
City Council Meeting and Public 
Hearing

JULY 24, 2017
ALPHARETTA CITY HALL

COUNCIL CHAMBERS
2 PARK PLAZA

6:30 PM

I.  CALL TO ORDER 

II.  ROLL CALL 

III.  PLEDGE TO THE FLAG 

IV.  CONSENT AGENDA 

 A. Council Meeting Minutes (Meeting of 07/17/2017) 

 B. Alcoholic Beverage License Application

PH­17­AB­15     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. Z­17­06/V­17­13 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 R­12 (Dwelling, ‘For­Sale’ Residential) 
to DT­R (Downtown Residential) to allow for the redevelopment of a 12­unit townhome 
development with 25 ‘For­Sale’ single­family 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. Z­17­07/V­17­17 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This item has been Withdrawn by the Applicant and will be neither heard nor considered 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 R­15 (Dwelling, 
‘For­Sale’ Residential) to R­12 (Dwelling, ‘For­Sale’ Residential) for the purpose of 
subdividing two (2) lots into three (3) single­family 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. 



 C. CLUP­17­02 / Z­17­04: 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 R­15 (Dwelling, ‘For­Sale’ Residential) 
to DT­LW (Downtown Live­Work) and rezone 10.868 acres from R­15 to DT­R (Downtown 
Residential) to allow for the construction of 40 ‘For­Sale’ townhomes, 30 ‘For­Sale’ 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. 

 D. CLUP­15­01/MP­15­01/Z­15­01/V­15­01 KB400 Master Plan/1699 Land CO. LLC
Consideration of a request to rezone approximately 12.4 acres from O­I (Office­Institutional) 
to R­8A/D (Dwelling, ‘For­Sale’, 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, ‘For­Sale’ 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.

 E.  Z­17­08/V­17­19 State Bridge Road/Mashinchi 
Consideration of a request to rezone 1.15 acres from AG (Agriculture) to C­1 (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. 

 F. PH­17­13 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. 

VI.  OLD BUSINESS 

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

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

VII.  NEW BUSINESS 

 A. Mobile Vehicle­Radio Replacements for Public Safety 

 B. Intergovernmental Agreement with Fulton County for Election Services 

 C. Relocation Of Overhead Utility Lines:  AT&T / Academy Street 

VIII.  WORKSHOP 

 A. Project Update: Alpharetta Arts Center 

IX.  PUBLIC COMMENT 

X.  REPORTS 

XI.  ADJOURNMENT TO EXECUTIVE SESSION 
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       CITY COUNCIL MEETING SUMMARY
    MEETING OF JULY 17, 2017

PUBLISHED: FRIDAY, JULY 21, 2017
PUBLISHED BY: COTY THIGPEN

OFFICE OF THE CITY CLERK
WWW.ALPHARETTA.GA.US

I. CALL TO ORDER

 Mayor Belle Isle called the meeting to order at 6:30 p.m.

II. ROLL CALL

 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

 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

III. PLEDGE TO THE FLAG

IV. PRESENTATIONS AND PROCLAMATIONS

A. 30-Year Service Recognition: Police Officer Curtis Garren    

V. CONSENT AGENDA

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

NOTE: This item was moved to New Business

VI. 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 13­3 of The Code Of Alpharetta Georgia 
Pertaining To Disorderly Conduct; To Repeal Conflicting Ordinances; To Provide An Effective Date; 
And for Other Purposes

 City Attorney, Sam Thomas, read the Ordinance aloud for a 2nd reading
 There have been no changes since the 1st reading

 Council Member Kennedy offered a motion to approve the Ordinance

 The motion received a second from Council Member Owens

 The motion was approved 7-0

VII. NEW BUSINESS

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

 Council Member Mitchell offered a motion to approve the 7-10-2017 Council Meeting Minutes

 The motion received a second from Council Member Kennedy

 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 4th 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

 The motion received a second from Council Member Kennedy
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 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 $226,525 
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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 The motion received a second from Council Member Kennedy

 The motion was approved 7-0

C. Windward Sidewalk Improvements, ITB 17-010   

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

 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. 

 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:

 •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

 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
None

 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

 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-lf 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
None

 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.

 The motion received a second from Council Member Mitchell

 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 $69,435 under the terms and 
conditions of the city's existing On-Call Engineering Services contract and authorize the Mayor to execute 
all necessary documents.

 The motion received a second from Council Member Gilvin

 The motion was approved 7-0

H. Establishment of City Truck Routes and Truck Map Approval   

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

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

 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.

 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.

 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
 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.

 The motion received a second from Council Member Merkel

 The motion was approved 7-0

I. Tetra Tech - Design Services for Windward Parkway

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

 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.

 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.

 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. 

 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

 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.

 The motion received a second from Council Member Merkel

 The motion was approved 7-0

 
VIII. PUBLIC COMMENT

None

IX. REPORTS

Assistant City Administrator, James Drinkard announced 2 public meetings:

 7/25/17 at City Hall, 6:30p.m. - Community Conversations on the Webb Bridge Road Corridor Projects

 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

 The motion received a second from Council Member Owens 

 The motion was approved 7-0

Respectfully submitted,

Coty Thigpen

City Clerk
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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 24th 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: 

 Lot sizes adjacent to 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. 

 The linear park along Cumming Street has been reduced and is no longer depicted as civic space. 
 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. 
 6’ 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 6’ path along the stream has been removed on the revised site plan. 

 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. 

 A central 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. 

II. RECOMMENDATION: 

Deny CLUP-17-02/Z-17-04 Taylor Morrison/40 Cumming Street request for comprehensive land use plan 
amendment and rezoning. 
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If approval is considered, subject to the following conditions: 
 

1. 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. 

2. 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. 

3. 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.  

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

5. Minimum building setbacks shall comply with the DT-R district standards. 
6. 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. 

7. Homes adjacent to existing residential and commercial shall be front loaded. 
8. 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. 

9. 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. 

10. 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. 

11. 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. 

12. 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. 

13. 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. 

14. 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. 

15. 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. 
17. 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. 
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18. 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. 

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

20. Development shall not be gated and roads will be private and maintained by the HOA. 
21. Developer shall remove, by hand, trash from the stream at the north end of the property. 
22. 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. 

23. 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. 

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

25. 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. 6’ 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. 

26. Driveways shall be a minimum 18’ from garage to back of sidewalk or less than 5’. 
27. Parking areas and internal driveways shall be heavily screened from Cumming Street, Manning Drive and 

civic space. 
28. Internal sidewalks shall be provided to the fronts of units and shall be a minimum 5’ with pedestrian-scale 

lighting provided throughout the development. 
29. Fencing visible from the street or civic areas shall be decorative as approved by Staff. 
30. 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. 

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

32. 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. 

33. Street trees of the proper size and locations shall be required along all internal roads as approved by Staff. 
34. 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. 
35. Decorative paver aprons shall be required at the project driveway as approved by Staff. 
36. Landscape, hardscape, fences and walls shall complement materials used in the Downtown, as approved by 

Staff. 
37. No more than 10% of the residential units shall be permitted to be rented, as recorded in the HOA’s 

declarations and covenants. 
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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. 
 

III. 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 to 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 O-I 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.  
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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: 
 

• Cumming Street – 10’ 
• Manning Drive – 10’ 
• Internal (Front) – 0’ 
 Internal (Side) – 0’ 
 Internal (Rear) – 0’ 
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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(I) 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 Italianate. 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: 
 

 Single-family Detached Product: 
o Building footprints and rooflines should have more variation. 
o Need more masonry product on single-family detached homes. 

 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 (Intensity) ITE 
Code 

Daily Traffic AM Peak Hour PM Peak Hour 

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 

 
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 Single-Family 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 
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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 to adjacent or nearby properties, if conditions 
are approved requiring lots adjacent to 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 private office, the restoration and protection of the structure is a benefit 
to the Alpharetta community and the yard will remain open to 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 to or fronting on Cumming Street and 
Manning Drive to 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 private office, the restoration and protection of 
the structure is a benefit to the Alpharetta community and the yard will remain open to 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 
to 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 to 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 conditions requiring lots adjacent to 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 Downtown. However, staff recommends 
conditions requiring lots adjacent to or fronting on Cumming Street and Manning Drive to 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 
to 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 to residents of the subdivision 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 
to 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 to utilize the historic 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 Downtown. 
 
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 private office, the restoration and protection of the structure is a benefit to the Alpharetta community 
and the yard will remain open to 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? 

IV. ATTACHMENTS: 

 Site Plan 

 Renderings 
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RESIDENTIAL DT-R DENSITY

59 HOMESTOTAL RESIDENTIAL UNITS

ZONING

SITE DATA:
11.705 ACRESTOTAL SITE AREA

DT-LWPROPOSED ZONING (PARCEL 2) 

CITY OF ALPHARETTAZONING JURISDICTION

COUNTY OF FULTON

R-15CURRENT ZONING

59 UNITSSF DETACHED HOMES

8 UNITS/ACRERESIDENTIAL DENSITY STANDARD PER UDC

5.04 UNITS/ACREDENSITY PROPOSED (59 UNITS / 11.705 ACRES)

PERIMETER SETBACK SUMMARY (DT-R & DT-LW)

SIDE YARD SETBACK 0 FEET
REAR YARD SETBACK 3/10 FEET
TRANSITIONAL BUFFER ZONE N/A

FRONTAGE PROPERTY SETBACK 5 FEET MIN.

.837 ACRESPARCEL 2
10.868 ACRESPARCEL 1

DT-RPROPOSED ZONING (PARCEL 1) 

 PARCEL 1 (DT-R) LOT STANDARDS

DETACHED LOTS 

LANDSCAPE STRIP (ABUTTING PROPERTIES TO THE WEST) 5 FEET

(WITHOUT CONDITIONAL USE PERMIT)

PARCEL 1 PARKING SUMMARY (DT-R)

RESIDENTIAL PARKING 271 SPACES

(2 GARAGE SPACES & 2 DRIVEWAY SPACES PER UNIT + 35 GUEST SPACES)

RESIDENTIAL PARKING REQUIRED 2 / HOME = 118 SPACES

CIVIC & AMENITY SPACE SUMMARY

TOTAL OPEN SPACE REQUIRED 20% OF SITE
**OPEN SPACE REQUIREMENTS ARE SATISFIED IN TOTAL BASED ON THE 

18.1%

RESIDENTIAL TOTAL HOMES 59 HOMES

GUEST PARKING REQUIRED 9 Sp. (.15*59)

GUEST PARKING PROVIDED 35 SPACES

PRESERVATION OF 40 CUMMING STREET HOUSE ON THE SITE PER SEC. 3.2.4-I

RESIDENTIAL PARKING PROVIDED 236 SPACES

OFFICE PARKING REQUIRED (3,777 SF) 3/1000 SF = 11 SPACES
OFFICE PARKING PROVIDED 3/1000 SF = 12 SPACES

AMENITY SPACE ON SITE (SEE OPEN SPACE EXHIBIT)

CIVIC SPACE ON SITE (SEE OPEN SPACE EXHIBIT) 9.2%

TOTAL OPEN SPACE PROVIDED 27.3%

FRONT, SIDE, REAR SETBACK 0 FEET
BUILDING SEPARATION 5 FEET
LOT AREA 2,500 SF. MIN
LOT WIDTH 25 FT. MIN

PARCEL 2 PARKING SUMMARY (DT-LW)

PARCEL 2 - 40 CUMMING STREET BUILDING (DT-LW)

BUILDING SQ FEET (PER FULTON COUNTY ACCESSOR) 3,777 SQ. FT.

LOT COVERAGE 70% MAX/ 60% PROVIDED

 PARCEL 2 LOT STANDARDS (DT-LW) 

LOT AREA 2,500 SF. MIN
LOT WIDTH 25 FT. MIN

LOT COVERAGE 70% MAX/ 38% PROVIDED

ONE OF THE TWELVE PROPOSED SPACES TO BE HANDICAP

ZONING NOTES

REQUEST TO GRADE IN THE 150' IMPERVIOUS BUFFER - ONLY GRADING
TO BE DONE AND NO IMPERVIOUS PROPOSED.

Site Plan 7.12.17
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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.

2.0 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)
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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).
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4.0 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.
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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:

· 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
(Intensity)

ITE
Code

Daily Traffic AM Peak Hour PM Peak Hour
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. Figure7 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.
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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.
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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
Manning Drive

EB 0.1 (A) 0.2 (A) 0.1 (A) 0.2 (A) 0.2 (A) 0.9 (A)

SB B (10.1) 12.2 (B) 10.7 (B) 14.5 (B) 14.5 (B) 15.6 (C)

Cumming Street at
Cricket Lane

WB 0 (A) 0.1 (A) 1.7 (A) 2.0 (A) 1.7 (A) 2.0 (A)

NB 11.5 (B) 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.
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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.
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Traffic Count Data



Project ID: 17-9082-001
Location: N Main Street _ SR 9 & Cumming St Day: AM 7:00 AM

City: Cumming Date: MD 12:00 AM
PM 4:00 PM

Start Time Left Thru Rgt Peds App. Total Left Thru Rgt Peds App. Total Left Thru Rgt Peds App. Total Left Thru Rgt Peds App. Total 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 % 0.0 82.9 17.1 0.0 8.6 91.4 0.0 0.1 0.0 0.0 0.0 0.0 63.0 0.0 37.0 0.3

Total % 0.0 37.2 7.7 0.0 44.8 4.0 42.2 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

Peak Start Times

Groups Printed - Cars, PU, Vans - Heavy Trucks
Cumming St Cumming StN Main Street _ SR 9 N Main Street _ SR 9

Northbound Southbound Eastbound Westbound

2/7/2017
Tuesday



Project ID: 17-9082-001
Location: N Main Street _ SR 9 & Cumming St Day:

City: Cumming Date:
AM

Start Time Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total Int. 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

Start Time Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total 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 0.0 91.4 8.6 100 6.2 93.8 0.0 100 0.0 0.0 0.0 0 57.4 0.0 42.6 100

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

Tuesday
2/7/2017

Northbound Southbound Eastbound Westbound

PEAK HOURS

N Main Street _ SR 9 N Main Street _ SR 9 Cumming St Cumming St

Northbound
N Main Street _ SR 9 N Main Street _ SR 9 Cumming St Cumming St

Southbound Eastbound Westbound



Project ID: 17-9082-002
Location: Manning Dr & Cumming St Day: AM 7:00 AM

City: Cumming Date: MD 12:00 AM
PM 4:00 PM

Start Time Left Thru Rgt Peds App. Total Left Thru Rgt Peds App. Total Left Thru Rgt Peds App. Total Left Thru Rgt Peds App. Total 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 0.0 64.3 35.7 1.3 98.7 0.0 0.0 0.0 98.9 1.1 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 51.5 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

Peak Start Times

Groups Printed - Cars, PU, Vans - Heavy Trucks
Cumming St Cumming StManning Dr Manning Dr

Northbound Southbound Eastbound Westbound

2/7/2017
Tuesday



Project ID: 17-9082-002
Location: Manning Dr & Cumming St Day:

City: Cumming Date:
AM

Start Time Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total Int. 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 0.0 77.8 100 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

Start Time Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total 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 2.1 97.9 0.0 100 0.0 98.8 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

Tuesday
2/7/2017

Northbound Southbound Eastbound Westbound

PEAK HOURS

Manning Dr Manning Dr Cumming St Cumming St

Northbound
Manning Dr Manning Dr Cumming St Cumming St

Southbound Eastbound Westbound



Project ID: 17-9082-003
Location: Cricket Ln & Cumming St Day: AM 7:00 AM

City: Cumming Date: MD 12:00 AM
PM 4:00 PM

Start Time Left Thru Rgt Peds App. Total Left Thru Rgt Peds App. Total Left Thru Rgt Peds App. Total Left Thru Rgt Peds App. Total 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 75.0 0.0 50.0 0.0 50.0 450.0 0.0 99.4 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 52.1 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

Peak Start Times

Groups Printed - Cars, PU, Vans - Heavy Trucks
Cumming St Cumming StCricket Ln Cricket Ln

Northbound Southbound Eastbound Westbound

2/7/2017
Tuesday



Project ID: 17-9082-003
Location: Cricket Ln & Cumming St Day:

City: Cumming Date:
AM

Start Time Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total Int. 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

Start Time Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total Left Thru Rgt App. Total 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 85.7 100 50.0 0.0 50.0 100 0.0 99.5 0.5 100 0.9 99.1 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 0.0 100.0 100.0 100.0 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

Tuesday
2/7/2017

Northbound Southbound Eastbound Westbound

PEAK HOURS

Cricket Ln Cricket Ln Cumming St Cumming St

Northbound
Cricket Ln Cricket Ln Cumming St Cumming St

Southbound Eastbound Westbound



Day: City: Cumming
Date: Project #: GA17_9083_001

NB SB EB WB
0 0 3,330 2,538

AM Period NB SB EB  WB NB SB EB  WB
0:00 3 3 6 45 37 82
0:15 3 4 7 51 40 91
0:30 5 6 11 72 38 110
0:45 2 13 2 15 4 28 117 285 42 157 159 442
1:00 1 1 2 60 55 115
1:15 4 1 5 34 34 68
1:30 1 2 3 36 35 71
1:45 1 7 0 4 1 11 41 171 30 154 71 325
2:00 1 1 2 45 50 95
2:15 1 0 1 41 31 72
2:30 0 0 0 50 59 109
2:45 1 3 0 1 1 4 29 165 34 174 63 339
3:00 0 1 1 43 35 78
3:15 0 0 0 31 41 72
3:30 1 0 1 36 42 78
3:45 2 3 0 1 2 4 43 153 46 164 89 317
4:00 1 4 5 41 68 109
4:15 0 1 1 32 69 101
4:30 2 2 4 46 86 132
4:45 4 7 3 10 7 17 37 156 54 277 91 433
5:00 10 1 11 50 94 144
5:15 4 6 10 46 69 115
5:30 6 4 10 49 79 128
5:45 10 30 13 24 23 54 42 187 75 317 117 504
6:00 14 11 25 48 63 111
6:15 22 9 31 47 55 102
6:30 37 20 57 47 54 101
6:45 58 131 20 60 78 191 39 181 55 227 94 408
7:00 52 47 99 39 31 70
7:15 72 55 127 32 28 60
7:30 74 45 119 31 28 59
7:45 90 288 40 187 130 475 20 122 18 105 38 227
8:00 106 21 127 22 29 51
8:15 110 34 144 26 29 55
8:30 134 28 162 25 16 41
8:45 208 558 47 130 255 688 29 102 16 90 45 192
9:00 155 46 201 20 12 32
9:15 99 32 131 15 17 32
9:30 73 30 103 23 18 41
9:45 42 369 22 130 64 499 14 72 8 55 22 127

10:00 37 15 52 13 10 23
10:15 36 25 61 12 7 19
10:30 32 24 56 1 6 7
10:45 34 139 31 95 65 234 5 31 5 28 10 59
11:00 23 30 53 1 4 5
11:15 36 20 56 2 1 3
11:30 40 26 66 6 5 11
11:45 45 144 44 120 89 264 4 13 3 13 7 26

TOTALS 1692 777 2469 1638 1761 3399

SPLIT % 68.5% 31.5% 42.1% 48.2% 51.8% 57.9%

NB SB EB WB
0 0 3,330 2,538

AM Peak Hour 8:15 7:00 8:15 12:15 17:00 17:00
AM Pk Volume 607 187 762 300 317 504

Pk Hr Factor 0.730 0.850 0.747 0.641 0.843 0.875
7 - 9 Volume 0 0 846 317 1163 0 0 343 594 937

7 - 9 Peak Hour 8:00 7:00 8:00 17:00 17:00 17:00
7 - 9 Pk Volume 0 0 558 187 688 0 0 187 317 504

