighbors and | believe that three
houses would be better and make the transition into our neighborhood a natural blend. We believe that a
larger house on a bigger lot would blend very nicely and be less stark, leaving a natural blend or
transition. The larger house would sell for a higher price | believe, but that my opinion.

The alternate plan dated (May 9th) by Taylor Morrison with the entrance/exit on Cumming Street is well
received in our neighborhood. We would like to thank Taylor Morrison for listening to our ideas and
concerns. We really appreciate it.

| believe, if Taylor Morrison reduces their plan from 69 to 66 attached and detached homes (3-on
Manning Dr.). It can work. And our neighborhood will be least affected with a transition from Single family
to Multi family. Not perfect though.

Think about this you are riding down Cumming St. and turn left on Manning Dr. you see 6 houses on the
left that are jammed together and on the right you have Ranch style homes on large 1/2 acre lots. It would
be very stark don't you think.

Several of my neighbors want as many specimen trees saved as possible.

Several of my neighbors truly want the Manning house preserved for Historic purposes.

Sincerely,

Buddy Stovall
770-664-5036 Cell


mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=6594C926E66448588B7F481AEC95A4B4-WOODMAN, MI
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AMENDED  CimizeN PARTICIPATION FORM - PART B

Ihis form must be completed and submitted 1o the City of Alpharetia Communily Development Department o
minimum of twenly (20] working days prior to the scheduled Public Hearing. Failure 1o do so will result in
cancellation of the scheduled hearing.

Public Hearing or Project Name: ~ CLUP-17-02/ Z-17-04 Taylor Morrison/40 Cumming St.

Contact Name: Dennis J. Webb, Jr. Telephone: 404-815-3620

Please describe comments and concerns provided by any and all individuals contacted as part of the the Citizen Participation Program.
If any individuals provided written correspondence, please atiach copies of same to this repori.

1) We met with an adjacent property owner, Justin Hershoran, on-site and reviewed the site plan. Mr. Hershoran seemed
supportive-of-the-project. -

3) We

continue,

4) We mailed notice of the Amended Application on 4/17/17 and have notified the City of comments and concerns.

5) We held a meeting with the residents of Manning Estates on April 27, 2017. One of the primary concerns was curbcut
access onto Manning Drive. The Applicant has since submitted an alternate site plan that moves the curbcut access off of
Manning Drive and onto Cumming Street. The Applicant continues to correspondence with residents of Manning Estates.

Method by which these individuals were contacted. Please mark all that apply. Please provide samples of any and all written
communications used to provide notification.

! Letter [ Personal Visits
[/ Telephone ] Group Meeling
] Email 1] Other (Please Specify)

Attach a list of people who have been notified of this application and provided information describing the subject proposal. Please note
that ALL adjoining property owners MUST be notified.

I, the undersigned, as an authorized representative of the applicant and Public Hearing item identified above, do solemnly swear and
attest, subject fo criminal penalties for false swearing, that the information provided in this Citizen Participation Form - Part B and in any
and all documents provided in support of this report are irue and accurate. | further understand that any false statements provided by
representatives of the applicant as part of this report may result in penaffies up to and including denial of the subject application.

Signature of Authorized Agent: Wj’ Dale: 5122117

B Print Form




From: Woodman, Michael

To: Tavlor, Elicia

Subject: FW: Manning Project

Date: Tuesday, May 23, 2017 8:35:03 AM
FYI

From: Buddy Stovall [mailto:buddystovall@yahoo.com]
Sent: Monday, May 22, 2017 5:38 PM

To: Woodman, Michael <mwoodman@alpharetta.ga.us>
Subject: Manning Project

Mike, We would like for the City Planning Department to consider three houses on Manning Dr., instead
of the six that is shown on the latest Site Plan from Taylor Morrison. My neighbors and | believe that three
houses would be better and make the transition into our neighborhood a natural biend. We believe that a
larger house on a bigger lot would blend very nicely and be less stark, leaving a natural blend or
transition. The larger house would sell for a higher price | believe, but that my opinion.

The alternate plan dated (May 9th) by Taylor Morrison with the entrance/exit on Cumming Street is well
received in our neighborhood. We would like to thank Taylor Morrison for listening to our ideas and
concerns. We really appreciate it.

I believe, if Taylor Morrison reduces their plan from 69 to 66 attached and detached homes (3-on
Manning Dr.). It can work. And our neighborhood will be least affected with a transition from Single family
to Multi family. Not perfect though.

Think about this you are riding down Cumming St. and turn left on Manning Dr. you see 6 houses on the
left that are jammed together and on the right you have Ranch style homes on large 1/2 acre lots. It would
be very stark don't you think.

Several of my neighbors want as many specimen trees saved as possible.

Several of my neighbors truly want the Manning house preserved for Historic purposes.

Sincerely,

Buddy Stovall
770-664-5036 Cell



FIRST AMENDED

Cry OF ALPHARETTA | “ame™

Case #: 7.17.04

PueLic HEARING APPLICATION Do

COMMUNITY DEVELOPMENT DEPARTMENT ® 2 PARK PLaza © AIPHARETTA, GA 30009

1. This page should be the first page in each of your completed application packets.
2. Itis preferred that all responses be typed. lllegible applications will not be accepted.