Pk Hr Factor 0.000 0.000 0.671 0.850 0.675 0.000 0.000 0.935 0.843 0.875

4 - 6 Peak Hour
4 - 6 Pk
Volume

SPLIT %

TOTAL

Pk Hr Factor

PM Peak Hour
PM Pk Volume

Pk Hr Factor
4 - 6 Volume

20:45

TOTAL

23:45
TOTALS

Total
5,868

DAILY TOTALS

21:00
21:15

20:30

DAILY TOTALS

22:15
22:30
22:45
23:00
23:15
23:30

Cumming St Bet. N Main Street & Manning Dr

21:30
21:45
22:00

Total
5,868

19:30
19:45
20:00
20:15

18:00
18:15
18:30
18:45
19:00
19:15

16:45
17:00
17:15

Tuesday

17:30
17:45

15:15
15:30
15:45
16:00
16:15
16:30

14:00
14:15
14:30

2/7/2017

14:45
15:00

DAILY TOTALS

PM Period

VOLUME
Prepared by NDS/ATD

13:15
13:30
13:45

12:00
12:15
12:30
12:45
13:00
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APPENDIX C

Future Roadway / Intersection Projects



Service Type

Jurisdiction

Analysis

Network Year
TBD

N/A N/A

Length (mi.)Existing Planned

N/ASponsor

Status Year Fund Type Federal State Local Bonds Total
SCP AUTH 2017 Transportation Alternatives (Section 133(h)) - Urban (>200K) (ARC) $144,000 $0,000 $36,000 $0,000 $180,000

$144,000 $0,000 $36,000 $0,000 $180,000

FA-356

0015075

Completed

FAYETTE COUNTY MASTER PATH PLAN

Other / Planning

Fayette County

Fayette County

Exempt from Air Quality Analysis 
(40 CFR 93)

LCI

Flex

 

 

Service Type

Jurisdiction

Analysis

Network Year
2024

4 2.0

Length (mi.)Existing Planned

2Sponsor

Status Year Fund Type Federal State Local Bonds Total
PE AUTH 1993 STP - Statewide Flexible (GDOT) $816,000 $204,000 $500,000 $0,000 $1,520,000

PE AUTH 2007 STP - Urban (>200K) (ARC) $740,064 $185,016 $500,000 $0,000 $1,425,080

PE AUTH 2013 STP - Statewide Flexible (GDOT) $1,600,000 $400,000 $0,000 $0,000 $2,000,000

ROW AUTH 2016 State of Georgia $0,000 $23,330,000 $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

FN-067A

721780-

Programmed

SR 9 (NORTH MAIN STREET / CUMMING HIGHWAY) WIDENING

FROM ACADEMY STREET TO WINDWARD PARKWAY

Roadway / General Purpose Capacity

GDOT

Fulton County (North)

In the Region's Air Quality 
Conformity Analysis

LCI

Flex
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Service Type

Jurisdiction

Analysis

Network Year
TBD

4 1.7

Length (mi.)Existing Planned

4Sponsor

Status Year Fund Type Federal State Local Bonds Total
PE AUTH 2007 STP - Urban (>200K) (ARC) $740,064 $185,016 $500,000 $0,000 $1,425,080

PE AUTH 2013 STP - Statewide Flexible (GDOT) $1,600,000 $400,000 $0,000 $0,000 $2,000,000

ROW AUTH 2017 State of Georgia $0,000 $15,860,000 $0,000 $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-067B

721790

Programmed

SR 9 (ALPHARETTA HIGHWAY / MAIN STREET) OPERATIONAL 
IMPROVEMENTS

FROM UPPER HEMBREE ROAD TO ACADEMY STREET

Roadway / Operations & Safety

GDOT

Fulton County (North)

Exempt from Air Quality Analysis 
(40 CFR 93)

LCI

Flex

 

 

Service Type

Jurisdiction

Analysis

Network Year
TBD

N/A 1.3

Length (mi.)Existing Planned

N/ASponsor

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 $0,000 $10,000 $0,000 $50,000

ROW AUTH 2014 Local Jurisdiction/Municipality Funds $0,000 $0,000 $1,200,000 $0,000 $1,200,000

UTL   2017 Surface Transportation Block Grant (STBG) Program - Urban (>200K) 
(ARC)

$600,000 $0,000 $150,000 $0,000 $750,000

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

FN-192H

0000265

Programmed

HARDSCRABBLE ROAD COMPLETE STREET

FROM KING ROAD TO ETRIS ROAD

Last Mile Connectivity / Sidepaths and 
Trails

City of Roswell

Fulton County (North)

Exempt from Air Quality Analysis 
(40 CFR 93)

LCI

Flex
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Service Type

Jurisdiction

Analysis

Network Year
TBD

2 TBD

Length (mi.)Existing Planned

2Sponsor

Status Year Fund Type Federal State Local Bonds Total
PE AUTH 2007 High Priority Projects from TEA-21 $500,000 $125,000 $0,000 $0,000 $625,000

PE AUTH 2007 Federal Earmark Funding $689,193 $172,298 $0,000 $0,000 $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) 
(ARC)

$6,315,250 $789,407 $8,277,868 $0,000 $15,382,525

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-221

751420-

Programmed

JOHNSON FERRY ROAD AND MOUNT VERNON HIGHWAY ONE-
WAY PAIR IMPROVEMENT PROJECT

FROM US 19 (ROSWELL ROAD) TO HUNTING CREEK ROAD

Roadway / Operations & Safety

City of Sandy Springs

Fulton County (North)

Exempt from Air Quality Analysis 
(40 CFR 93)

LCI

Flex

 

 

Service Type

Jurisdiction

Analysis

Network Year
2030

4 3.0

Length (mi.)Existing Planned

2Sponsor

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

FN-222

0007838

Programmed

SR 9 (CUMMING HIGHWAY) WIDENING

FROM WINDWARD PARKWAY TO FORSYTH COUNTY LINE

Roadway / General Purpose Capacity

GDOT

Fulton County (North)

In the Region's Air Quality 
Conformity Analysis

LCI

Flex
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APPENDIX D

Proposed Site Plan
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APPENDIX E

Intersection Volume Worksheets



Land Use 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 590 54 11 43 59 38 21
k:\atl_tpto\017270004   manning square, alpharetta, january 2017\analysis\[2017-02-17_manningsquare_analysis.xls]trip generation

Trip Generation Analysis (9th Ed.)

Intensity

Manning Square

City/County, State
Proposed Plan (Proposed Zoning: DT-R)



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
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
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

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
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
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

1 1

Northbound Southbound Eastbound Westbound

Cumming Street
Westbound

SR 9
Northbound

SR 9

0.87

0 3 0 2

INTERSECTION VOLUME DEVELOPMENT

SR 9 at Cumming Street
AM PEAK HOUR

0.86 0.92

Southbound

0.00 0.55

Cumming Street
Eastbound

PM PEAK HOUR

2/22/2017 14:23

0.93 0.96 0.00

SR 9 SR 9 Cumming Street Cumming Street



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
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
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 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

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
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
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 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.xls]int #2

INTERSECTION VOLUME DEVELOPMENT

Cumming Street at Manning Square
AM PEAK HOUR

Manning Square Manning Square Cumming Street Cumming Street
Northbound Southbound Eastbound Westbound

9

0.00 0.56 0.83 0.71

PM PEAK HOUR

Manning Square Manning Square Cumming Street Cumming Street
Northbound Southbound Eastbound Westbound

1 1

0.00 0.63 0.91 0.80

2/22/2017 14:23



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
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
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

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
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
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

INTERSECTION VOLUME DEVELOPMENT

Cumming Street at Cricket Lane
AM PEAK HOUR

Cricket Lane Cricket Lane Cumming Street Cumming Street
Northbound Southbound Eastbound Westbound

0 8 0 2

0.25 0.00 0.82 0.71

PM PEAK HOUR

Cricket Lane Cricket Lane Cumming Street Cumming Street
Northbound Southbound Eastbound Westbound

0 1 0 0

0.58 0.25 0.90 0.83

2/22/2017 14:23
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APPENDIX F

Synchro  Analysis Reports



Manning Square TIA Existing 2017 AM Conditions
1: SR 9 & Cumming St 02/22/2017

02/22/2017 Synchro 9 Report
MVF Page 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
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) 5.4 5.7 5.7 5.7
Lane Util. Factor 1.00 0.95 1.00 0.95
Frpb, ped/bikes 0.99 1.00 0.98 1.00
Flpb, ped/bikes 1.00 1.00 1.00 1.00
Frt 0.96 1.00 0.85 1.00
Flt Protected 0.97 1.00 1.00 0.99
Satd. Flow (prot) 1714 3539 1550 3515
Flt Permitted 0.97 1.00 1.00 0.72
Satd. Flow (perm) 1714 3539 1550 2553
Peak-hour factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94
Adj. Flow (vph) 99 45 649 369 234 1452
RTOR Reduction (vph) 12 0 0 35 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) 17.6 131.3 131.3 131.3
Effective Green, g (s) 17.6 131.3 131.3 131.3
Actuated g/C Ratio 0.11 0.82 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 c0.08 0.18
v/s Ratio Perm 0.22 c0.66
v/c Ratio 0.70 0.22 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 3.5 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
c    Critical Lane Group



Manning Square TIA Existing 2017 AM Conditions
2: Cumming St & Manning Drive 02/22/2017

02/22/2017 Synchro 9 Report
MVF Page 1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
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 0.81 0.81 0.81 0.81 0.81 0.81
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
vC1, 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 3.5 3.3
p0 queue free % 100 100 99
cM capacity (veh/h) 1404 410 871

Direction, Lane # EB 1 WB 1 SB 1
Volume Total 513 173 11
Volume Left 4 0 2
Volume Right 0 0 9
cSH 1404 1700 723
Volume to Capacity 0.00 0.10 0.02
Queue Length 95th (ft) 0 0 1
Control Delay (s) 0.1 0.0 10.1
Lane LOS A B
Approach Delay (s) 0.1 0.0 10.1
Approach LOS B

Intersection Summary
Average Delay 0.2
Intersection Capacity Utilization 34.1% ICU Level of Service A
Analysis Period (min) 15



Manning Square TIA Existing 2017 AM Conditions
3: Cricket Lane & Cumming St 02/22/2017

02/22/2017 Synchro 9 Report
MVF Page 2

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
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 0.79 0.79 0.79 0.79 0.79 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
vC1, 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 3.5 3.3
p0 queue free % 100 100 100
cM capacity (veh/h) 1042 404 553

Direction, Lane # EB 1 WB 1 NB 1
Volume Total 525 178 1
Volume Left 0 0 0
Volume Right 1 0 1
cSH 1700 1042 553
Volume to Capacity 0.31 0.00 0.00
Queue Length 95th (ft) 0 0 0
Control Delay (s) 0.0 0.0 11.5
Lane LOS B
Approach Delay (s) 0.0 0.0 11.5
Approach LOS B

Intersection Summary
Average Delay 0.0
Intersection Capacity Utilization 31.9% ICU Level of Service A
Analysis Period (min) 15



Manning Square TIA Existing 2017 PM Conditions
1: SR 9 & Cumming St 02/22/2017

Manning Square TIA  02/20/2017 Existing 2017 PM Conditions Synchro 9 Report
MVF Page 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (vph) 186 138 1423 134 49 747
Future Volume (vph) 186 138 1423 134 49 747
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 5.4 5.7 5.7 5.7
Lane Util. Factor 1.00 0.95 1.00 0.95
Frpb, ped/bikes 0.99 1.00 0.98 1.00
Flpb, ped/bikes 1.00 1.00 1.00 1.00
Frt 0.94 1.00 0.85 1.00
Flt Protected 0.97 1.00 1.00 1.00
Satd. Flow (prot) 1695 3539 1550 3528
Flt Permitted 0.97 1.00 1.00 0.69
Satd. Flow (perm) 1695 3539 1550 2427
Peak-hour factor, PHF 0.98 0.98 0.98 0.98 0.98 0.98
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) 37.6 131.3 131.3 131.3
Effective Green, g (s) 37.6 131.3 131.3 131.3
Actuated g/C Ratio 0.21 0.73 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 c0.19 c0.41
v/s Ratio Perm 0.08 0.33
v/c Ratio 0.89 0.56 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 23.2 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
c    Critical Lane Group



Manning Square TIA Existing 2017 PM Conditions
2: Cumming St & Manning Drive 02/22/2017

Manning Square TIA  02/20/2017 Existing 2017 PM Conditions Synchro 9 Report
MVF Page 1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
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 0.83 0.83 0.83 0.83 0.83 0.83
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
vC1, 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 3.5 3.3
p0 queue free % 100 99 100
cM capacity (veh/h) 1171 451 663

Direction, Lane # EB 1 WB 1 SB 1
Volume Total 228 387 6
Volume Left 5 0 4
Volume Right 0 5 2
cSH 1171 1700 505
Volume to Capacity 0.00 0.23 0.01
Queue Length 95th (ft) 0 0 1
Control Delay (s) 0.2 0.0 12.2
Lane LOS A B
Approach Delay (s) 0.2 0.0 12.2
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 Existing 2017 PM Conditions
3: Cricket Lane & Cumming St 02/22/2017

Manning Square TIA  02/20/2017 Existing 2017 PM Conditions Synchro 9 Report
MVF Page 2

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
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 0.85 0.85 0.85 0.85 0.85 0.85
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
vC1, 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 3.5 3.3
p0 queue free % 100 100 99
cM capacity (veh/h) 1348 462 819

Direction, Lane # EB 1 WB 1 NB 1
Volume Total 221 377 8
Volume Left 0 4 1
Volume Right 1 0 7
cSH 1700 1348 747
Volume to Capacity 0.13 0.00 0.01
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 A
Analysis Period (min) 15



Manning Square TIA Projected 2020 No-Build AM Conditions
1: SR 9 & Cumming St 02/22/2017

Manning Square TIA  02/20/2017 Projected 2020 No-Build AM Conditions Synchro 9 Report
MVF Page 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
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) 5.4 5.7 5.7 5.7
Lane Util. Factor 1.00 0.95 1.00 0.95
Frpb, ped/bikes 0.99 1.00 0.98 1.00
Flpb, ped/bikes 1.00 1.00 1.00 1.00
Frt 0.94 1.00 0.85 1.00
Flt Protected 0.97 1.00 1.00 0.99
Satd. Flow (prot) 1689 3539 1550 3508
Flt Permitted 0.97 1.00 1.00 0.69
Satd. Flow (perm) 1689 3539 1550 2430
Peak-hour factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94
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) 21.3 127.6 127.6 127.6
Effective Green, g (s) 21.3 127.6 127.6 127.6
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 c0.10 0.19
v/s Ratio Perm 0.23 c0.74
v/c Ratio 0.75 0.23 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
c    Critical Lane Group



Manning Square TIA Projected 2020 No-Build AM Conditions
2: Cumming St & Manning Drive 02/22/2017

Manning Square TIA  02/20/2017 Projected 2020 No-Build AM Conditions Synchro 9 Report
MVF Page 1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
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 0.81 0.81 0.81 0.81 0.81 0.81
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
vC1, 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 3.5 3.3
p0 queue free % 100 99 99
cM capacity (veh/h) 1341 327 812

Direction, Lane # EB 1 WB 1 SB 1
Volume Total 625 227 11
Volume Left 4 0 2
Volume Right 0 0 9
cSH 1341 1700 640
Volume to Capacity 0.00 0.13 0.02
Queue Length 95th (ft) 0 0 1
Control Delay (s) 0.1 0.0 10.7
Lane LOS A B
Approach Delay (s) 0.1 0.0 10.7
Approach LOS B

Intersection Summary
Average Delay 0.2
Intersection Capacity Utilization 38.9% ICU Level of Service A
Analysis Period (min) 15
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Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
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 0.79 0.79 0.79 0.79 0.79 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
vC1, 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 3.5 3.3
p0 queue free % 96 86 89
cM capacity (veh/h) 943 316 502

Direction, Lane # EB 1 WB 1 NB 1
Volume Total 641 224 100
Volume Left 0 34 44
Volume Right 85 0 56
cSH 1700 943 399
Volume to Capacity 0.38 0.04 0.25
Queue Length 95th (ft) 0 3 24
Control Delay (s) 0.0 1.7 17.0
Lane LOS A C
Approach Delay (s) 0.0 1.7 17.0
Approach LOS C

Intersection Summary
Average Delay 2.2
Intersection Capacity Utilization 42.2% ICU Level of Service A
Analysis Period (min) 15
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Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
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) 5.4 5.7 5.7 5.7
Lane Util. Factor 1.00 0.95 1.00 0.95
Frpb, ped/bikes 0.99 1.00 0.98 1.00
Flpb, ped/bikes 1.00 1.00 1.00 1.00
Frt 0.92 1.00 0.85 1.00
Flt Protected 0.98 1.00 1.00 0.99
Satd. Flow (prot) 1670 3539 1549 3520
Flt Permitted 0.98 1.00 1.00 0.54
Satd. Flow (perm) 1670 3539 1549 1926
Peak-hour factor, PHF 0.98 0.98 0.98 0.98 0.98 0.98
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) 44.6 124.3 124.3 124.3
Effective Green, g (s) 44.6 124.3 124.3 124.3
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 c0.45
v/c Ratio 1.05 0.59 0.12 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
c    Critical Lane Group



Manning Square TIA Projected 2020 No-Build PM Conditions
2: Cumming St & Manning Drive 02/22/2017

Manning Square TIA  02/20/2017 Projected 2020 No-Build PM Conditions Synchro 9 Report
MVF Page 1

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
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 0.83 0.83 0.83 0.83 0.83 0.83
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
vC1, 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 3.5 3.3
p0 queue free % 100 99 100
cM capacity (veh/h) 1028 338 544

Direction, Lane # EB 1 WB 1 SB 1
Volume Total 289 540 6
Volume Left 5 0 4
Volume Right 0 5 2
cSH 1028 1700 386
Volume to Capacity 0.00 0.32 0.02
Queue Length 95th (ft) 0 0 1
Control Delay (s) 0.2 0.0 14.5
Lane LOS A B
Approach Delay (s) 0.2 0.0 14.5
Approach LOS B

Intersection Summary
Average Delay 0.2
Intersection Capacity Utilization 33.6% ICU Level of Service A
Analysis Period (min) 15
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Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
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 0.85 0.85 0.85 0.85 0.85 0.85
Hourly flow rate (vph) 233 48 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
vC1, 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 3.5 3.3
p0 queue free % 93 60 92
cM capacity (veh/h) 1282 318 782

Direction, Lane # EB 1 WB 1 NB 1
Volume Total 281 483 187
Volume Left 0 88 128
Volume Right 48 0 59
cSH 1700 1282 391
Volume to Capacity 0.17 0.07 0.48
Queue Length 95th (ft) 0 6 63
Control Delay (s) 0.0 2.0 22.4
Lane LOS A C
Approach Delay (s) 0.0 2.0 22.4
Approach LOS C

Intersection Summary
Average Delay 5.4
Intersection Capacity Utilization 53.8% ICU Level of Service A
Analysis Period (min) 15
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Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
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) 5.4 5.7 5.7 5.7
Lane Util. Factor 1.00 0.95 1.00 0.95
Frpb, ped/bikes 0.99 1.00 0.98 1.00
Flpb, ped/bikes 1.00 1.00 1.00 1.00
Frt 0.94 1.00 0.85 1.00
Flt Protected 0.97 1.00 1.00 0.99
Satd. Flow (prot) 1691 3539 1550 3508
Flt Permitted 0.97 1.00 1.00 0.68
Satd. Flow (perm) 1691 3539 1550 2424
Peak-hour factor, PHF 0.94 0.94 0.94 0.94 0.94 0.94
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) 23.1 125.8 125.8 125.8
Effective Green, g (s) 23.1 125.8 125.8 125.8
Actuated g/C Ratio 0.14 0.79 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 c0.74
v/c Ratio 0.77 0.24 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 13.5 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 23.9
Approach LOS E A C

Intersection Summary
HCM 2000 Control Delay 21.2 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
c    Critical Lane Group
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Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
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 0.81 0.81 0.81 0.81 0.81 0.81
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
vC1, 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 3.5 3.3
p0 queue free % 99 89 96
cM capacity (veh/h) 1331 320 808

Direction, Lane # EB 1 WB 1 SB 1
Volume Total 630 236 65
Volume Left 9 0 35
Volume Right 0 9 30
cSH 1331 1700 443
Volume to Capacity 0.01 0.14 0.15
Queue Length 95th (ft) 1 0 13
Control Delay (s) 0.2 0.0 14.5
Lane LOS A B
Approach Delay (s) 0.2 0.0 14.5
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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Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
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 0.79 0.79 0.79 0.79 0.79 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
vC1, 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 3.5 3.3
p0 queue free % 96 85 88
cM capacity (veh/h) 918 300 482

Direction, Lane # EB 1 WB 1 NB 1
Volume Total 673 231 102
Volume Left 0 34 46
Volume Right 87 0 56
cSH 1700 918 378
Volume to Capacity 0.40 0.04 0.27
Queue Length 95th (ft) 0 3 27
Control Delay (s) 0.0 1.7 18.0
Lane LOS A C
Approach Delay (s) 0.0 1.7 18.0
Approach LOS C

Intersection Summary
Average Delay 2.2
Intersection Capacity Utilization 42.5% ICU Level of Service A
Analysis Period (min) 15
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Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
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) 5.4 5.7 5.7 5.7
Lane Util. Factor 1.00 0.95 1.00 0.95
Frpb, ped/bikes 0.99 1.00 0.98 1.00
Flpb, ped/bikes 1.00 1.00 1.00 1.00
Frt 0.92 1.00 0.85 1.00
Flt Protected 0.98 1.00 1.00 0.99
Satd. Flow (prot) 1670 3539 1549 3519
Flt Permitted 0.98 1.00 1.00 0.53
Satd. Flow (perm) 1670 3539 1549 1893
Peak-hour factor, PHF 0.98 0.98 0.98 0.98 0.98 0.98
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) 44.6 124.3 124.3 124.3
Effective Green, g (s) 44.6 124.3 124.3 124.3
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 c0.46
v/c Ratio 1.07 0.59 0.13 0.67
Uniform Delay, d1 67.7 14.5 9.5 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 34.4 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
c    Critical Lane Group
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Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
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 0.83 0.83 0.83 0.83 0.83 0.83
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
vC1, 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 3.5 3.3
p0 queue free % 98 94 98
cM capacity (veh/h) 1004 310 534

Direction, Lane # EB 1 WB 1 SB 1
Volume Total 307 568 31
Volume Left 23 0 19
Volume Right 0 33 12
cSH 1004 1700 370
Volume to Capacity 0.02 0.33 0.08
Queue Length 95th (ft) 2 0 7
Control Delay (s) 0.9 0.0 15.6
Lane LOS A C
Approach Delay (s) 0.9 0.0 15.6
Approach LOS C

Intersection Summary
Average Delay 0.8
Intersection Capacity Utilization 38.1% ICU Level of Service A
Analysis Period (min) 15
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Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
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 0.85 0.85 0.85 0.85 0.85 0.85
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
vC1, 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 3.5 3.3
p0 queue free % 93 56 92
cM capacity (veh/h) 1265 301 767

Direction, Lane # EB 1 WB 1 NB 1
Volume Total 296 508 190
Volume Left 0 88 131
Volume Right 49 0 59
cSH 1700 1265 371
Volume to Capacity 0.17 0.07 0.51
Queue Length 95th (ft) 0 6 70
Control Delay (s) 0.0 2.0 24.5
Lane LOS A C
Approach Delay (s) 0.0 2.0 24.5
Approach LOS C

Intersection Summary
Average Delay 5.7
Intersection Capacity Utilization 55.7% ICU Level of Service B
Analysis Period (min) 15
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Supply & Demand Analysis: Alpharetta Current & Future Supply

1

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.
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Supply & Demand Analysis: Current Supply

2

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. 

Source: Metrostudy; 1Q2017
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Supply & Demand Analysis: Future Projects

3

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. 

Source: Metrostudy; 1Q2017
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Background and Objectives 
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Background, Objective and Key Assumptions 
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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.  

 

Contact Information This analysis was prepared by John Burns Real Estate Consulting, 

LLC. David Kalosis, Principal, served as Project Manager. Follow-up 

questions should be directed to us at: 

 

   12600 Deerfield Parkway, Suite 200 

 Alpharetta, GA 30004 

   (770) 286-3493 

   dkalosis@realestateconsulting.com 

Market Expert: 

David Kalosis 

Consulting 

dkalosis@realestateconsulting.com 
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Executive Summary 
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Executive Summary – Cumming Street Community 
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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.  
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Summary of Cumming Street Product and Pricing Recommendations 

Townhomes Single-Family Detached

Unit Count 40 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 Total Net Home Price 

(base+premiums+options–incentives)
$428,900 $584,900

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

2017-2020
2.8% 2.8%

Cumming Street - JBREC Recommendations
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Executive Summary – Cumming Street Community 
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• 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 SurbanTM (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 SurbanTM 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.  
www.realestateconsulting.com 
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Executive Summary - Cumming Street Community 
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• 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. 

• 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. 

• 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. 

 

• Traffic along Hwy-9/North Main Street may be a 

deterrent for some shoppers. 

• No gated access. 

• No community amenities. 

 

Strengths W 

T O 

www.realestateconsulting.com 

S Weaknesses 

Opportunities Threats 
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Location Analysis 
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Atlanta, GA MSA Overview 

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. 

 

Source: ESRI, CoreLogic, Moody’s, US Census, AtlantaRegional.com, Greater North Fulton Chamber of Commerce 

Rolling 12mos ending March 2017 

Atlanta MSA

Population 5,870,000

Population Growth 1.9%

Employment Growth 3.6%

Unemployment Rate 4.9%

New Home Sales Volume 19,428

New Home Sales Growth 16.5%

New Home Sales $ $295,200

Existing Home Sales Volume 104,946

Existing Home Sales Growth 10.0%

Existing Home Sales $ $189,100

Total Permits 35,565

Total Permit Growth 7.7%
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Location Analysis – Cumming Street Site 
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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 
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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 

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. 

One block to 

Cumming Street Site 
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Location Analysis – Downtown Alpharetta & Avalon 

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 

Source: Alpharetta Convention & Visitors Bureau 

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. 
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Location Analysis – Accessibility 

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 

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 

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.  
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Location Analysis – Accessibility 
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Drive Time Map- 15, 30, 45 Minutes 

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.  
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Location Analysis – Shopping & Entertainment 
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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 

21 
Source:  SchoolDigger.com 

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. 

Rank Absolute Score Percentile

Manning Oaks Elementary 307 out of 1,233 70.95 Top 25%

Hopewell Middle School 15 out of 538 96.57 Top 5%

Alpharetta High School 31 out of 420 82.05 Top 10%

Schooldigger.com

School/Level
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Location Analysis – Alpharetta Technology Hub 
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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. 

Corporate and Regional Headquarters 

Information Services 

Telecommunications 

Health IT 
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Location Analysis – At the Heart of a Major Employment Hub 
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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 ¼ 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. 
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Location Analysis – Competitive Local Housing Market 
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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 ¾ 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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Competitive New Townhome Analysis 



www.realestateconsulting.com 

Townhome Series: JBREC Pricing & Absorption Recommendation 
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JBREC Recommendations JBREC RECOMMENDED

Total / All Net Base Net Base Average Total 80% 31%

Sq. Tax HOA Base Incentives Price (All Price/ Average Lot & End Total Price/ 4.25% Income

MIX Ft. Rate Price O/U+CC+$ Incentives) Sq. Ft. Options Premiums Price Sq. Ft. Net Pmt. to Qualify*

Cumming Street THs JBREC Recommend 1 2,400 1.50% $250 $389,900 ($6,000) $383,900 $160 25,000$  $10,000 $418,900 $175 $2,422 $94,000

1 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

2,500 $399,900 ($6,000) $393,900 $158 $25,000 $10,000 $428,900 $172 $2,474 $96,000

CUMMING STREET THS

Totals/Averages:

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.  
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Townhome Series: Appreciation & Build Out Assumptions 

27 

3.8% 

2.5% 
2.1% 

0.9% 

Dec 2017 Dec 2018 Dec 2019 Dec 2020

Atlanta MSA Annual New Home Price Appreciation 

Source: John Burns Real Estate Consulting, LLC 

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

0% 0% 0% 0%

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 

Community Source 2017 2018 2019 2020

Cumming Street THs JBREC Recommend 0 20 20 0

Price Appreciation

Absorption Appreciation

40

Annual Sales Per Year

Units

Potential Buildout

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. 
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Townhome Series: Comparable Communities 
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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 THs, as well as Providence Group’s East of Main THs and Sharp’s Woodlands 

Preserve TH communities. 
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Townhome Series: Net Base Price Positioning 
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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. 
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Unit Size (Square Feet)

Avalon THs-Monte Hewett (1.5/mo)

Sonoma THs-Taylor Morrison (1.7/mo)

Encore Walk THs-Traton (0.6/mo)

Overture 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)

Woodlands Preserve THs-Sharp Residential (2/mo.)

Windsong THs-Talon Homes (0.7/mo.)

Cumming Street THs-JBREC Recommend (2/mo)

Source: JBREC
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Townhome Series: Total Price Positioning 
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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.  
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Avalon THs-Monte Hewett (1.5/mo)

Sonoma THs-Taylor Morrison (1.7/mo)

Encore Walk THs-Traton (0.6/mo)

Overture 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)

Woodlands Preserve THs-Sharp Residential (2/mo.)

Windsong THs-Talon Homes (0.7/mo.)

Cumming Street THs-JBREC Recommend (2/mo)

Source: JBREC
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Townhome Series: Comparables Summary 
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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).  

Sources: Community sales offices, John Burns Real Estate Consulting, LLC 

www.realestateconsulting.com 

COMPETITORS BUILDER STATUS 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 1.5 1.7 $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 

Overture at Encore THs John Wieland Active $540K - $560K 1.5 1.5 $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 Preserve 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 1.8 2.0 $500,319 ($8,778) $28,519 $4,444 $524,504 2,781 $198

MEDIAN 1.5 1.6 $465,900 ($10,000) $30,000 $3,000 $482,900 2,562 $177

SUBJECT RECOMMENDATIONS BUILDER STATUS 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 

AVERAGE SUMMARY OF COMPETITORSABSORPTIONBASE PRICE 

RANGE

BASE PRICE 

RANGE

ABSORPTION AVERAGE SUMMARY OF COMPETITORS
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MIX

Net Base Net Base Total 80% 31%

Sq. Tax HOA Base Price (All Price/ Average
Average

Lot/View
Total Price/ 4.25% Income

Project Name Builder Ft. Bed Bath Level Pkg Rate Price Incentives Incentives) Sq. Ft. Options Premiums Price Sq. Ft. Net Pmt. to Qualify*

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 2,536 3 3.5 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 Overall Sales Rate: 1.7

3 Mo Sales Rate: 2.0

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 2.5 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: 77 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 Overall Sales Rate: 1.5

3 Mo Sales Rate: 1.7

2,804 $753,233 ($10,000) $743,233 $264 $41,667 $4,000 $788,900 $281 $4,366 $169,000

Encore Walk THs Traton 1 2,136 3 2.5 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

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 2,333 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 2,333 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

2,400 $533,233 ($10,000) $523,233 $218 $20,000 $2,000 $545,233 $227 $3,027 $117,667

Plan Configuration

TAX & HOAPRODUCT

Totals/Averages:

ENCORE WALK THS

SONOMA THS

Totals/Averages:

AVALON THS

Totals/Averages:

EAST OF MAIN THS

Totals/Averages:



www.realestateconsulting.com 

Townhome Series: Competitive Details Cont. 

33 
www.realestateconsulting.com 

MIX

Net Base Net Base Total 80% 31%

Sq. Tax HOA Base Price (All Price/ Average
Average

Lot/View
Total Price/ 4.25% Income

Project Name Builder Ft. Bed Bath Level Pkg Rate Price Incentives Incentives) Sq. Ft. Options Premiums Price Sq. Ft. Net Pmt. to Qualify*

Overture at Encore THs John Wieland 1 3,800 4 3.5 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 Overall Sales Rate: 1.5

3 Mo Sales Rate: 1.5

3,850 $549,900 ($10,000) $539,900 $140 $20,000 $3,000 $562,900 $146 $3,219 $125,000

The Georgian THs KM Homes 1 2,391 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 2,536 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 Overall Sales Rate: 2.5

3 Mo Sales Rate: --

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 2,025 3 3.5 3.0 2 1.50% $200 $365,900 ($10,000) $355,900 $176 $20,000 $2,000 $377,900 $187 $2,160 $84,000

  Alpharetta 1 2,450 3 2.5 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 2.5 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 3.5 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 1 2,394 2 2.5 3.0 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 3,000 3 3.5 3.0 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

2,767 1.50% $200 $465,900 ($10,000) $455,900 $165 $25,000 $2,000 $482,900 $175 $2,704 $105,000

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 Overall Sales Rate: 2.0

3 Mon. Sales Rate: 2.0

2,562 1.50% $180 $389,900 ($15,000) $374,900 $146 $40,000 $3,000 $417,900 $163 $2,347 $91,000

Windsong THs Talon Homes 1 3,492 4 3.5 3.0 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 Overall Sales Rate: 0.7

3 Mon. Sales Rate: 0.7

3,492 1.50% $180 $750,000 ($10,000) $740,000 $212 $30,000 $2,000 $772,000 $221 $4,183 $162,000Totals/Averages:

WOODLANDS PRESERVE THS

Totals/Averages:

WINDSONG THS

Plan Configuration

TAX & HOAPRODUCT

OVERTURE AT ENCORE THS

Totals/Averages:

HARLOW THS

Totals/Averages:

THE GEORGIAN THS

Totals/Averages:
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Townhome Series: Resale Townhome Sales 

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.  

www.realestateconsulting.com 
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Competitive Analysis – Alpharetta Future Townhome Communities 

35 

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. 

Source: Metrostudy 
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Competitive Analysis – Alpharetta New & Resale Townhome Sales 

36 

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.  
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Competitive New Single-Family Detached Analysis 



www.realestateconsulting.com 

Single-Family Series: JBREC Pricing & Absorption Recommendation 

38 

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. 

MIX

Net Base Net Base Total Total Net 80% 31%

Unit Size Tax HOA Base Price (All Price/ Average Average Net Price/ 4.25% Income

(Sq. Ft.) Rate Price Incentives Incentives) Sq. Ft. Options Premiums Price Sq. Ft. Ttl Net Pmt. to Qualify*

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: 0 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

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

TAX & HOAPRODUCT

CUMMING STREET SFD -JBREC Recommend
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Single-Family Series: Appreciation & Build Out Assumptions 

39 

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 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 $619,000 over life of project. 

 

3.8% 

2.5% 
2.1% 

0.9% 

Dec 2017 Dec 2018 Dec 2019 Dec 2020

Atlanta MSA Annual New Home Price Appreciation 

Source: John Burns Real Estate Consulting, LLC 

3.8% 2.5% 2.1% 0.9%

Community Source Units JBREC ASP Dec-17 Dec-18 Dec-19 Dec-20

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

0% 0% 0% 0%

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

Cumming Street SFD JBREC Recommend 30 2.0 2.0 2.0 2.0 2.0 

Community Source 2017 2018 2019 2020

Cumming Street SFD JBREC Recommend 0 20 10 030

Price Appreciation

Absorption Appreciation

Potential Buildout

Units
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Single-Family Series: Comparable Communities 

40 

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 

41 

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). 
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Cumming Street SFD-JBREC Recommend (2/mo.)

East of Main Vintage-Providence Group (2.5/mo.)

East of Main Courtyard-Providence Group (3.5/mo.)

Hearthstone-Sharp Residential (2.7/mo.)

Enclave at Wills Park-Taylor Morrison (1.7/mo.)

Eastgate 50s-Ashton Woods (2.3/mo.)

Eastgate 75s-Ashton Woods (2/mo.)

Voysey-Hedgewood Homes (2/mo.)

Parc at Cogburn-Providence Group (2/mo.)

Source: JBREC, community sales offices; absorption = Last 3 Months Sales Pace
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Single-Family Series: Total Price Positioning 
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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.  
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East of Main Courtyard-Providence Group (3.5/mo.)

Hearthstone-Sharp Residential (2.7/mo.)

Enclave at Wills Park-Taylor Morrison (1.7/mo.)

Eastgate 50s-Ashton Woods (2.3/mo.)

Eastgate 75s-Ashton Woods (2/mo.)

Voysey-Hedgewood Homes (2/mo.)

Parc at Cogburn-Providence Group (2/mo.)

Source: JBREC, community sales offices; absorption = Last 3 Month Sales Pace
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Single-Family Series: Comparables Summary 

43 

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. 

Sources: Community sales offices, John Burns Real Estate Consulting, LLC 

COMPETITORS BUILDER STATUS OVERALL3 MOS RATEBASE 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 2.2 2.3 $623,752 ($11,875) $51,875 $5,000 $673,127 3,098 $220

MEDIAN 2.3 2.0 $617,989 ($10,000) $42,500 $5,000 $672,942 3,072 $207

SUBJECT RECOMMENDATIONSSOURCE STATUS PROJ 3 MOS RATEBASE 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 

BASE PRICE 

RANGE

ABSORPTION AVERAGE SUMMARY OF COMPETITORS

BASE PRICE 

RANGE

ABSORPTION AVERAGE SUMMARY OF COMPETITORS
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Single-Family Series: Competitive Details 
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New Home Comps MIX

Survey Date: 4/24/2017 Net Base Net Base Average Total Total Net 80% 31%

Sq. Tax HOA Base Price (All Price/ Average Basement Average Total Price/ 4.25% Income

Project Name Builder Ft. Bed Bath Level Pkg Rate Price Incentives Incentives) Sq. Ft. Options Option Premiums Net Sq. Ft. Ttl Net Pmt. to Qualify*

East of Main Vintage Providence Group 1 2,424 3 2.5 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 2,617 4 3.5 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 2,992 4 3.5 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 Overall Sales Rate: 2.8

3 Mon. Sales Rate: 2.5

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 Providence Group 1 2,930 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 2,965 5 4.5 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 3.5 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 Overall Sales Rate: 3.9

3 Mon. Sales Rate: 3.5

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 3,235 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 3,620 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 3,707 4 4.5 2 3 1.50% $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 1.50% $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 Overall Sales Rate: 2.7 1 4,365 5 5.5 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

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 Taylor Morrison 1 2,619 3 3.5 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 2,726 4 3.5 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 2,879 4 3.5 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 2,916 4 3.5 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 Overall Sales Rate: 0.8

3 Mon. Sales Rate: 1.7

2,803 1.50% $175 $548,733 ($20,000) $528,733 $189 $40,000 $0 $2,000 $570,733 $204 $3,135 $121,333Totals/Averages:

ENCLAVE AT WILLS PARK

Plan Configuration

TAX & HOAPRODUCT

EAST OF MAIN VINTAGE

Totals/Averages:

EAST OF MAIN COURTYARD

Totals/Averages:

Totals/Averages:

HEARTHSTONE



www.realestateconsulting.com 

Single-Family Series: Competitive Details Cont. 
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New Home Comps MIX

Survey Date: 4/24/2017 Net Base Net Base Average Total Total Net 80% 31%

Sq. Tax HOA Base Price (All Price/ Average Basement Average Total Price/ 4.25% Income

Project Name Builder Ft. Bed Bath Level Pkg Rate Price Incentives Incentives) Sq. Ft. Options Option Premiums Net Sq. Ft. Ttl Net Pmt. to Qualify*

Eastgate 50s Ashton Woods 1 3,022 4 2.5 2 2 1.50% $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 1.50% $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 1.50% $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 1.50% $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 Overall Sales Rate: 2.3

3 Mon. Sales Rate: --

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 3,254 4 3.5 2 2 1.50% $125 $625,900 ($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 1.50% $125 $645,900 ($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 1.50% $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 1.50% $125 $635,900 ($5,000) $630,900 $176 $45,000 $30,000 $6,000 $711,900 $199 $3,817 $148,000

% Remaining 2% Units Remaining: 1 1 3,916 4 3.5 2 2 1.50% $125 $645,900 ($5,000) $640,900 $164 $45,000 $30,000 $6,000 $721,900 $184 $3,868 $150,000

Sales Open Date: Sep-15 Overall Sales Rate: 2.3

3 Mon. Sales Rate: 2.0

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: 1.5

3 Mon. Sales Rate: 2.0

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 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 5.5 2 2 1.50% $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 Overall Sales Rate: 1.4

3 Mon. Sales Rate: 2.0

3,609 1.50% $250 $601,245 ($10,000) $591,245 $164 $45,000 $0 $4,000 $640,245 $177 $3,570 $138,250Totals/Averages:

VOYSEY

Totals/Averages:

PARC AT COGBURN

EASTGATE 75S

Totals/Averages:

EASTGATE 50S

Totals/Averages:

Plan Configuration

TAX & HOAPRODUCT
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Single-Family Series: Resale Sales 

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 Communities 

47 

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. 