3. Prior to signing and submitting your application, please check all information supplied on the following
are complete and accurate. Incomplete applications will not be accepted.

ses

it
4. Payment of all applicable fees must be made at the fime of application. Payment may be made via cash i {Rrerica ress
Master Card or Visa), or check made payable to "City of Alpharetta." :

6. IFyou have any questions regarding this form, please contact the Community Development Department by calling 678-297-6070.

Contact Information:

Contact Name: T1aylor Morrison c/o Kathryn M. Zickert Telephone: 404-815-3500
Address: 1230 Peachtree St., NE Suite: 3100
city Atlanta State: GA Zip: 30309 Fax: 404-685-7004
Mobile Tel: Email: kmzickert@sgrlaw.com
ject Pro Information:
Address: 40 Cumming Street, 136 and 0 Manning Drive Current Zoning: R-15

22-498112530027; 22-498112530365;
District: 2 Section: 2 land Lot: 1253 Parcel ID: 22-498112530084

Proposed Zoning: DT-R/DT-LW Current Use:  Residential / vacant land

his Application For (Check All Th ly):

[] Conditional Use [] Master Plan Amendment
Rezoning D Master Plan Review
[] Variance [] Public Hearing

|§| Comprehensive Plan Amendment I:] Other (Specify]:




FIRST AMENDED

STATEMENT OF INTENT
(CLUP-17-02 / Z-17-04)

and

Other Material Required by
City of Alpharetta Zoning Ordinance
for the

Rezoning Application
Land Use Map Amendment Application

of
Taylor Morrison
related to

+11.705 Acres of Land located in
Land Lots 1196 and 1253, 2™ District, 2™ Section
City of Alpharetta

Submitted for Applicant by:

Kathryn M. Zickert
Dennis J. Webb, Jr.
Vickie B. Chung
Smith, Gambrell & Russell, LLP
Promenade, Suite 3100
1230 Peachtree Street, NE
Atlanta, Georgia 30309
404-815-3500
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I. INTRODUCTION

This Application relates to +£11.705 acres of land in Land Lots 1196 and
1253, 2" District, 2" Section of the City of Alpharetta and located at the northwest
quadrant of the intersection of Cumming Street and Manning Drive (the “Subject
Property”). The Subject Property consists of three (3) parcels: “Tract 1”, which is
+10.235 acres; “Tract 2”, which is £0.457 acres; and “Tract 3”, which is £1.013
acres. Tract 1 is zoned R-15 (Dwelling, “For Sale”, Detached Residential). It is
located within the Downtown Overlay and is designated as “Downtown
Residential” on the City’s Future Land Use Map. Tracts 2 and 3 are zoned R-15
and designated as Low-Density Residential on the City’s Future Land Use Map.

Tract 1 contains a historic home known as the Lewis-Manning House. The
Lewis-Manning House is a Queen Anne-style dwelling that dates back to 1895. It
is constructed from bricks made in the pasture behind the residence. For many
years, it sheltered members of the Manning Family, a number of whom were
prominent citizens. The home is unoccupied today. Tract 2 is vacant and
undeveloped. Tract 3 contains a 1960’s-era ranch home that is unoccupied.

The Applicant intends to preserve the Lewis-Manning House as a visual
focal point for a new single-family community but convert it to office uses. The
remainder of the Subject Property will contain 70 new residences, at a density of

+ 5.98 units per acre. 30 of the homes will be detached residences and 40 attached.

SGR/15865137.3



The homes have been designed architecturally to both honor and compliment the
historic residence that has existed on the Subject Property for well over a century.
Similarly, and respecting the site’s once pastoral setting, the Applicant has allowed
for significant open space, with smaller green areas located throughout the
development and a large, park-like space positioned at the northern end. A trail
meanders through and around the Subject Property and connects the green spaces
to the park.

The Applicant seeks the following to allow for this development:

1. Rezoning of the + .837 acres of the Subject Property from R-15 to
DT-LW.

2. Rezoning of + 10.868 acres of the Subject Property from R-15 to the
“Downtown Residential” (“DT-R”) zoning district.

3. Land Use Map Amendment to change the designation on %1.470
acres (Tracts 2 and 3) from “Low Density Residential” to “Downtown
Residential.”

4. Land Use Map Amendment to change the designation on =+ .837
acres of tract 1 to “Mixed-Use/Live-Work”. The remaining + 9.398

acres of Tract 1 already has a “Downtown Residential” designation.

SGR/15865137.3



The Applicant submits this Statement of Intent, a Survey Plat of the Subject

Property, a Site Plan, Conceptual Renderings, and other material in support of

these requests.