Source: Metrostudy 
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Competitive Analysis – Alpharetta New & Resale Single-Family Sales 
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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.  
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Housing Market Trends 

Atlanta, GA MSA 
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Atlanta, GA MSA  – Current Market Trends & Fundamentals 

50 

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. 
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Housing Market Trends – Key Housing Trends & Projections 

51 

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. 
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Economic and Housing Market Trends – Building Permits 

52 

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. 

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% 7% 103% 115% 82% 2% 7% 27% -1% -7% -14% -8% -5%

Total Permits 6,567 7,608 8,668 14,395 24,337 26,683 30,342 36,193 35,565 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 

53 

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).  



www.realestateconsulting.com 

Economic and Housing Market Trends – New Home Sales and Pricing 
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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. 

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

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

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%

n/a n/a n/a n/a
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Economic and Housing Market Trends – New Home Payment Change 
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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. 
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Economic and Housing Market Trends – Existing Home Sales and Pricing 

56 

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.  

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

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%

n/a n/an/a n/a
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Economic and Housing Market Trends – Existing Home Payment Change 

57 

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.  
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Economic and Housing Market Trends – Inventory 
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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.  
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Economic and Housing Market Trends – Burns Home Value Index (BHVI) 
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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.  
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Economic and Housing Market Trends – New Home Sales by County 

60 

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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Economic and Housing Market Trends – Existing Home Sales by County 

61 

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.  
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Demographic and Economic Trends  
Atlanta, GA MSA 
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Atlanta, GA MSA –  Current Population Heat Map of Atlanta 

63 

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. 
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Atlanta, GA MSA –  Current 55+ Population Heat Map of Atlanta 

64 

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.  
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Economic and Housing Market Trends – Population Growth 
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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.  

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

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 
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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. 

 

 Financial Activities (FA)

 Information (Info)

 Professional & Business Services (PBS)

 Construction (Cons)

 Education & Health Services (EHS)

 Government (Gov)

 Leisure & Hospitality (LH)

 Manufacturing (Mfg)

 Other Services (OS)

 Trade, Transp. and Utilities (TTU)

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

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 85,700 95,400 70,800 54,200 41,300 10,900

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%

Unemployment Rate 9.9% 10.3% 9.9% 8.8% 7.8% 6.7% 5.6% 5.0% 4.9%
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Local Demographic Trends 
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Demographic Trends – Analysis Areas 

69 

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 I-285) and the Atlanta, GA MSA. 
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Demographic Trends – Population Concentration 

70 
Source: ESRI, US Census 

Population and household growth rates projections are comparable across all compared areas and consistent with average annual  

growth since the 2010 Census.  

2016-2021 Population 

Annual Growth Rate by 

Zip Code (ESRI) 
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Demographic and Income Profile

S ummary Census 2010 2016 2021 Census 2010 2016 2021 Census 2010 2016 2021

P opulation 57,500 62,424 67,200 324,418 352,530 378,995 5,286,728 5,665,958 6,063,308

Households 21,710 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 S ize 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 81,816 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 51,741 55,177 658,819 783,097 836,356

M edian Age 36.6 37.1 38.4 36.9 38.1 39.2 34.9 35.8 36.4

T rends: 2016 -  2021 Annual Rate Area S tate National Area S tate National Area S tate National

P opulation 1.49% 1.02% 0.84% 1.46% 1.02% 0.84% 1.36% 1.02% 0.84%

Households 1.31% 0.96% 0.79% 1.30% 0.96% 0.79% 1.28% 0.96% 0.79%

Families 1.27% 0.87% 0.72% 1.24% 0.87% 0.72% 1.19% 0.87% 0.72%

Owner HHs 1.36% 0.93% 0.73% 1.30% 0.93% 0.73% 1.25% 0.93% 0.73%

M edian Household Income 1.81% 2.34% 1.89% 2.31% 2.34% 1.89% 2.66% 2.34% 1.86%

P opulation 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%

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% 51,314 13.5% 655,952 11.6% 722,579 11.9%

65 -  74 3,420 5.5% 4,918 7.3% 24,240 6.9% 32,162 8.5% 402,246 7.1% 497,614 8.2%

75 -  84 1,349 2.2% 1,811 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 1.3% 5,009 1.3% 59,745 1.1% 68,294 1.1%

2016 2021 2016 2021 2016

Alpharetta North Fulton County Atlanta MSA

2021

Demographic Trends – Population Profile 

71 

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. 

Source: ESRI 



www.realestateconsulting.com 

Demographic Trends – Median Age 
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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. 

Source: ESRI 

2016 Median Age by 

Census Tract (ESRI) 
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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. 

Source: ESRI 

2016 Average Income by 

Census Tract (ESRI) 



www.realestateconsulting.com 

Households by Income Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent

<$15,000 1,293 5.6% 1,205 4.9% 7,984 5.9% 7,638 5.3% 224,188 10.9% 232,880 10.6%

$15,000 -  $24,999 1,087 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 1,198 5.2% 1,111 4.5% 8,429 6.3% 8,208 5.7% 196,789 9.5% 212,871 9.7%

$35,000 -  $49,999 1,766 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% 3,271 13.2% 16,650 12.4% 18,262 12.7% 271,422 13.1% 315,899 14.3%

$100,000 -  $149,999 4,857 21.0% 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 11.2% 3,176 12.9% 14,473 10.8% 17,593 12.3% 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%

M edian 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

P er Capita Income $46,581 $49,758 $47,594 $50,923 $30,041 $32,755

Race and E thnicity Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent

W hite Alone 41,069 65.8% 42,132 62.7% 234,207 66.4% 241,834 63.8% 2,997,959 52.9% 3,071,957 50.7%

Black Alone 6,731 10.8% 6,836 10.2% 44,603 12.7% 46,016 12.1% 1,896,454 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%

P acif ic Islander Alone 37 0.1% 45 0.1% 172 0.0% 203 0.1% 3,147 0.1% 3,632 0.1%

S ome 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%

T wo or M ore Races 1,839 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 11.3%

Alpharetta North Fulton County Atlanta MSA

Alpharetta North Fulton County

2016 2021 2016 2021 2016

2016 2021 2016 2021 2016

2021

2021

Atlanta MSA

Demographic and Income Profile

Demographic Trends – Income & Ethnicity Profile 
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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. 

 

Source: ESRI 
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Demographic Trends – Tapestry 

75 

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.  

Source: ESRI 

Affluent Estates: Established wealth - educated, 

well-traveled married couples

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 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

Highest 

Income

Lowest 

Income

Middle

Income

Scholars and Patriots: College campuses and 

military neighborhoods

Rank       Cluster Lifestyle Group Urbanization Group Household Type Diversity Index Own vs. Rent Preferred Housing Age HH Size HH Income Net Worth Home Value HH %

1 Professional Pride (1B) Affluent Estates Suburban Periphery Married Couples 42.1 92% Single Family 42.7 3.3 $187,253 $1,024,948 $831,736 36.2%

2 Enterprising Professionals (2D) Upscale Avenues Suburban Periphery Married Couples 71.8 52% Multi-Units; Single Family 36.7 2.6 $115,410 $169,995 $630,127 31.3%

3 Boomburbs (1C) Affluent Estates Suburban Periphery Married Couples 61.6 84% Single Family 35.4 3.4 $158,112 $581,391 $643,568 9.6%

4 Bright Young Professionals (8C) Middle Ground Urban Periphery Married Couples 66 44% Single Family; Multi-Units 34.1 2.5 $75,450 $66,620 $363,885 7.0%

5 Soccer Moms (4A) Family Landscapes Suburban Periphery Married Couples 48.9 85% Single Family 38.6 3.1 $125,365 $500,796 $480,304 4.1%

6 Metro Renters (3B) Uptown Individuals Principal Urban Center Singles 60.1 21% Multi-Unit Rentals 33.7 1.7 $82,086 $28,907 $655,032 3.6%

7 Top Tier (1A) Affluent Estates Suburban Periphery Married Couples 35.5 90% Single Family 48.8 3.0 $235,005 $1,092,334 $1,424,111 3.6%

8 Metro Fusion (11C) Midtown Singles Urban Periphery Singles 84.2 25% Multi-Unit Rentals; Single Family 30.4 2.8 $47,030 $22,781 $277,114 2.4%

9 Comfortable Empty Nesters (5A) GenXurban Suburban Periphery Married Couples 31.2 87% Single Family 49.6 2.6 $97,666 $517,834 $390,964 1.1%

10 Savvy Suburbanites (1D) Affluent Estates Suburban Periphery Married Couples 34 91% Single Family 46.7 3.0 $157,247 $987,235 $662,345 1.0%

ALPHARETTA, GA Local Adj.
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Demographic Trends – Tapestry: Enterprising Professionals (31.3% HH)  
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Market Risk Information 
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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.  

Atlanta, GA MSA  – Burns Annual Housing Cycle Risk Index 
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Atlanta, GA MSA  - Burns Affordability Index 

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. 
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Atlanta, GA MSA  - Burns Intrinsic Home Value Index 

The Burns Intrinsic Home Value IndexTM 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. 
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www.realestateconsulting.com 

Limiting Conditions 

83 

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.  



www.realestateconsulting.com 

Data Sources 

84 

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) – CoreLogic, 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, CoreLogic 

• 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) 

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

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. 

CONSUMER AND PRODUCT STRATEGY 

• DesignLens 

• Consumer Insights 

• Custom Design Strategy 

• Custom Consumer Research 

RESEARCH 

• Exclusive Access to our Research 

& Consulting 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 
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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 I 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 I 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
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CITY COUNCIL MEETING 

STAFF REPORT 

SUBMITTING DEPARTMENT: COMMUNITY DEVELOPMENT  
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I.  AGENDA ITEM TITLE: MP-15-01/CLUP-15-01/Z-15-01/V-15-01 KB400 MASTER PLAN/1699 LAND COMPANY LLC 

CITY COUNCIL:   JULY 24, 2017 

This item was heard at the April 12, 2017 Planning Commission meeting. Several citizens spoke in opposition to 
the request stating concerns over traffic, residential high density, safety issues at the proposed driveways and the 
need for a connection to Rock Mill Road. After discussion, the Planning Commission recommended to deny this 
item. Vote (6-1) 
 
The applicant requested a deferral of the item to the July 24th City Council meeting. 
 
UPDATE:  The City and the applicant are in discussions with Fulton County Schools to purchase an unused portion 
of the New Prospect Elementary School property for the purpose of constructing a roadway connection from the 
applicant’s property to Rock Mill Road. The applicant submitted a new site plan depicting vehicular access 
through the School site to Rock Mill Road. The new site plan reflects an increase of one (1) lot, for a total of 62 
single-family detached lots at a density of 4.98 dwelling units per acre. The project access previously depicted 
on Kimball Bridge Road has been removed and replaced with a pedestrian only access to the sidewalk along 
Kimball Bridge Road. In addition, Fulton County Schools has requested pedestrian access be provided from the 
proposed development to New Prospect Elementary School. Therefore, if approved, staff recommends a condition 
for an enhanced sidewalk along Kimball Bridge Road from the applicant’s property to New Prospect Elementary 
School. 
 

II. RECOMMENDATION: 

Deny MP-15-01/CLUP-15-01/Z-15-01/V-15-01 KB400 Master Plan/1699 Land Company LLC request for master 
plan amendment, comprehensive land use plan amendment, rezoning and variance. 
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If approval is considered, staff recommends the following conditions: 
 

1. The property to be rezoned shall have an “R-8A/D” zoning classification with a detached minimum lot size 
of 4,500 square feet and a minimum lot width of 40’ with an overall average minimum lot size of 45’. 

2. The Land Use classification shall be “High Density Residential”. 
3. Property shall be developed substantially as depicted on the zoning plan prepared by Travis Pruitt & 

Associates, dated 3/6/2017, except for modifications required to comply with these conditions. Current 
flood plain information shall be required for Land Disturbance Permit and may impact lot yield. 

4. ‘Dwelling, ‘For-Sale’ Detached’ shall be listed as a permitted use in the KB400 Master Plan Pod A, with a 
maximum density of 5.01 dwelling units per acre. 

5. All ‘For-Sale’ Detached units shall be side or rear-loaded. 
6. The minimum building setbacks shall be: 

 North Point Parkway and Kimball Bridge Road – 30’ 
 Side & Rear (Boundary) – 15’ 
 Front (Internal) – 10’ 
 Side (Internal) – 0’ (10’ between buildings) 
 Rear (Internal) – 10’ 

7. Driveways shall provide a minimum 18’ between garage and back of sidewalk. 
8. Residential structures shall be similar to photographic examples presented by the applicant, except as required 

to comply with these conditions with final approval by Staff. Residential structures shall have a minimum 50% 
brick or stone and same level of architectural detail and materials on all four sides with final approval by 
Staff. Additional architectural elements, such as decorative windows, mullions, recessed windows, shutters 
with shutter dogs, off sets, entry features, porches, and dormers shall be required as approved by Staff. 

9. A minimum 12,600 square foot civic space at the corner of North Point Parkway and Kimball Bridge Road 
shall be developed per the zoning plan prepared by Travis Pruitt & Associates, dated 3/6/2017 and 
including landscaping, focal feature with sculpture and/or water feature, benches or seat wall and brick 
paver hardscape as approved by Staff. 

10. Privacy fences and unfinished wood decks shall not be visible from North Point Parkway and Kimball Bridge 
Road. 

11. A minimum 15’ undisturbed or replanted buffer shall be provided along the southern property line. The 
applicant shall save specimen trees and significant tree groupings within the buffer, as approved by Staff. 
Building setbacks may be included within the buffer. 

12. A minimum 2.09 acres of open space shall be developed substantially similar to the zoning plan prepared 
by Travis Pruitt & Associates, dated 3/6/2017. Open space shall be both amenity and civic spaces and 
may include a dog walk, trail system, recreation field, and/or passive green space. Developer shall construct 
a private amenity trail through the stream buffer as depicted on Exhibit A – Private Amenity Trail. 

13. Development shall be gated and internal streets shall be private. Pedestrian access shall be unrestricted. 
14. All homes shall have connectivity to the sidewalk system. 
15. Minimum 5’ sidewalks shall be required on both sides of internal streets. Internal streetscape shall include a 

minimum 4’ planting area with street trees, sidewalk, pedestrian lighting, on-street parking and bulb-outs as 
approved by Staff. 

16. Heavily planted minimum 20’ landscape strip shall be required along North Point Parkway and Kimball 
Bridge Road and shall include decorative walls and/or berms similar to Glen Abbey, as approved by Staff.  
Project entry signage shall be brick or stone and decorative landscaping shall be required at project entrances 
similar to Glen Abbey as approved by Staff. 

17. Pedestrian amenities including pathways, lighting, and benches should be included throughout the 
development and amenity areas. 

18. Coordinate with Fulton County Schools to provide a pedestrian/bike connection to New Prospect Elementary 
School. 
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19. Intersection at North Point Parkway and Kimball Bridge Road and project access design shall be based on 
traffic impact analysis approved by Staff. Intersection at Kimball Bridge Road shall consider proposed City 
improvements. 

20. Frontage improvements along Kimball Bridge Road, including sidewalks, shall incorporate elements of the 
proposed City project. Impact fee credits shall be available for work beyond the site boundaries. 

21. Developer shall improve North Point Parkway and Kimball Bridge Road frontage with 6’ planting strips and 
8’ sidewalks. Landscaping shall be planted in the 6’ planting strip, as approved by Staff. 

22. Developer shall dedicate a 20’ permanent public access easement within the stream buffer for future 
improvement of a trail by the City, as approved by Staff. 

23. Replant the stream buffer where sparse to buffer standards with native trees, shrubs and groundcover. 
Plantings shall be 80% evergreen and 20% deciduous. Recompense tree planting may be used to count 
towards the stream buffer replanting. 

24. The following specimen trees shall be saved: 30” Elm (#202), 26” Red Maple (#635), 40” Elm (#637) and 
36” Red Maple (#769). 

25. Site plan modifications may be required in order to incorporate Trees of Quality and Tree Groupings. 
Modifications to the site plan may include reconfiguration, construction of walls, limited grading or use of 
innovative techniques to conserve trees and adequate soil area as approved by Staff. 

26. 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 Staff. 

27. If a building permit is not issued by April 24, 2018, KB400 Master Plan Pod A shall revert to original 
approval. 

III. REPORT IN BRIEF: 

The applicant, 1699 Land Company LLC, is requesting an amendment to KB400 Master Plan Pod A to add 
‘Dwelling, ‘For-Sale’ Detached’ to the list of permitted uses in order to allow for the construction of 61 ‘For-Sale’ 
single-family detached lots on 12.46 acres in a gated community. The applicant also requests a rezoning of the 
property from O-I (Office-Institutional) to R-8A/D (Dwelling, ‘For-Sale’, Attached/Detached Residential), as well 
as a change to the Comprehensive Land Use Plan designation from ‘Corporate Office’ to ‘High Density 
Residential’. Variances are requested to reduce the minimum lot width and front, side and rear setbacks in the R-
8A/D zoning district. 

 
 

DISCUSSION 
 
The submitted request, if approved, will allow 61 ‘For-Sale’ single-family detached lots on 12.46 acres, 
with a density of 4.9 dwelling units per acre. The property is subject to the KB400 Master Plan Pod A and 
the west side of the property is located within the North Point Activity Center LCI. The undeveloped property 
is heavily wooded with a stream on the southwest side of the property and is located at the southwest 
corner of North Point Parkway and Kimball Bridge Road. 
 
The property and surrounding properties are zoned O-I, with the exception of the SU (Special Use) property 
to the south. The applicant proposes to rezone the property to R-8A/D. Surrounding properties include 
Verizon to the north, Royal 400 South office park to the east, North Point Park office condominiums to the 
west, Wells Fargo Bank to the southwest and New Prospect Elementary School to the south. The 
comprehensive land use plan designation of the property is Corporate Office, which allows office and 
accessory office uses. Surrounding properties are also designated Corporate Office, except for New 
Prospect Elementary School which is designated Public, Institutional, Education. The applicant requests a 
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comprehensive land use plan amendment to High Density Residential. The interchange at Haynes Bridge 
Road and Georgia 400 is within a ½-mile of the property. 
 
The applicant is requesting a variance to reduce the minimum lot width in the R-8A/D district from 50’ to 
40’. A variance is also requested to reduce the front setback along North Point Parkway and Kimball Bridge 
Road from 65’ to 20’ and from 35’ to 10’ on internal local roads. Side setbacks are proposed to be 
reduced from 5’ to 0’ and rear setbacks from 20’ to 10’. 
 
The nearest similar ‘For-Sale’ residential development is located to the south in Kimball Farms and The 
Palisades at Milton Park, as well as to the north in the Braeden subdivision. Kimball Farms is developed as 
single-family detached lots with an average lot size of approximately 14,000 square feet and a density of 
1.59 dwelling units per acre. The Palisades is developed as single-family detached lots with a minimum lot 
size of 4,500 square feet and a density of 3.39 dwelling units per acre. Pulte/John Weiland is developing 
the Braeden subdivision on the northeast side of Kimball Bridge Road at Northwinds Parkway. The Braeden 
subdivision was approved for 130 townhomes and single-family detached lots at a maximum density of 
4.9 dwelling units per acre. 
 
The 27-acre KB400 Master Plan was approved in 1999 and allows office use with accessory retail. A 
master plan amendment (MP-06-10) was approved for Pod A in 2007 to allow for a maximum of 144,000 
square feet of office with accessory retail use. However, a building permit was not issued by 4/23/2008 
and Pod A reverted to the original master plan and conditions. Pod B is developed as a Wells Fargo Bank 
and Pod C is developed as the North Point Park office condominiums. 
 
The City’s vacant office available (for lease) rate has been steadily declining since 2013. At the end of the 
2nd quarter of 2016, the City’s vacant office available rate was 9.30%, which is one of the lowest office 
vacancy rates in the Atlanta metro area. According to the development community, spec office is typically 
developed when office vacant available rates drop below 10.00%. Hines and Cousins Properties, Inc. are 
currently developing a spec office building at Avalon. As shown in the table below, over 700,000 square 
feet of office is currently under construction within the City. 
 
Office Development – Under Construction 
Project Name Location Building Area (SF) Status 

Avalon Bldg. 8000 Avalon Boulevard 268,405 SF Under Construction 

Avalon Outparcel Office 2700 Old Milton Pkwy 40,000 SF Under Construction 

The Gates at North Point 2 Webb Bridge Rd 40,000 SF Under Construction 

North Point Park Phase 3 5755 North Point Pkwy 48,240 SF Under Construction 

East Village Old Milton Pkwy & Westside Pkwy 18,000 SF Under Construction 

Teasley Place 50 Canton Street 7,596 SF Under Construction 

Liberty Hall 33 South Main St 12,000 SF Under Construction 

Providence Group Office 2425 Old Milton Pkwy 30,000 SF Under Construction 

Old Milton Office 2845 Old Milton Pkwy 4,500 SF Under Construction 

The Edison Edison Drive 218,000 SF Under Construction 

City Center City Center 40,000 SF Under Construction 

TOTAL  726,741 SF  
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SITE PLAN 
 
The submitted site plan depicts 61 single-family detached lots, with lots adjacent to North Point Parkway 
and Kimball Bridge Road oriented to those roads. Single-family detached lots are proposed to have 
minimum lot widths of 40’ and minimum lot sizes of 4,500 square feet. Homes are depicted as rear entry, 
except that Lots 4-21 will be front entry. The development will be a gated community with private streets. 
The applicant proposes the following building setbacks: 
 

 North Point Parkway and Kimball Bridge Road – 20’ 
 Side & Rear (Boundary) – 10’ 
 Front (Internal) – 10’ 
 Side (Internal) – 0’ (10’ between buildings) 
 Rear (Internal) – 10’ 

 
Access to the site is depicted from driveways on North Point Parkway and Kimball Bridge Road. An eight-
foot (8’) sidewalk is depicted along North Point Parkway; however, sidewalks are not shown along the 
internal roadways and alleys. The sidewalk along Kimball Bridge Road shall be expanded to comply with 
the City’s project design for the Kimball Bridge Road improvements. 
 
The Unified Development Code (UDC) requires a 50’ undisturbed buffer on non-residential properties 
adjacent to residential. Since the school property is already developed and the applicant is requesting a 
change in use from non-residential to residential, a buffer is recommended on the applicant’s property. The 
site plan depicts a 10’ building setback along the south property line, with no landscape buffer or 
landscape strip. Staff recommends a minimum 15’ undisturbed or replanted buffer to provide a transition 
between the school and the subdivision. 
 
2.09 acres, or 16%, of the property is depicted as open space. A 12,600 square foot civic space with 
hardscape and benches is provided at the corner of North Point Parkway and Kimball Bridge Road. Two 
(2) small open space areas are depicted internal to the site between lots 47 and 48 and in front of Lots 53-
57. A 1.11-acre open space is depicted on the west side of the property along the stream. The KB400 
Master Plan requires a trail be developed through the property as part of the City’s Greenway system. The 
applicant’s site plan depicts a sidewalk and benches along the stream and provides connectivity to the 
proposed subdivision, North Point Parkway and New Prospect Elementary School. 
 
According to the applicant, homes will be approximately 2,400 square feet with prices starting in the 
$500,000’s. Photographic examples were provided depicting the proposed single-family detached 
product. The photographs depict brick front elevations with brick detailing and side elevations consisting 
of siding. Staff recommends conditions requiring 4-sided brick and architectural details on all homes. 
 
TRAFFIC 
 
City staff calculated trip generation figures for the existing entitlement and the proposed project. As shown 
in the table below, the proposed use would reduce the PM Peak Hour traffic in the area by approximately 
249 trips as compared to the property being developed under office use. 
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  ADT SAT AM Peak Hour PM Peak Hour Sat. Peak Hour 

CURRENT ZONING     In Out Total In Out Total In Out Total 

710: GENERAL OFFICE            
211,515 SF Gross Floor Area 2,375 471 301 41 342 54 262 316 37 31 68 

Total Trips (Current Zoning) 2,390 485 304 48 352 55 262 317 43 37 80 

             
PROPOSED ZONING                       

210: Single Family Detached Housing           
61 Number of Units 660 661 13 39 52 44 25 69 35 30 65 

Total Trips (Proposed Zoning) 660 661 13 39 52 44 25 69 35 30 65 

NET TRIPS INCREASE (DECREASE) (1,730) 176  (291) (9) (300) (11) (238) (249) (8) (7) (15) 

* Trip Generation, 7th Edition (ITE)           
 
The applicant’s request was originally submitted in 2015 depicting site access from both North Point 
Parkway and Kimball Bridge Road. Due to concerns raised by residents in the area over traffic and access, 
the applicant entered into discussions with Fulton County Schools to purchase land or an easement through 
the New Prospect Elementary School property in order to gain access to Rock Mill Road. The applicant’s 
traffic engineer determined that an access road from the site to Rock Mill Road was feasible. However, an 
access agreement was never reached and the applicant decided to move forward without the Rock Mill 
Road access. 
 
With no access to Rock Mill Road, staff recommends that the development continue to provide access from 
both North Point Parkway and Kimball Bridge Road. By doing so, traffic from the development is distributed 
between the two (2) drives, reducing the impact on the surrounding roadway system. Restricting the site 
access to just the North Point Parkway driveway would require trips between the development and New 
Prospect Elementary School, Ocee Park and other points east to travel through the North Point 
Parkway/Kimball Bridge Road intersection multiple times, potentially creating a more significant impact. 
 
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 – 61 Single-Family Detached Residential Units 

School Single Family Average # 

New Prospect Elementary School 7 to 28 students 

Webb Bridge Middle School 2 to 10 students 

Alpharetta High School 5 to 20 students 

TOTAL 14 to 58 students 

 
Based on the total figure for all three school levels, it can be assumed that the proposed development could 
house approximately 14 – 58 school age children. Numbers provided by Fulton County Schools show that 
New Prospect Elementary School and Alpharetta High School have capacity; however, Webb Bridge 
Middle School is currently over capacity. 
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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: KB400 Master Plan Pod A was designated for office use, which is consistent with the 
development pattern along North Point Parkway. The intersection of Kimball Bridge Road and North Point 
Parkway is not an appropriate location for a residential development as reflected on the City’s 
Comprehensive Land Use Plan. 
 
b. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 
property. 
 
Response: KB400 Master Plan Pod A was designated for office use, which is consistent with the 
development pattern along North Point Parkway. The intersection of Kimball Bridge Road and North Point 
Parkway is not an appropriate location for a residential development as reflected on the City’s 
Comprehensive Land Use Plan. 
  
c. Whether the zoning proposal will adversely affect the natural environment. 
 
Response: The proposed development will have impacts on the natural environment. The applicant’s 
site plan respects the stream buffers on the southwest side of the property; however, very few trees are 
being saved. However, office or residential uses on the site would be required to incorporate trees. 
 
d. Whether there are substantial reasons why the property cannot or should not be used as currently 
zoned. 
 
Response: There are not substantial reasons why the property cannot be used for office use. The subject 
property is located ½-mile away from the interchange at Haynes Bridge Road and Georgia 400. Alpharetta 
has one of the lowest office vacancy rates in the Atlanta metro area and over 725,000 square feet of office 
is currently under construction in the City. Therefore, it can be justified that the subject property remains a 
viable office parcel. 
 
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. 
 
Response: The proposed change in use from office to residential would generate a greater demand 
public facilities and services, such as parks and recreational programs, fire and police, and schools. 
However, the proposed residential use would produce fewer vehicular trips than an office use, reducing 
traffic impacts. 
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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 master plan amendment is not supported by new or changing conditions. 
Comprehensive Plan Land Use Strategy 6.2 states, “Designate major entranceways to the city, (the 
interchanges along GA-400) for office use in order to preserve the corporate campus business 
environment.” The subject property is located ½-mile away from the interchange at Haynes Bridge Road 
and Georgia 400. Alpharetta has one of the lowest office vacancy rates in the Atlanta metro area and 
over 725,000 square feet of office is currently under construction in the City. Therefore, it can be justified 
that the subject property remains a viable office parcel. 
 
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 request to change the use of the property from office to residential does not reflect a 
reasonable balance as the property is located within a ½-mile of the interchange at Haynes Bridge Road 
and Georgia 400 and remains a viable office parcel. In addition, the Kimball Bridge Activity Center is 
envisioned to continue to evolve as a job center and hub for major businesses. 
 
h. Whether there are substantial reasons why the property cannot be used in accordance with existing 
zoning. 
 
Response: The property can be used for office use as envisioned in the KB400 Master Plan. . The 
subject property is located ½-mile away from the interchange at Haynes Bridge Road and Georgia 400. 
Alpharetta has one of the lowest office vacancy rates in the Atlanta metro area and over 725,000 square 
feet of office is currently under construction in the City. Therefore, it can be justified that the subject property 
remains a viable office parcel. 
 
i. The extent to which the zoning proposal is consistent with the Comprehensive Plan. 
 
Response: The zoning proposal does not meet the Comprehensive Land Use Plan designation of the 
property, which is Corporate Office. The applicant proposes an amendment to the Comprehensive Land 
Use Plan designation of the property to High Density Residential. 
 
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. 
 
Response: The subject property is located within a ½-mile of the interchange at Haynes Bridge Road 
and Georgia 400 and is more suited for office development. If approved for a change in use, conditions 
are recommended requiring screening, protection of the tree canopy, open space, connectivity, and 
architectural standards. 
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B. The extent to which the proposed designation is in compliance with the goals and policies of the Plan. 
 
Response: The applicant’s proposal does not comply with the goals and policies of the City’s 
Comprehensive Plan. The Kimball Bridge Activity Center is envisioned to continue to evolve as a job center 
and hub for major businesses. 
 
C. The extent to which the proposed designation would require changes in the provision of public facilities 
and services.  
 
Response: The proposed change in use from office to residential would generate a greater demand 
public facilities and services, such as parks and recreational programs, fire and police, and schools. 
However, the proposed residential use would produce fewer vehicular trips than an office use. 
 
D. The extent to which the proposed designation would impact the public health, safety, and welfare.  
 
Response: If approved for a change in use, conditions are recommended requiring screening, 
protection of the tree canopy, open space, connectivity, and architectural standards. 
 
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. 
 
VARIANCE REVIEW CRITERIA 
 
The City of Alpharetta Unified Development Code Article IV, Section 4.5.3 outlines the criteria set forth for 
granting a variance.  The ordinance specifically states..."a variance may be granted in whole or in part, 
or with conditions, in such individual case of unnecessary hardship upon a finding that”: 
 
(1) There are extraordinary and exceptional conditions pertaining to the particular piece of property 
in question because of its size, shape or topography; or 
 
Response: There are no extraordinary or exceptional conditions pertaining to the subject property that 
justify the need for the applicant’s requested variance. If approval is considered, staff recommends a heavily 
planted landscape strip along North Point Parkway and Kimball Bridge Road similar to Glen Abbey. 
  
(2)      The application of the Ordinance to this particular piece of property would create an unnecessary 
hardship; or 
 
Response: The application of the UDC to the subject property would not create an unnecessary 
hardship. If approval is considered, staff recommends a heavily planted landscape strip along North Point 
Parkway and Kimball Bridge Road similar to Glen Abbey. 
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(3) There are conditions that are peculiar to the property which adversely affect its reasonable use or 
usability as currently zoned; or 
 
Response: There are no peculiarities pertaining to the subject property that justify the applicant’s 
requested variance. If approval is considered, staff recommends a heavily planted landscape strip along 
North Point Parkway and Kimball Bridge Road similar to Glen Abbey. 
 
(4) Relief, if granted, would not cause substantial detriment to the public good or impair the purpose 
and intent of the City of Alpharetta ordinances. 
 
Response: There are no peculiarities pertaining to the subject property that justify the applicant’s 
requested variance. If approval is considered, staff recommends a heavily planted landscape strip along 
North Point Parkway and Kimball Bridge Road similar to Glen Abbey. 
 
CONCURRENCES 
 
Staff has reviewed the applicant’s proposal and finds that it cannot support the request for master plan 
amendment, comprehensive land use plan amendment, rezoning and variance. The property remains a 
viable office parcel at the intersection of Kimball Bridge Road and North Point Parkway. The proposed 
change in use from office to residential would have a greater impact on parks and schools than the 
permitted office use; however, traffic impacts would be less. 
 
The subject property is located within a ½-mile of the interchange at Georgia 400 and Haynes Bridge 
Road. Alpharetta has one of the lowest office vacancy rates in the Atlanta metro area and over 725,000 
square feet of office is currently under construction in the City. As parcels zoned for office uses are 
developed or rezoned for other uses, the result will be less opportunity for growth once the office market 
picks up. Therefore, it can be justified that the subject property remains a viable office parcel. 
 
Pulte/John Weiland is currently developing the Braeden subdivision, which is zoned R-8A/D, on the 
northeast side of Kimball Bridge Road at Northwinds Parkway. Braeden subdivision was approved for 130 
townhomes and single-family detached units at a maximum density of 4.9 dwelling units per acre. If 
approval is considered, staff recommends that the residential density be similar to the Braeden subdivision. 
In addition, architectural and site standards are recommended as conditions to ensure a quality product, 
promote connectivity and protect natural features. 
 
As identified in the Comprehensive Plan, the subject property is located in the Kimball Bridge Activity Center 
character area. The vision for the Kimball Bridge Activity Center is to continue to evolve as a job center 
and hub for major businesses. Residential options in this Activity Center are appropriate near the 
Downtown. The Comprehensive Plan describes the Kimball Bridge Activity Center in the following way: 
 

“PRESERVE and ENHANCE corporate campuses, businesses, parks and shopping areas as well as 
connectivity to neighborhoods, corridors and other communities with vehicular, pedestrian, bicycle and public 
transportation improvements. CREATE development and redevelopment that incorporates a variety of 
businesses, employment opportunities, retail and commercial services as well as residential options, 
particularly near Downtown.” 
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“Future development should emphasize connectivity and accommodate the unique needs of corporate 
campuses and business parks, as well as commercial and residential areas. Focus should be on expanding 
the street network, enhancing public transportation service, creating a pedestrian-friendly environment by 
adding sidewalks, and supporting bicycle use with infrastructure that makes biking safe and convenient. This 
complete transportation system should link adjacent residential, office and commercial areas to major 
destinations within the activity center or serve as a safe and convenient connection to other destinations in 
the community.” 

 
CITIZEN PARTICIPATION PLAN 
 
The report submitted by the applicant states that letters were mailed to each property owner within 500’ of 
the subject property stating the applicant’s intent. The report states that no comments were received in 
response to the mailed letters. The applicant met with Kimball Farms HOA and concerns were raised 
regarding traffic and access from Kimball Bridge Road. 
 
The City has received correspondence from many area residents and business owners objecting to the 
proposed development due to concerns over high density and traffic. The President of the Kimball Farms 
HOA cited the following concerns: 
 

1. Entrance onto Kimball Bridge will be one way. That means folks may decide to use Rock Mill by the pre-
school and New Prospect for a turnaround. More traffic by the children is never good and then there is the 
extra traffic at the light from turning around. 

2. I believe that turning left onto Northpoint Parkway from that proposed driveway will be hazardous, enough 
so, that someone could get seriously hurt. The builder said it would be hard to make a left during rush hour. 
I told him I believe it would be worse to try and make it on what I feel is a blind curve when cars are traveling 
at 40-50 miles per hour during non-rush hour times. 

 

IV. ATTACHMENTS: 

 Site Plan 

 Photographic Examples 
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RESALE GROWTH

• In both the Palisades 

and Kimball Farms, 

price per square foot 

($/SF) has grown for 

the last three years.



Zoning Changes

� As the picture to the left 
displays, the proposed zoning 
will take daily traffic counts 
down to one-third of that of 
the existing zoning.
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ASSIGNMENT 
Analyze structural and physiological condition of hardwoods 24” DBH and greater, and pines 30” DBH 
and greater.  Document problems that affect tree health and long-term viability.  Document developing 
issues that affect the status of these trees as Specimen class trees. 

BACKGROUND 
Site visit and inspection occurred February 4, 2015 

A property survey, including property boundaries, major features, and located trees, was provided to me 
in preparation of the assignment.  Because the condition of trees may affect the design of the site, it is 
critical during the planning phase to have an understanding of the condition of each tree. 

DISCLOSURE 
Arborists cannot detect every condition that could possibly lead to the structural failure of a tree. Trees 
are living organisms that fail in ways we do not fully understand. Conditions are often hidden within trees 
and below ground. Arborists cannot guarantee that a tree will be healthy or safe under all circumstances, 
or for a specified period of time. Likewise, remedial treatments and mitigation cannot be guaranteed. 
Clients may choose to accept or disregard the recommendations of the arborists, or to seek additional 
advice. 
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METHODOLOGY 

INVENTORY 
The entire site was traversed to locate each inventoried tree. 

An inspection of each subject tree was conducted, using visual techniques and basic instruments standard 
for arboricultural inspection.  The buttress roots, trunk, limbs, branches, twigs, leaves, and surrounding 
environment of each tree were reviewed. 

Please refer to the Appendix for the results of the inventory.  The table below defines the data gathered for 
each field of information: 

ID Prior to my site visit, each tree had been assigned a unique serial number (by 
others) with a corresponding stamped aluminum tag affixed to the trunk of the 
tree.  The numbering is not sequential.
Four additional specimen-size trees are identified by numbers assigned for this 
report, #201-204.  These had not been marked in the field prior to my visit.

Species North American common name is used for the tree

Size Diameter at breast height (approximately 4.5’) or diameter at narrowest point 
below stem splits was measured using a Lufkin Forestry diameter tape.  General 
methodology follows that of the City of Alpharetta recommendations.

Condition An overall condition was assigned based on tree vigor and structural conditions at 
the time of inspection.
• Good - tree health is vigorous and structure is not problematic.  Minor issues 

can be easily mitigated.
• Fair – tree health may not be optimal and some stress may be present.  Some 

structural problems might be present.  Minor issues require attention.
• Poor – tree vigor is not optimal, tree is stressed or possibly in a slow gradual 

decline.  Tree structure is likely below average.  Severe structural problem 
may exist.  Tree may have less than 10 years of useful life.

• Dead – Tree is dead.
• Declining – Death is imminent, or useful life expectancy will end, within 15 

years.

Status Opinion as to whether the tree meets Specimen Tree criteria

Pathology Diagnosis of any significant active pathologies

Form General shape or structural classification of the tree and canopy

Comments Narrative description of pertinent observations

Recommendation Recommendations if needed or required
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DISCUSSION 
The condition of the trees on this parcel are average for a typical urban woodland.  

The following criteria are used by the City of Alpharetta administrator to identify specimen trees. Both 
the size and condition criteria must be met for a tree to qualify. 

Size Criteria     
• Overstory Trees: 24-inches diameter or larger, pines 30-inches or larger 
• Understory Trees: 8-inches diameter or larger 

Condition Criteria     
• Life expectancy of greater than fifteen (15) years 
• Relatively sound and solid trunk with no extensive decay 
• No more than one major and several minor dead limbs (hardwoods only). 
• No major insect or pathological problem. 