II. SUBJECT PROPERTY SPECIFICATIONS

The Subject Property consists of three (3) parcels: (a) Tract 1 (40 Cumming
Street/22498112530029), which is £10.235 acres zoned R-15; (b) Tract 2 (0
Manning Drive/22498112530084), which is +0.457 acres zoned R-15; and (c)
Tract 3 (136 Manning Drive/22498112530365), which is £1.013 acres zoned R-15.
Tract 1 is in the Downtown Overlay and designated as “Downtown Residential” on
the City’s Future Land Use Map. Tracts 2 and 3 have a “Low Density Residential”
designation.

The Subject Property is located on the north side of Cumming Street in the
northwest quadrant of its intersection with Manning Drive. Tract 1 contains the
Lewis-Manning House, a historic home constructed around 1895 that is currently
unoccupied. Tract 2 is vacant. Tract 3 contains an unoccupied single-family

home.

III. JUSTIFICATION FOR APPLICATION

1. The proposed rezoning will permit a use that is suitable in view of the
zoning, use and development of adjacent and nearby property.

The Subject Property has commercial and office uses to the west and single-

family residential uses to the north and east. The proposed development represents

SGR/15865137.3



a logical transition, with the office and higher-density residential townhomes on
the west and lower-density, single-family detached homes on the south and east.
Further, in July of 2015, the City adopted the new Downtown Overlay, which
includes +10.235 acres of the +11.705 acre Subject Property. The Downtown
Overlay specifically states that properties designated as “Downtown Residential”
on the City’s Future Land Use Map—Iike almost all of the Subject Property--
should be rezoned to the DT-R district. Accordingly, the Applicant’s proposed use
of the Subject Property for a higher density, single-family development is suitable,
given the City’s future vision for both the Subject Property and the area in which it
is located, and will further the intent of the Downtown Overlay.

2. The zoning proposal will not adversely affect the existing use or
usability of adjacent or nearby property.

The proposed development will not adversely affect adjacent or nearby
properties. As mentioned above, to the west, the Subject Property is bordered by
office and commercial uses. To the north and east, it abuts single-family
residences. The proposed development represents a logical transition between the
two, particularly since the Applicant located single-family detached residences
along the eastern and southern property boundary. It also appears to be a transition
sanctioned by the City. As indicated above, the City placed roughly 90% of the
Subject Property in the Downtown Overlay and designated it “Downtown

Residential” on the City’s Future Land Use Map, which contemplates higher

4
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densities. In doing so, the City signified that it considered whether the type of
development proposed would be appropriate in light of adjacent and nearby
properties and concluded that it was.

3. The proposed rezoning will not adversely affect the natural
environment.

As with any undeveloped tract, the construction on the Subject Property will
inevitably require the removal of trees and other land disturbance activities. That
being said, there are no significant natural features on the Subject Property that
require special protection and the stream on the northern side will be buffered as
required by Code. Further, the Applicant will replant trees, grass, and other
landscaping materials as part of its redevelopment of the site, and will preserve a
historic structure.

4. There are substantial reasons why the property cannot or should not
be used as currently zoned.

The City has codified a future identity for the Subject Property: Higher
density residential developed in a style specified in the Downtown Overlay. The
Subject Property cannot be developed in this manner as currently zoned.

5. The proposed rezoning will not result in a use that will or could cause

an excessive or burdensome use of public facilities or services, such

as existing streets and transportation facilities, schools, water or sewer
utilities, and police or fire protection.

If approved, the proposed rezoning should not have a negative impact on any
City services. There is adequate water and sewer capacity to service the site.

5
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Transportation facilities will not be negatively impacted. The Applicant has
located the single, curb-cut access point to the development on Manning Drive, as
requested by the City’s transportation engineer. This location allows for orderly
ingress and egress at the Subject Property and minimizes disruption of the flow of
traffic on the more heavily used Cumming Street. Further, trip generation is
manageable. As to the office component, there is no study in the Institute of
Transportation Engineers (ITE), Trip Generation Manual (9" Edition), for an old
home adaptively re-used for a small-scale office. To provide perspective,
however, the Applicant used the Single Tenant Office Buildings Code (715). It
suggests that if the Lewis-Manning House officed 8 employees, then it would
generate roughly 13 trips in the A.M. peak hour and 13 trips in the P.M. peak hour.
Similarly, as to the single-family residences, the Subject Property will generate 45
trips in the weekday a.m. peak hour and 56 trips in the weekday p.m. peak hours.'
Further, the Subject Property is served by Manning Oaks Elementary School,
Hopewell Middle School, and Alpharetta High School. Both Manning Oaks
Elementary School and Alpharetta High School are under capacity now. Further,
Hopewell Middle School is projected to be under capacity by the 2018-2019

school years.

' The Applicant used ITE Codes (210) Single-Family Detached Housing and (231) Low-Rise Residential
Condominium/Townhouse.

SGR/15865137.3



6. The proposed rezoning is supported by new and changing conditions
not anticipated or reflected in the existing zoning on the property.

As more fully discussed above, the City has recently codified a vision for
both the Subject Property and the area in which it is located, a vision reflected in
the City’s Downtown Overlay and on the City’s Comprehensive Plan. The
existing zoning on the overw<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>