RECOMMENDATIONS 
The information on forthcoming land surveys for submittal should be updated to reflect the tree sizes and 
species verifications made in the field.  Eleven (11) of the trees identified in the field clearly appear to 
meet specimen criteria (both on-site and boundary trees): 

#201, 202, 203, 204, 635, 637, 639, 769, 770, 771 & 773 
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CERTIFICATION 
I certify that all of the statements made in this report are true, complete and correct to the best of my 
knowledge and belief, and are made in good faith. 

!  

Jesse Milton 
Consulting Arborist 
Board Certified Master Arborist, ISA # SO-1170B 

February 5, 2015 
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ID: 201

Species: Tulip poplar

Size: 25

Status: Specimen

Comment: no significant problems

Condition: Fair

Pathology: Form: Single

Recommend:

ID: 202

Species: Elm, slippery

Size: 30

Status: Specimen

Comment: no significant problems

Condition: Fair

Pathology: Form: Single

Recommend:

ID: 203

Species: Tulip poplar

Size: 26

Status: Specimen

Comment: no significant problems

Condition: Fair

Pathology: Form: Asymmetric

Recommend:

Kimball Bridge at NorthpointJobsite1932Project



ID: 204

Species: Tulip poplar

Size: 26

Status: Specimen

Comment: no significant problems

Condition: Fair

Pathology: Form: Asymmetric

Recommend:

ID: 634

Species: Maple, red

Size: 30

Status: Not Specimen

Comment: structural defect between codominant stems.

Condition: Defect

Pathology: Form: Bifurcated

Recommend:

ID: 635

Species: Maple, red

Size: 26

Status: Specimen

Comment: some bark inclusion observed in lower trunk. Not
yet problematic

Condition: Fair

Pathology: Form: Bifurcated

Recommend:

Kimball Bridge at NorthpointJobsite1932Project



ID: 636

Species: Maple, red

Size: 26

Status: Not Specimen

Comment: multiple regions of cambial and xylem dieback in
lower trunk

Condition: Poor

Pathology: Saprot of trunk Form: Asymmetric

Recommend:

ID: 637

Species: Elm, american

Size: 40

Status: Specimen

Comment: bark inclusions near trunk base.
canopy is somewhat asymmetrical towards west.

Condition: Fair

Pathology: Form: Multiple trunks

Recommend:

ID: 639

Species: Pine, loblolly

Size: 35

Status: Specimen

Comment: vines growing on trunk face
somewhat a symmetrical.

Condition: Fair

Pathology: Form: Single

Recommend:

Kimball Bridge at NorthpointJobsite1932Project



ID: 642

Species: Tulip poplar

Size: 28

Status: Not Specimen

Comment: no significant problems

Condition: Declining

Pathology: Form: Single

Recommend:

ID: 643

Species: Tulip poplar

Size: 24

Status: Not Specimen

Comment: large trunk wound, closed; trunk resonant when
tapped with mallet, indicating decay behind
woundwood formation

Condition: Defect

Pathology: trunk decay Form: Bifurcated

Recommend:

ID: 645

Species: Pine, loblolly

Size: 31

Status: Not Specimen

Comment: Trunk bifurcation is in a state of active failure.
Radial crack, open, has developed below
bifurcation.

Condition: Unsound

Pathology: Form: Bifurcated

Recommend:

Kimball Bridge at NorthpointJobsite1932Project



ID: 648

Species: Pine, loblolly

Size: 35

Status: Not Specimen

Comment: Significant advanced canker with secondary decay
infections at base.

Condition: Unsound

Pathology: Fusiform Form: Single

Recommend:

ID: 650

Species: Sweetgum

Size: 24

Status: Not Specimen

Comment: Large decaying wound at base of trunk

Condition: Poor

Pathology: Buttress Decay Form: Asymmetric

Recommend:

ID: 653

Species: Tulip poplar

Size: 30

Status: Not Specimen

Comment: Trunk is hollow; large open cavity at base

Condition: Unsound

Pathology: Buttress Decay Form: Single

Recommend:

Kimball Bridge at NorthpointJobsite1932Project



ID: 769

Species: Maple, red

Size: 36

Status: Specimen

Comment: Burley trunk; not problematic
Tree may not be located properly on survey.

Condition: Fair

Pathology: Form:

Recommend:

ID: 770

Species: Tulip poplar

Size: 28

Status: Specimen

Comment: small side them is dead and decayed, growing from
bottom of trunk

Condition: Fair

Pathology: Form: Multiple trunks

Recommend:

ID: 771

Species: Pine, loblolly

Size: 35

Status: Specimen

Comment: no significant problems

Condition: Good

Pathology: Form: Single

Recommend:
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ID: 772

Species: Tulip poplar

Size: 27/25

Status: Not Specimen

Comment: tree group is comprised of two widely angled
trunks. decay exists at the base of the bark
inclusion.  Connective tissues are structurally
problematic

Condition: Defect

Pathology: Form: Bifurcated

Recommend:

ID: 773

Species: Pine, loblolly

Size: 32

Status: Specimen

Comment: large disease canker in lower trunk, below
trifurcation.

Condition: Poor

Pathology: Fusiform Form: multiple upper
stems

Recommend:

Kimball Bridge at NorthpointJobsite1932Project
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Kimball Bridge Road Tract 
City of Alpharetta, Georgia 

Project Trip Generation Comparison 

 
 
Existing Zoning 

 

 
Source: Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 9th Ed., 2012 
 

* A bank was assumed for the 2-acre outparcel under existing zoning conditions. 
 
 
Proposed Use (CUP) 

 

 
Source: Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 9th Ed., 2012 

 
 
Comparison Summary 

 
The proposed Kimball Bridge Road Tract residential development is projected to generate less development 
traffic compared to the projected development traffic with build-out of the existing property’s zoning. 
 
The proposed land uses and densities are projected to generate approximately 69% fewer daily trips, 81% fewer 
AM peak hour trips, and 78% fewer PM peak hour trips, compared to the land uses and densities under existing 
zoning. 
 
 
 

 
 

January 5, 2015 

Land Use Daily AM Peak Hour PM Peak Hour

Trips Total In Out Total In Out

Proposed Site Traffic

210 Single-Family Detached Housing 0 d.u. 0 0 0 0 0 0 0

230 Residential Condominium/Townhouse 0 d.u. 0 0 0 0 0 0 0

710 General Office Building 211,515 s.f. 2,320 348 306 42 315 54 261

912 Drive-in Bank* 4,000 s.f. 593 48 27 21 97 49 48

Gross Trips 2,913 396 333 63 412 103 309

Trip Generation Analysis (9th Ed.)

Intensity

Existing Zoning

Land Use Daily AM Peak Hour PM Peak Hour

Trips Total In Out Total In Out

Proposed Site Traffic

210 Single-Family Detached Housing 59 d.u. 646 51 13 38 65 41 24

230 Residential Condominium/Townhouse 37 d.u. 271 23 4 19 27 18 9

710 General Office Building 0 s.f. 0 0 0 0 0 0 0

912 Drive-in Bank 0 s.f. 0 0 0 0 0 0 0

Gross Trips 917 74 17 57 92 59 33

Trip Generation Analysis (9th Ed.)

Intensity

Proposed Zoning
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I. AGENDA ITEM TITLE: Z-17-08/V-17-19 STATE BRIDGE ROAD/MASHINCHI 

CITY COUNCIL:   JULY 24, 2017 

This item was heard at the July 12, 2017 Planning Commission meeting. The applicant indicated that he was 
working on a revised site plan in order to comply with the recommended conditions to move the building up to 
the road with parking behind. No one spoke in favor of or against the request. After discussion, the Planning 
Commission recommended to approve this item subject to staff’s recommended conditions. Vote (6-0) 
 
UPDATE: The applicant provided a revised site plan depicting the building moved up to State Bridge Road with 
parking behind. The site plan depicts a 25’ setback from State Bridge Road and Kimball Bridge Road. Also, the 
building has increased in size from 9,420 square feet to 9,570 square feet. 48 parking spaces are depicted, 
which complies with the UDC parking requirement. 

II. RECOMMENDATION: 

Approve Z-17-08/V-17-19 State Bridge Road/Mashinchi subject to the following conditions: 
 
1. Property shall be developed substantially in accordance with the submitted plan prepare by Donald Ayers, 

dated 5/17/2017, except as modified by these conditions. Lot yield depicted is not guaranteed and subject 
to meeting all City Code requirements and conditions of zoning. 

2. There shall be no parking between the principal building and Kimball Bridge Road and State Bridge Road. 
3. Permitted uses on the property shall be restricted to non-medical office and general retail. 
4. Setbacks shall be: 

 Front Setback (State Bridge Road) – 35’ 
 Front Setback (Kimball Bridge Road) – 35’ 
 Side Setback – 5’ 
 Rear Setback – 5’ 

5. Building shall be double-sided with storefronts, sidewalks and doors on both sides of the building. 
6. Building shall include 4-sided architecture and shall be primarily brick and/or stone with pitched roof similar 

to recent developments across Kimball Bridge Road. Building shall have a minimum height of 18’. Side of 
building facing the corner shall have windows and other architectural details consistent with the front of a 
building. Architecture and building design as approved by the DRB. 

7. The proposed curb cut shall be right-in/right-out, as approved by GDOT. 
8. 20’ landscape strips along State Bridge Road and Kimball Bridge Road shall include minimum 2’ high berm 

and/or decorative knee wall, with trees and shrubs, as approved by Staff. Landscape strips shall exclude any 
utility easements. Berms, walls and shrubs shall screen parking from the road. If shared parking is used on 
the applicant’s other 2 properties, the landscape requirements at 4398 and 4400 Kimball Bridge Road shall 
be evaluated and missing, dead or dying landscaping shall be replaced. 

9. Along internal property line adjacent to 4398 Kimball Bridge Road, 5’ landscape strip requirement shall be 
provided between the parking and the building as approved by Staff. 

10. Foundation plantings shall be provided on all sides of the building, as approved by Staff. 
11. Developer shall construct a 4’ planting strip and 8’ sidewalk along State Bridge Road and a 10’ sidewalk 

along Kimball Bridge Road. Pedestrian street lights shall be continued along State Bridge Road and Kimball 
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Bridge Road, as approved by Staff. Developer shall extend the sidewalk along State Bridge Road to the Shell 
Station. The off-site sidewalk improvement shall be eligible for road impact fee credits. 

12. Provide for interparcel access, as depicted on the zoning plan. An easement shall be recorded providing for 
the subject properties’ use of a dumpster on the adjacent self-storage property. 

13. Prior to issuance of an LDP, the developer shall provide a shared parking agreement reflecting the shared use 
of parking between the subject property and 4398/4400 Kimball Bridge Road, as approved by Staff. 

14. Developer shall install decorative landscaping within the right-of-way at the corner of State Bridge Road and 
Kimball Bridge Road, consisting of trees, shrubs, grasses and ground cover, similar to the corner to the south, 
as approved by GDOT and Staff. 

III. REPORT IN BRIEF: 

The applicant, Richard Wernick, is requesting a rezoning of a 1.15-acre property from AG (Agriculture) to C-1 
(Neighborhood Commercial) in order to construct a 1-story, 9,420 square foot retail center. A variance is 
requested to reduce the front setback requirement along Kimball Bridge Road. The subject property is located at 
the northwest corner of State Bridge Road and Kimball Bridge Road. 

 
 
DISCUSSION 
 
The submitted request, if approved, will allow for the construction of a 9,420 square foot retail center 
building on a 1.15-acre property. A rezoning is requested from AG to C-1, as well as a variance to reduce 
the front setback along Kimball Bridge Road. The subject property is located at the northwest corner of 
State Bridge Road and Kimball Bridge Road. 
 
The subject property is zoned AG and is currently undeveloped. The property was annexed into the City in 
2007. Fulton County previously owned the property, which is a remnant from a road widening project 
along State Bridge Road. The property is surrounded by C-1 parcels to the north and west and City of Johns 
Creek to the east and south. U-Store is located to the north, Alpharetta Commons shopping center and 
Honda Service Center to the west and a clinic and small retail center to the north and east. The property 
has a Commercial comprehensive land use plan designation, which allows a retail center. 
 
A variance is requested from UDC Section 2.2.13 (D) to reduce the front setback along Kimball Bridge 
Road from 65’ to 56’. If relief is granted, the corner of the building would encroach approximately 10’ 
into the front building setback. 
 
SITE PLAN 
 
The submitted site plan depicts a 1-story, 9,420 square foot retail building on 1.15 acres. The building is 
oriented to State Bridge Road and access is depicted through a curb cut on State Bridge Road. Interparcel 
access is depicted through the two (2) properties to the north and east (4398 & 4400 Kimball Bridge 
Road), which are under common ownership. The applicant proposes the following minimum building 
setbacks: 
 

 Front Setback (State Bridge Road) –  65’ 
 Front Setback (Kimball Bridge Road) – 56’ 
 Side Setback – 5’ 
 Rear Setback – 5’ 
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Staff recommends a reduction in the front setback from 65’ to 35’ in order to bring the building up to the 
road with parking behind. 
 
46 parking spaces are depicted on the site. The proposed parking spaces are located between the road 
and the proposed building. The Unified Development Code requires one (1) parking space per 200 square 
feet for retail shopping centers under 40,000 square feet. Based on the proposed use and square footage, 
the site would require 47 parking spaces. 46 parking spaces are depicted on the site plan. However, the 
property owner owns two (2) adjacent properties, a small retail center and a climate controlled storage 
facility, and would like to share parking among the three (3) properties. A shared parking agreement is 
recommended to minimize the overall impervious area. 
 
There are no trees on the subject property. Although not depicted on the site plan, the applicant has 
indicated that detention will be provided underground. 
 
TRAFFIC 
 
As shown in the table below, the proposed project would generate 108 PM Peak Hour Trips. 
 

 
 
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 development proposal is consistent with the comprehensive land use plan designation 
of the property, which is ‘Commercial’. In addition, the proposed use is compatible with surrounding 
properties that are developed or being developed with residential uses. If approved, staff recommends that 
the building be brought up to the road and that there be no parking between the road and the building.  
 
b. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 
property. 
 
Response: The proposal would not adversely affect the existing use or usability of adjacent or nearby 
properties, as the proposed use is compatible with surrounding properties. 
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c. Whether the zoning proposal will adversely affect the natural environment. 
 
Response: The proposed development would not have significant impacts on the natural environment. 
The site lacks any sensitive natural resources and there are no trees. 
 
d. Whether there are substantial reasons why the property cannot or should not be used as currently 
zoned. 
 
Response: The property could be developed under the current zoning. However, the applicant’s 
proposal is consistent with the Commercial comprehensive land use plan designation of the property and 
the existing zoning would not allow for a viable site layout given the shape of the property and setback 
requirements in the AG district. 
 
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. 
 
Response: The zoning proposal would result in an increased demand on public facilities and services. 
The applicant’s proposal for a 9,420 square foot retail center would generate 108 PM Peak Hour trips. 
 
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 subject property is located along the Old Milton Parkway corridor and at a commercial 
node, in an area designated ‘Commercial’. Therefore, the proposed use is consistent with this designation. 
 
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 rezoning request reflects a reasonable balance as the proposed use complements other 
approved developments along the Old Milton Parkway corridor. 
 
h. Whether there are substantial reasons why the property cannot be used in accordance with existing 
zoning. 
 
Response: The property could be developed under the current zoning. However, the applicant’s 
proposal is consistent with the ‘Commercial’ comprehensive land use plan designation of the property and 
the existing AG zoning would not allow for a viable site layout given the shape of the property and setback 
requirements. 
 
i. The extent to which the zoning proposal is consistent with the Comprehensive Plan. 
 
Response: The zoning proposal meets the Comprehensive Land Use Plan designation of the property, 
which is ‘Commercial’. 
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VARIANCE REVIEW CRITERIA 
 
The City of Alpharetta Unified Development Code Article IV, Section 4.5.3 outlines the criteria set forth for 
granting a variance.  The ordinance specifically states..."a variance may be granted in whole or in part, 
or with conditions, in such individual case of unnecessary hardship upon a finding that”: 
 
(1) There are extraordinary and exceptional conditions pertaining to the particular piece of property 
in question because of its size, shape or topography; or 
 
Response: The subject property has an unusual shape and is located at the intersection of two (2) 
arterial roads. Staff recommends that the front setback is reduced to 35’ to allow for the building to be 
moved up to the road, with parking behind. However, all landscaping should be met outside of utility 
easements, which may reduce the size of the building. 
  
(2)      The application of the Ordinance to this particular piece of property would create an unnecessary 
hardship; or 
 
Response: The applicant could develop the site in compliance with the required setbacks. However, 
staff recommends a further reduction to the front setback in order to bring the building up to the street with 
parking behind. 
 
(3) There are conditions that are peculiar to the property which adversely affect its reasonable use or 
usability as currently zoned; or 
 
Response: The subject property has an unusual shape and is located at the intersection of two (2) 
arterial roads. Staff recommends that the front setback is reduced to 35’ to allow for the building to be 
moved up to the road, with parking behind. 
 
(4) Relief, if granted, would not cause substantial detriment to the public good or impair the purpose 
and intent of the City of Alpharetta ordinances. 
 
Response: Approval would not cause substantial detriment to the public good, if conditions are in place 
requiring parking behind the building and enhanced landscape strips along the road frontages. 
 
CONCURRENCES 
 
Staff has reviewed the application and is generally in agreement with the request for rezoning and 
variance. The proposed rezoning to C-1 is consistent with the zoning of surrounding properties. The 
variance request to reduce the front setback along Kimball Bridge Road is related to the unusual shape of 
the property, as well as the property having two (2) road frontages. If approved, staff recommends that the 
building be moved up to the road with parking behind, as well as architectural, building design and 
landscape requirements. The building size may be reduced in order to meet landscape requirements and 
plant overstory trees outside of utility easements. Further, uses should be restricted to non-medical office 
and general retail. Sufficient parking does not exist for restaurant use. 
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CITIZEN PARTICIPATION PLAN 
 
The report submitted by the applicant states that letters were mailed to each property owner within 500’ of 
the subject property stating the applicant’s intent. The report states that no comments were received. 

IV. ATTACHMENTS: 

 Site Plan 



Approve Z-17-08/V-17-19 State Bridge Road/Mashinchi subject to the following conditions:

1. Property shall be developed substantially in accordance with the submitted plan 
prepared by Donald Ayers, dated 7/21/2017, except as modified by these conditions. Lot 
yield depicted is not guaranteed and subject to meeting all City Code requirements and 
conditions of zoning.

2. There shall be no parking between the principal building and Kimball Bridge Road and 
State Bridge Road.

3. Permitted uses on the property shall be restricted to non-medical office and general retail.
4. Setbacks shall be:

 Front Setback (State Bridge Road) – 35’
 Front Setback (Kimball Bridge Road) – 30’
 Side Setback – 5’
 Rear Setback – 5’

5. Building shall be double-sided with storefronts, sidewalks and doors on both sides of the 
building.

6. Building shall include 4-sided architecture and shall be primarily brick and/or stone with 
pitched roof similar to recent developments across Kimball Bridge Road. Building shall 
have a minimum height of 18’. Side of building facing the corner shall have windows and 
other architectural details consistent with the front of a building. Architecture and building 
design as approved by the DRB.

7. The proposed curb cut shall be right-in/right-out, as approved by GDOT.
8. 20’ landscape strips along State Bridge Road and Kimball Bridge Road shall include 

minimum 2’ high berm and/or decorative knee wall, with trees and shrubs, as approved 
by Staff. Landscape strips shall exclude any utility easements. Berms, walls and shrubs shall 
screen parking from the road. If shared parking is used on the applicant’s other 2 
properties, the landscape requirements at 4398 and 4400 Kimball Bridge Road shall be 
evaluated and missing, dead or dying landscaping shall be replaced along Kimball Bridge 
Road.

9. Along internal property line adjacent to 4398 Kimball Bridge Road, 5’ landscape strip 
requirement shall be provided between the parking and the building as approved by Staff.

10. Foundation plantings shall be provided on all sides of the building, as approved by Staff.
11. Developer shall construct a 4’ planting strip and 8’ sidewalk along State Bridge Road and 

a 10’ sidewalk along Kimball Bridge Road. Pedestrian street lights shall be continued along 
State Bridge Road and Kimball Bridge Road, as approved by Staff. Developer shall extend 
the sidewalk along State Bridge Road to the Shell Station. The off-site sidewalk 
improvement shall be eligible for road impact fee credits.

12. Provide for inter parcel access, as depicted on the zoning plan. An easement shall be 
recorded providing for the subject properties’ use of a dumpster on the adjacent self-
storage property.

13. Prior to issuance of an LDP, if shared parking is used with the adjoining properties, the 
developer shall provide a shared parking agreement reflecting the shared use of parking 
between the subject property and 4398/4400 Kimball Bridge Road, as approved by Staff.

14. Developer shall install decorative landscaping within the right-of-way at the corner of State 
Bridge Road and Kimball Bridge Road, consisting of trees, shrubs, grasses and ground 
cover, similar to the corner to the south, as approved by GDOT and Staff.

15. Required parking is 43 parking spaces as depicted on the 7.21.2017 site plan. 



7/24/17 Site Plan 7.21.17



Revised Site Plan 7.20.17



c

ldr

hdr

c

ldr

bmwli

ldr

ldr

ldr

pbo

pbo

pie

hdr
hdr

hdr

ldr

Kimball B
ridge Rd

State Bridge Rd

Alpharetta Commons

Brookhollow Trce

Am
y F

ra
nc

es
 Ln

Old Milton Parkway

State Bridge Road

State Bridge Way

Parkview Lane

Kimball 
Bridge R

oad

Forest Path Lane

Avery Cove Court

Lady Fern Point Kimball 
Bridge R

d

Old Milton Parkway

State Bridge Road
0129

0130

0120

0119

01280121

0156

0155

0157

LEGEND
Case Number
Alpharetta City Boundary
Land Lots
Tax Parcels

CA_Descrip
Business, Manufacturing, Warehousing, Light Industrial
Central Business District
Commercial
Corporate Office
Downtown Residential Density
High Density Residential
Low Density Residential
Medium Density Residential
Mixed Use
Mixed Use Live Work
Parks, Recreation, Open Space
Professional Business Office
Public, Institutional, Education
Residential Estate
Very Low Density Residential

Future Land Use
Mashinchi

State Bridge Road

Z-17-08 / V-17-19
D/LL: 1/1/129
PC: 07/12/17CC: 07/24/17

Location Map Provided by:
Community Development - GIS

Z-17-08 / V-17-19

City of Alpharetta

Future Land Use

City of
 Johns Creek



Kimball 
Bridge R

d

State Bridge Rd

Alpharetta Commons

Brookhollow Trce

Am
y F

ra
nc

es
 Ln

Old Milton Parkway

State Bridge Road

State Bridge Way

Parkview Lane

Kimball 
Bridge R

oad

Forest Path Lane

Pinehigh Drive

Avery Cove Court

Lady Fern Point Kimball 
Bridge R

d

Old Milton Parkway

State Bridge Road
0129

0130

0120

0119

01280121

0156

0155

0157

LEGEND
Case Number
Alpharetta City Boundary
Land Lots
Tax Parcels

Aerial MapMashinchiState Bridge Road

Z-17-08 / V-17-19
D/LL: 1/1/129PC: 07/12/17
CC: 07/24/17

Location Map Provided by:
Community Development - GIS

Z-17-08 / V-17-19

City of Alpharetta

City of
 Johns Creek



C-1

CUP

CUP

AG

AG

R-15

Kimball B
ridge Rd

State Bridge Rd

Alpharetta Commons

Brookhollow Trce

Am
y F

ra
nc

es
 Ln

Old Milton Parkway

State Bridge Road

State Bridge Way

Parkview Lane

Kimball 
Bridge R

oad

Forest Path Lane

Pinehigh Drive

Avery Cove Court

Lady Fern Point

Old Milton Parkway

State Bridge Road

0129

0130

0120

0119

01280121

0156

0155

0157

LEGEND
Case Number
Alpharetta City Boundary
Land Lots
Tax Parcels

Representation: gisproduction.DBO.ZoningRep_1
<all other values>
AG  Agriculture
RE  Residential Estates
R  Single Family Detached Residential
R-4A  Single Family Detached Residential (Low Density)
R-4D  Single Family Detached Residential (Medium Density)
R-8A  Single Family Attached Residential (Medium Density)
R-8D  Single Family Detached Residential
R-8A/D  Single Family Attached/Detached Residential
R-10  Single Family Detached Residential
R-10M  Multiple Family Residential (HD - Historic District)
R-12  Single Family Detached Residential
R-15  Single Family Detached Residential
R-22  Single Family Detached Residential
CUP  Community Unit Plan
O-P  Office Professional
O-I  Office Institutional
MU  Mixed Use
C-1  Neighborhood Commercial
C-2  General Commercial
PSC  Planned Shopping Center
L-I  Light Industrial
OSR  Open Space and Recreational
SU  Special Use
DT-C  Downtown Core
DT-MU  Downtown Mixed-Use
DT-LW   Downtown Live-Work
DT-R  Downtown Residential

Zoning Map
Mashinchi

State Bridge Road

Z-17-08 / V-17-19
D/LL: 1/1/129
PC: 07/12/17CC: 07/24/17

Location Map Provided by:
Community Development - GIS

Z-17-08 / V-17-19

City of Alpharetta

Zoning Districts

City of
 Johns Creek



Kimball B
ridge Rd

State Bridge Rd

Alpharetta Commons

Brookhollow Trce

Am
y F

ran
ce

s L
n

Old Milton Parkway

State Bridge Road

State Bridge Way

Parkview Lane

Kimball 
Bridge R

oad

Forest Path Lane

Pinehigh Drive

Avery Cove Court

Lady Fern Point Kimball 
Bridge R

d

Old Milton Parkway

State Bridge Road
0129

0130

0120

0119

01280121

0156

0155

0157

LEGEND
Case Number
Alpharetta City Boundary
Land Lots
Tax Parcels

Location Map
MashinchiState Bridge Road

Z-17-08 / V-17-19
D/LL: 1/1/129
PC: 07/12/17
CC: 07/24/17

Location Map Provided by:Community Development - GIS

Z-17-08 / V-17-19

City of Alpharetta

City of
Johns Creek

City of
Alpharetta





Trip Generation Report



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



Z-17-08/V-17-19 
MASHINCHI/STATE BRIDGE RD



CITY COUNCIL MEETING 

STAFF REPORT 

SUBMITTING DEPARTMENT: COMMUNITY DEVELOPMENT  
SUBMITTED BY:  KATHI COOK 

DRAFTED BY:  MICHAEL WOODMAN 

 
I. AGENDA ITEM TITLE: PH-17-13 DESIGN REVIEW BOARD ORDINANCE AND DESIGN GUIDELINES AMENDMENTS 

CITY COUNCIL:   JULY 24, 2017 

This item was heard at the May 10, 2017 Planning Commission meeting. No one spoke in favor of or in 
opposition to the request. Planning Commission generally felt that the DRB does a great job of regulating signs 
and the regulation requiring DRB approval of signs should not be changed. After discussion, the Planning 
Commission recommended to deny this item. Vote (5-1) 
 
The DRB amendments were revised based on comments from the Planning Commission and the DRB. The revised 
amendments were presented at the June 16, 2017 DRB meeting. The DRB endorsed the proposed amendments. 
 
This item was heard at the July 12, 2017 Planning Commission meeting. No one spoke in favor of or in opposition 
to the request. After discussion, the Planning Commission recommended to approve this item subject to amending 
Map B to remove the Central Business District. Vote (6-0) 

II. RECOMMENDATION: 

Approval of various amendments to the Alpharetta Design Review Board Ordinance and Design Guidelines.  

III. REPORT IN BRIEF: 

Consideration of amendments to the Alpharetta Design Review Board Ordinance and Design Guidelines. Staff 
proposes amendments requiring Design Review Board (DRB) approval of signs within the Downtown Overlay 
only. Currently, signs in the Central Business District, the Corridors of Influence and Interchange Districts require 
approval by the DRB. Appeals to administrative decisions on sign permits are proposed to be heard by the DRB 
and staff has the discretion to send any sign permit to the DRB. Also, master sign plans shall be required for all 
multi-building or multi-tenant commercial developments and shall require approval from the DRB. All references to 
the Central Business District and Historic Business District are proposed to be deleted and replaced by the 
Downtown Overlay, which is the area covered by the Downtown Master Plan update approved in 2015. A 
variety of amendments to the Design Guidelines are proposed in order to maintain consistency with UDC Section 
2.6 Sign Code. 

IV. ATTACHMENTS: 

 Strike Through and Underline Edits 
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Sec. 16-42. - Design review board. 

(a) Establishment. A design review board is hereby established. The board shall consist of seven (7) 
members and two (2) alternate members. Members shall be appointed and shall serve in accordance 
with the city boards and commissions ordinance. No member shall be employed by the city, hold public 
office in the city or be a member of another city board or commission. At least one (1) member of the 
board shall be a registered architect in the state in good standing. 

(b) Proceedings. 

(1) The board shall elect a chairman and a vice chairman from its members during its first meeting 
in January of every year who shall serve for one (1) year or until their successors are elected. A 
staff member of the community development department shall serve as a non-voting secretary to 
the board. Meetings of the board shall be held at the call of the chairman and at such times as 
the board may determine. All meetings of the board shall be open to the public. A minimum of 
four (4) members of the board shall constitute a quorum. Any act of the board shall require a 
majority vote of the members at a meeting at which a quorum is present. The board shall maintain 
minutes of its proceeding, including the results of all votes taken, and shall maintain records of its 
examinations and other official actions, all of which shall be filed in the office of community 
development department as public record. 

(2) Only design review board members present during the initial review of an item may participate in 
any subsequent reviews of the same items. An exception to this provision can be made in order 
to maintain a quorum. 

(3) If no action is taken by the design review board within three (3) consecutive hearings, the 
applicant may request to be placed on the next available board of appeals agenda for further 
consideration and action. 

(c) Powers and duties. The board shall: 

(1) Review applications for certificate of design approval required in section 16-43 for: 

a. All exterior features of new construction.

b. All exterior features of construction, alteration, restoration, moving, demolition, or repair of 
an existing building(s) or improvements involving or resulting in a change in the existing 
structural composition or architectural design or character of such building(s) or 
improvement; 

c. All proposed changes, improvements or proposals regarding site plan features such as 
landscaping, walls, walks, terraces, fences, signs, lights and shopping cart corrals. 

d. All proposed screening of dumpsters, satellite antennas and dishes, solar panels, parking 
lots, roof top equipment and other mechanical equipment. 

e. All proposed outdoor play yards and/or equipment, and outdoor patios with or without 
seating. 

f. All demolition of building(s) or portions of building(s) that are over fifty (50) years old and 
may be of significance. 

(2) Review all applications for signs within the central business district, the historic business district, 
the corridors of influence and the interchange districts   Downtown Overlay.  Review any sign 
applications as an appeal to a Staff decision. 

(3) Grant or deny applications for certificates of design approval based upon a design review of the 
proposed development activity for compliance with design standards. 

(4) The following shall not be subject to review by the board:

a. Repainting of a structure to the same color that was previously approved by the board.
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b. The ordinary maintenance or repair of any exterior elements of any building or structure.

c. The construction, reconstruction, alteration or demolition of any such elements which the 
authorized city officers shall certify as required for public safety. 

d. Single-family detached residential structures.

(5) Act in an advisory role to other city departments, boards and commissions.

(6) Develop from time to time further design standards consistent with the purposes, intents and 
standards established in this division, and in accordance with section 16-44. 

(7) Notwithstanding any other provisions of this division, the design review board may delegate 
review responsibility for all non-residential areas not included within the central business district, 
corridors of influence and the interchange districts to the director. If the director finds the plans in 
compliance, the director's decision shall be final and a development or building permit shall be 
issued. 

(Ord. No. 437, § 6, 12-20-99; Ord. No. 473, § 6, 5-7-01; Ord. No. 637, §§ 1(Exh. A), 2, 12-7-09) 
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The Mayor and City Council ordain as follows: 

 

 

1. Finding of Fact and Determination of City Council. 

 

The historical, cultural and aesthetic heritage of the City are among the City’s most valued and important 

assets, and the preservation of this heritage is essential to the promotion of the health, safety, education, 

prosperity and general welfare of the people. 

 

 

2. Purpose and Declaration of Public Policy 

 

(A) Purpose.  The City Council finds that many places, districts, sites, buildings, structures, objects, 

landscape features and works of art, having a special character or a special historic or aesthetic 

interest or value, or representing the finest architectural products of distinct periods in the history of 

the City have been destroyed or uprooted, notwithstanding the feasibility or preserving and 

continuing the use of such places, districts, sites, buildings, structures, objects, landscape features 

and works of art, and without adequate consideration of the irreplaceable loss to the people of the 

City of the aesthetic, educational, economic and historic values represented by such places, districts, 

sites, buildings, structures, objects, landscape features and works of art.  In addition, distinct areas 

may be similarly uprooted or may have their distinctiveness destroyed, although the preservation 

thereof may be both feasible and desirable.  It is the finding of the Council that the standing of this 

City must be maintained and enhanced by preserving the historical and architectural heritage of the 

City and preventing the destruction of such cultural assets.  The Council further finds that certain 

aspects of development, such as the spatial relationships of structures and open spaces to each other 

and the appearance of buildings and open spaces as they contribute to the attractiveness, function, 

and character of a district or the City as a whole, require the timely exercise of judgment in the 

public interest by a public body qualified to evaluate the design of proposed new developments or 

redevelopments within the City. 

 

(B) Declaration of Public Policy.  It is hereby declared as a matter of public policy that the identification, 

protection, enhancement, perpetuation and use of places, districts, sites, buildings, structures, 

objects, landscape features and works of art of special character of a special historic or aesthetic 

interest or value is a public necessity and is required in the interest of health, prosperity, safety, 

education and general welfare of the people.  It is further declared as a matter of public policy that 

the promotion of sound design principals in order to provide a built environment which is attractive 

and functional is a public necessity and is required in the interest of health, prosperity, safety, 

education and general welfare of the people.  Accordingly, the public policy objectives of this article 

are as follows: 

 

(1) To effect and accomplish the protection, enhancement and perpetuation of such places, 

districts, sites, buildings, structures, objects, landscape features and works of art which 

represent or reflect special elements of the City’s cultural, social and economic and 

architectural history; 

 

(2) To safeguard the City’s historic, aesthetic and cultural heritage, as embodied and reflected in 

such places, districts, sites, buildings, structures, objects, landscape features and work of art; 
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(3) To simulate historic neighborhoods and to protect and enhance local historical and aesthetic 

attractions to residents, tourists and others and thereby promote and stimulate business; 

 

(4) To enhance the opportunities for federal or state tax benefits under relevant provisions of 

federal or state law; 

 

(5) To promote traffic safety and the general welfare of the public through the protection of the 

community property values, character and vistas of various City entrance corridors and the 

prevention of unnecessary clutter, congestion and poor definition of properties and 

development edges along routes of primary access leading into areas and sites of significant 

historical, cultural, educational, social and/or aesthetic value, and to ensure that any 

development or redevelopment is consistent with the goals of the comprehensive plan; 

 

(6) To improve the environment of the City and quality of life for the general welfare of all 

citizens of the City; 

 

(7) To protect and enhance the attractiveness of the City to home buyers, tourists, visitors and 

shoppers, and thereby support and promote business, commerce, industry and provide 

economic benefit to the City; 

 

(8) To foster and encourage preservation, restoration and rehabilitation of structures, areas, and 

neighborhoods and thereby prevent urban blight; 

 

(9) To encourage the concept of sustainability, use of energy efficient design and promote 

conservation of natural resources. 

 

 

3. Interpretation 

 

In addition to any restrictions imposed by the Ordinance, all buildings, structures, sites and areas and the 

property on which they are located shall remain and continue to be subject to all building, sign, zoning and 

other ordinances of the City.  If any conflict arises between this Ordinance and regulations promulgated 

thereunder, the more restrictive shall control. 

 

 

 

4. Definitions 

 

The following definitions shall apply to this Ordinance unless specifically stated otherwise.  Any words or 

phrases not defined below shall be given their common ordinary meaning unless the context clearly 

indicates otherwise. 

 

Accessory Structure.  A structure detached from a principal building on the same lot and customarily 

incidental and subordinate to the principal building or structure. 

 

Action.  Any decision made by the Board including approval, deferral or tabling. 
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Adaptive Use.  The process of converting a building to a use other than that for which it was 

designed (i.e. changing a factory into housing).  Such conversions are accomplished with varying 

alterations to the building. 

 

Alpharetta Highway (State Route 9) Corridor of Influence.  Any and all properties contiguous with 

or within the portion of the City along Alpharetta Highway or State Route 9, extending from Upper 

Hembree Road to the south, to Windward Parkway to the north. 

 

Alteration of Building.  Any change in the supporting members of a building (such as bearing walls, 

columns or girders); any change in the non-supporting interior walls of a building; any addition or 

reduction to the building; any change in use; or any relocation of a building from one location or 

position to another. 

 

Board.  The City of Alpharetta Design Review Board as established by the Unified Development 

Code and appointed by the Mayor and Council. 

 

Building.  A structure created to shelter any form of human activity, such as a house, barn, church, 

hotel, accessory building or similar structure. 

 

Canopy (or Marquee or Awning).  A permanent roof-like shelter or overhang extending from part or 

all of a building face and constructed of a durable material such as fabric, metal, glass or plastic. 

 

Central Business District (CBD).  That portion of the City bounded by Mayfield Road to the North, 

Old Milton Parkway to the South, Haynes Bridge Road and North Main Street to the east and 

Roswell and Canton Streets to the west.  (See Map ‘A’) 

 

Certificate of Design Approval.  A document issued by the Design Review Board allowing an 

applicant to proceed with a proposed alteration, demolition, removal or new construction based upon 

a design review process and determination of the submitted proposal’s suitability according to 

adopted criteria. 

 

City.  The City of Alpharetta, Georgia. 

 

Community Development Director.  The Director of the Community Development Department for 

the City of Alpharetta or their designee.  

 

Construction.  The act of erecting a new principal building or structure, and/or adding an accessory 

building or structure.  The act of adding to an existing building, structure or other improvement. 

 

Corridors of Influence.  The roadways and transportation routes having the greatest visual impact 

within the City of Alpharetta and those roads which are considered to be “Gateways” into the City.  

The Corridors of Influence include:  Alpharetta Highway or State Route 9 or Main Street (except 

those portions which are considered to be in the Central Business District and the Historic Business 

District Downtown Overlay), Haynes Bridge Road, Mansell Road, North Point Parkway, Old Milton 

Parkway, Westside Parkway and Windward Parkway (from State Route 9 to Georgia 400). 

 

Demolition.  Any act or process that destroys in part or in whole any existing condition. 
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Demolition by Neglect.  Neglect in any maintenance of any building or structure which results in its 

deterioration. 

 

Design Review.  The process of ascertaining whether modifications to a particular building, 

structure, site, area, district, landscape feature or any part thereof meets the standards of 

appropriateness (design guidelines) established by the Design Review Board. 

 

Design Standards, Guidelines or Criteria.  Adopted and written standard of appropriate activity that 

will preserve or enhance the historical, cultural, architectural, archeological, educational, social, 

aesthetic character, function and value of a particular resource, district or area of the City as a whole. 

 

Development Activity.  All new construction, modification, addition, alteration, moving, destruction 

or demolition which would affect the exterior appearance of any structure, building, land, site or 

other object, including, but not limited to the following: 

 

a) The demolition of any building, structure or object. 

b) The moving or relocation of any building, structure or object. 

c) Except housecleaning, any material work on the exterior appearance of existing buildings by 

additions, reconstruction, rehabilitation, alteration or any maintenance (including exterior 

color), or any exterior material changes. 

d) Any new construction of a principal building or accessory building or structure subject to 

view from a street or public way. 

e) Changes in existing walls, fences, steps, sidewalks, streets and paving or construction of new 

walls, fences, steps, sidewalks, streets and paving, if along street rights-of-way, public lanes 

or public alleys. 

f) The erection or display on any lot, building or structure of any sign, light, art work, mural, 

sculpture or other appurtenant feature. 

 

Director.  The Director of Community Development Department for the City of Alpharetta. 

 

District.  A geographically definable area, urban or rural, possessing a significant concentration, 

linkage, or continuity of buildings, structures, sites, spaces, or objects united by past events or 

aesthetically by plan or physical development. 

 

Downtown Overlay.  That portion of the City generally bounded by Canton Street to the north, 

Westside Parkway to the east, South Main Street to the south and Wills Road to the west. (See Map 

“A”) 

 

Exterior Features.  The architectural style, design, general arrangement and components of all or 

any of the outer surfaces of an improvement, as distinguished from the interior surfaces enclosed by 

said exterior surfaces, including, but not limited to, the type, color and texture of the building 

materials and the type and style of all windows, doors, lights, signs and all other features appurtenant 

to such improvements. 

 

Facades.  The exterior face(s) of a building or structure exposed to public view. 

 

Foot Candles.  A unit of illuminance on a surface that is one foot from a uniform point source of 

light of one candle and equal to one lumen per square foot. 
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Garden District.  That portion of Canton Street bounded by Church Street to the south and Hopewell 

Road to the north. 

 

Gazebo.  An accessory, open air structure not exceeding 300 square feet in size. 

 

Haynes Bridge Road Corridor of Influence.  Any and all properties contiguous with or within the 

portion of the City along Haynes Bridge Road, extending from Academy Street to the north to 

Mansell Road to the south.  

 

Historic Business District (HBD).  That portion of the Central Business District bounded by Church 

Street to the north, North Main Street to the east, Marietta Street to the south and Milton Center site 

to the west. (See Map “A”) 

 

Improvement.  Any building, structure, parking facility, fence, gate, wall, landscape feature, work of 

art or other object constituting a physical change of real property, or any part of such change. 

 

Interchange Districts.  All properties within 1000 feet of each interchange along Georgia 400.  

These districts include: Mansell Road Interchange District, Haynes Bridge Road Interchange 

District, Old Milton Parkway Interchange District and the Windward Parkway Interchange District. 

 

Island.  In parking lot and street design, built-up curbs (and in parking lots usually placed at the end 

of parking rows) as a guide to traffic and also used for landscaping, signage or lighting. 

 

Landscape Strip. A portion of a lot required to be reserved for, installed with, and maintained with 

vegetation. Such a strip may or may not be required to be of a linear form. 

 

Mansell Road Corridor of Influence.  Any and all properties contiguous with or within the portion of 

the City along Mansell Road, extending from Haynes Bridge Road to the east to Warsaw Road to the 

west.   

 

Master Sign Plan.  A Master Sign Plan is a Plan that includes all types of signage on a specific 

property. It shall include colors, design, placement and mounting styles for each sign type. 

 

Mural.  Any piece of artwork painted directly on a wall, ceiling, or other permanent surface.  If the 

artwork conveys a message about a product or service it shall be considered a sign. 

 

North Point Parkway Corridor of Influence.  Any and all properties contiguous with or within the 

portion of the City along North Point Parkway, extending from Kimball Bridge Road to the north to 

Mansell Road to the south.  

 

Object.  A material item of functional, aesthetic, cultural, historic or scientific value that may be, by 

nature or design, movable yet related to a specific setting or environment. 

 

Old Milton Parkway Corridor of Influence.  Any and all properties contiguous with or within the 

portion of the City along Old Milton Parkway, extending from Wills Road to the west, and to the 

eastern City Limits. 
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Ordinary Repairs or Maintenance.  Work done to prevent deterioration of a building or any part 

thereof by restoring the building as nearly as practical to its condition prior to its deterioration, decay 

or damage. 

 

Owner.  The title owner and its agents or assignees. 

 

Parapet.  That portion of a wall which extends above the roof line. 

 

Preservation.  The act or process of applying measures to sustain, in the existing form, the integrity 

and material of a building or structure, and the existing form and vegetative cover of a site (i.e. 

saving from demolition or deterioration buildings, sites, structures and objects and providing for 

their continued use by means of restoration, rehabilitation or adaptive use). 

 

Principal Building.  The building or other structure within which is conducted for (or intended to be 

conducted) the principal use of the lot on which said building is situated. 

 

Reconstruction.  The act or process of reproducing by new construction the exact form and detail of 

a vanished building, structure or object or part thereof, as it appeared at a specific period of time. 

 

Rehabilitation.  The act or process of returning property to a state of utility through repair or 

alteration which makes possible an efficient contemporary use while preserving those portions of 

features of the property which are significant to the historical and architectural values. 

 

Restoration.  The act or process of accurately recovering the form and details of a property and its 

settings as it appeared at a particular period of time by means of the removal of the later work or by 

the replacement of earlier work. 

 

Roof Line.  The top edge of the roof or top of the parapet, whichever forms the dominant top line of 

the building silhouette. 

 

Sign. Any identification, description, illustration, symbol, statue or device, illuminated or non-

illuminated, which is visible from any public place each designed to advertise, identify or convey 

information, including any landscaping where letters or numbers are used for the purpose of directing 

the public’s attention to a product or location, with the exception of window displays and state or 

national flags. For the purpose of removal, sign shall also include all sign structures. 

Any identification, description, illustration, device, fixture, structure, display or visual 

representation , which is visible from any public place and affixed to, or supported or suspended by, a 

stationary object, structure, building or the ground that uses any color, form, character, symbol, 

graphic, image, illumination, or writing to announce, direct attention to, identify, or advertise an 

object, idea, location, place, person, institution, organization, business, product, service, activity or 

event or to otherwise visually communicate information, ideas or messages of any kind to the public. 

“Sign” includes the sign face and sign structure. 

 

Sign Structure. Any structure which supports, has supported or is designed to support a sign. A 

decorative cover is part of a sign structure. 
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Site.  The location of a significant event or activity, or a building or a structure, whether standing, 

ruined, or vanished, where the location itself maintains special or unique value regardless of the 

value of the existing structure. 

 

Site Plan.  A plan accurately drawn to scale of a development project, depicting the buildings proposed 

to be placed on the property, related public and site improvements on the site, and additional 

information as required by this Ordinance or conditions of zoning approval, and other applicable 

ordinances. 

 

Solar Panel.  Two types of devices that collect energy from the sun:  Solar photovoltaic modules use 

solar cells to convert light from the sun into electricity and Solar thermal collectors use the sun's 

energy to heat water or another fluid such as oil or antifreeze. 

 

Structure.  A combination of materials to form a construction for use, occupancy or ornamentation 

which is fastened or attached to the ground. 

 

Style.  A type of architecture distinguished by special characters or features of a structure and 

ornament and often related in time; also a general quality of distinctive character. 

 

Westside Parkway Corridor of Influence.  Any and all properties contiguous with or within the 

portion of the City along Westside Parkway, extending from Sanctuary Parkway to the southwest to 

Windward Parkway to the north.  

 

Windward Parkway Corridor of Influence.  Any and all properties contiguous with or within the 

portion of the City along Windward Parkway, extending from State Route 9 to the west, to Georgia 

400 to the east. 

 

 

5. Scope of Ordinance 

 

The restrictions imposed by this Ordinance shall apply to all non-single family detached buildings, 

structures, sites and areas and the property on which they are located. Sites within the Central Business 

District and Historic District Downtown Overlay (as defined and depicted on Map “A” attached hereto 

and incorporated by reference), Corridors of Influence (as defined and depicted on Map “B” attached 

hereto and incorporated by reference), Interchange Districts (as defined and depicted on Map “B” attached 

hereto and incorporated by reference), and to all projects which otherwise expressly include, as a 

condition of development, review by the Design Review Board.   

 

6. Design Review Board 

 

(A)  Establishment.  A Design Review Board is hereby established.  The Board shall consist of seven 

members and two alternate members.  Members shall be appointed and shall serve in accordance 

with the City Boards and Commissions Ordinance.  No member shall be employed by the City, hold 

public office in the City or be a member of another City board or commission.  At least one member 

of the Board shall be a registered architect in the State of Georgia, in good standing. 

 

(B) Proceedings. 
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(1) The Board shall elect a chairman and a vice chairman from its members during its first meeting 

in January of every year who shall serve for one year or until their successors are elected.  A 

staff member of the Community Development Department shall serve as a non-voting 

secretary to the Board.  Meetings of the Board shall be held at the call of the chairman and at 

such times as the Board may determine.  All meetings of the Board shall be open to the public.  

A minimum of four (4) members of the Board shall constitute a quorum.  Any act of the Board 

shall require a majority vote of the members at a meeting at which a quorum is present.  The 

Board shall maintain minutes of its proceeding, including the results of all votes taken, and 

shall maintain records of its examinations and other official actions, all of which shall be filed 

in the office of Community Development Department as public record. 

 

(2) Only Design Review Board Members present during the initial review of an item may 

participate in any subsequent reviews of the same items.  An exception to this provision can be 

made in order to maintain a quorum. 

 

(3) If no action is taken by the Design Review Board within three (3) consecutive hearings, the 

applicant may request to be placed on the next available Board of Appeals agenda for further 

consideration and action. 

 

(C)  Powers and Duties.  The Board shall: 

 

(1) Review applications for Certificate of Design Approval required in Section 7 for: 

 

a) All exterior features of new construction. 

b) All exterior features of construction, alteration, restoration, moving, demolition, or repair 

of an existing building(s) or improvements involving or resulting in a change in the 

existing structural composition or architectural design or character of such building(s) or 

improvement; 

c) All proposed changes, improvements or proposals regarding site plan features such as 

landscaping, walls, walks, terraces, fences, signs, lights and shopping cart corrals. 

d) All proposed screening of dumpsters, satellite antennas and dishes, solar panels, parking 

lots, roof top equipment and other mechanical and /or electrical equipment. 

e) All proposed outdoor play yards and/or equipment, and outdoor patios with or without 

seating. 

f) All demolition of building(s) or portions of building(s) that are over  

50 years old and may be of significance. 

 

(2) Review all applications for signs within the Central Business District, the Historic Business 

District, the Corridors of Influence and the Interchange Districts Downtown Overlay, as well as 

all master sign plans throughout the City. Staff will review sign applications in all areas of the 

City, except for the Downtown Overlay. The Design Review Board shall review appeals to 

administrative decisions on sign applications. Sign applications may be referred to the Design 

Review Board for review, at staff’s discretion. 

 

(3) Grant or deny applications for Certificates of Design Approval based upon a design review of 

the proposed development activity for compliance with design standards. 

 

(4) The following shall not be subject to review by the Board: 
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a) Repainting of a structure to the same color that was previously approved by the Board. 

b) The ordinary maintenance or repair of any exterior elements of any building or structure.  

c) The construction, reconstruction, alteration or demolition of any such elements which the 

authorized City officers shall certify as required for public safety. 

d) Single family detached residential structures. 

e) Signs outside the Downtown Overlay, unless as an appeal to Staff decision or as referred 

to the Board by Staff. 

(5) Act in an advisory role to other City departments, boards and commissions. 

 

(6) Develop from time to time further design standards consistent with the purposes, intents and 

standards established in this Ordinance, and in accordance with Section 8. 

 

(7) Notwithstanding any other provisions of this Ordinance, the Design Review Board may 

delegate review responsibility for all non-residential areas not included within the Central 

Business District Downtown Overlay, Corridors of Influence and the Interchange Districts to 

the Director. If the Director finds the plans in compliance, the Director’s decision shall be final 

and a development or building permit shall be issued. 

 

 

7. Application 

 

(A) When required:  No person shall undertake development activity within any area of the City of 

Alpharetta subject to this Ordinance without first obtaining a Certificate of Design Approval from 

the Design Review Board in accordance with the provisions of this Ordinance.  Such Certificate of 

Design Approval shall be a pre-condition to the issuance of any land disturbance, building or other 

permit. 

 

(B)  Application for Certificate of Design Approval.  Application for Certificate of Design Approval shall 

be made to the Community Development Department and shall be accompanied by site plans, 

detailed development plans, including relevant sketches, perspective or isometric drawings, written 

descriptions, affirmatively setting forth provisions for compliance with design standards.  No 

application shall be deemed to be accepted by the Community Development Department unless and 

until all fees are paid and all information reasonably required by the Community Development 

Department is provided by the applicant. 

 

No application will be heard until all items have been submitted.  Submittal shall include, but not be 

limited to the following: 

 

(1)   Site Plan Requirements: 

 

a) The location of all proposed buildings and structures, accessory and main, indicating 

the number of stories and height. 

b) The location and dimensions of proposed recreation areas, open spaces, outdoor 

seating areas and similar improvements. 

c) Parking areas with parking spaces drawn, tabulated, and dimensioned.  Designated 

number of parking spaces (including handicap) required by ordinance and provided 

by proposal. 
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d) Parking islands and/or raised landscape islands and cart corral locations.  

e) The location of all drives.  Minimum drive aisle width and direction of vehicular 

travel. 

f) Curb cuts and adjacent and connecting roadways off premises.   

g) Security gates showing swing path. 

h) Sidewalks (both public and private).   

i) Loading docks. 

j) Detention ponds (underground/above ground).  Screening to be depicted on landscape 

plan and/or site plan. 

k) Sites for solid waste/trash containers with screening per City of Alpharetta design 

standards.   

l) Show all easements clearly designating as proposed and type (utility, access, etc.). 

m) The location, height, type and material of all fences, walls, retaining walls and 

guardrails. 

n) Show diameter, location, drip lines and protection areas of all specimen trees whether 

retained or removed. 

o) Show all required buffers and setbacks, streams, water and flood plain areas. 

p) Such other information as is reasonably necessary to represent the character, nature 

and exactness of the proposed project being review by the Board. 

q) Such other information as is reasonably requested by the Community Development 

Department and/or the Board. 

 

(2) Site Lighting: 

 

A photometric site lighting study certified by a professional to indicate all foot-candle 

levels extending to all property lines from the project. 

 

(3) Site Line Study: 

 

A site line drawing depicting several views from the public roadways to ensure all roof 

mounted equipment is concealed from public view.   

 

(4) Landscape Submittal Requirements: 

 

Provide landscape drawings prepared by a Landscape Architect (drawn to scale) indicating the 

locations of all landscape features including but not limited to size and type of all plant 

materials (including ground covers) and location of seasonal beds.  An existing tree and 

landscape survey and assessment of the existing landscaping should be included in the 

submittal. 

 

(5) Exterior Elevation Submittal Requirements: 

 

a) Provide photographs of the subject property in its current condition and photographs of all 

contiguous properties. 

b) Provide dimensioned and colored exterior elevations (drawn to scale) of all facades of the 

building identifying and representing the locations and color of all proposed exterior 

materials.  Include locations of all proposed building mounted light fixtures, equipment 
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or other accessories.  Enlarged details of portions of the building to help better 

understand the interaction of materials and colors are highly recommended.  

c) Provide actual material and color samples of all proposed exterior materials.  A color copy 

of such samples shall be included with the submittal (actual materials and color samples 

shall be brought to the design review meeting).  Include cut sheets or other written and 

pictorial descriptions of all building mounted lighting or equipment. 

d) Indicate the locations of all roof top mounted equipment. 

e) The use of perspective drawings, three-dimensional digital models or renderings to assist in 

depicting the exterior architecture of the building(s) is highly recommended. 

 

(6) Building and Monument Signage Requirements: 

 

a) Provide dimensioned and colored exterior elevations (drawn to scale) indicating the 

locations and dimensions of all building mounted signs.  Include actual color samples, 

lighting/illumination methods, materials and construction for each sign.  Provide a 

calculation indicating the total area (square footage) of each building sign.  

b) Provide a site plan (drawn to scale) indicating locations of ground mounted monument 

signs.  Indicate required setbacks, adjacent ground cover and landscaping materials. 

c) Provide dimensioned and colored elevations of ground mounted signs.  Identify all 

proposed materials, provide actual material and color samples.  Indicate lighting and 

illumination methods. 

 

(C) Action on Application. 

 

(1) The application shall be delivered with the supporting information and materials to the 

Community Development Department and the Board for review and consideration. 

 

(2) The Board shall act upon the application within thirty (30) days after the filing of an 

application with the Community Development Department containing all the information 

required in Section 7.  The Board may extend the period for action fifteen (15) additional days 

for reasonable cause.  The Community Development Department or the Board shall notify the 

applicant in advance of any decision to extend the period for action.  The Community 

Development Department, Design Review Board and the applicant may also mutually extend 

the period for action. 

 

(3) Unless extended, no action after forty-five (45) days shall deem the application as approved, 

and a Certificate of Design Approval shall be issued by the Community Development 

Department. 

 

(4) If the application is approved, a Certificate of Design Approval shall be issued.  In the event an 

application is not approved, denied or deferred for additional information by the Board, the 

Board shall provide the applicant a written denial, indicating the reason(s) for denial. 

 

(D) (1)  Appeal to Design Review Board Decision.  Appeal from the decision of the Board is by Writ 

of Certiorari to the Fulton County Superior Court and must be filed within thirty (30) days 

from the date of the decision by the Board. 
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8. Design Standards 

 

(A) Visual Compatibility Factors.  New construction and existing buildings, structures and 

appurtenances attached thereto which are moved, reconstructed, materially altered, repaired or 

repainted, including repainting the same color, should reflect the visual character of the 

surrounding areas and shall be visually compatible with buildings, and places to which they are 

visually related generally, in terms of the following factors: 

 

(1) Height.  The height of the proposed building shall be visually compatible with and complement 

the adjacent buildings and structures.  

(2) Scale.  The size of a building should be similar in height, width and depth to buildings, squares 

and places to which it is visually related, except in areas of redevelopment. 

(3) Facades. Buildings should follow an established solid-to-void ratio and are visually compatible 

with adjacent buildings.  Windows and door openings (height and width) are to be visually 

compatible with adjacent buildings.  Avoid openings exceeding the dimensions of adjacent 

buildings by more than 10%.  Buildings must have finished front, side and rear elevations 

where there is visibility to those elevations.  Respect and preserve the existing vernacular 

architecture and its elements.   

(4) Rhythm of Spacing of Buildings on Streets.  The relationship of buildings to open spaces 

between the building and the adjoining buildings shall be visually compatible with buildings, 

and places to which it is visually related. 

(5) Rhythm of Entrance and/or Porch Projections.  The relationship of entrances and porch 

projections to the sidewalks of a building shall be visually compatible with buildings, and 

places to which it is visually related.   

(6) Materials, Texture and Color.  The compatibility of the materials, texture and colors for each 

facade of a building shall be visually compatible with buildings, and places to which it is 

visually related.  Buildings and structures shall be visually compatible with adjacent buildings.  

Buildings adjacent to each other of conflicting architectural styles shall be separated by such 

means as screens and site breaks.  The use of brick and stone for exterior facades of buildings 

is strongly recommended. 

(7) Roof Configuration and Shape.  The roof configuration and shape of a building shall be 

visually compatible with the building(s) to which it is visually related. 

(8) Continuity.  Appurtenances of a building such as walls, wrought iron, fences, evergreen 

landscape masses and building facades shall, if necessary, form cohesive walls of enclosure 

along a street, to ensure visual compatibility of the building to the buildings, and places to 

which they are visually related. 

 (9) Signs.  Signs shall be compatible with the buildings, and places to which it is visually related.  

Signs shall reflect the scale and character of its surroundings in size, type, face, graphics, 

lighting, square footage, style, material, color and related qualities to the building.  Ground 

mounted signs in all Districts are to be monument style with materials and color(s) to match 

the parent building’s materials. Unless otherwise specified in a Master Sign Plan, the sign 

structure, foundation shall be of brick, stone or of materials to match the principal material 

found in the principal structure(s) on the site.  The Board encourages seasonal and evergreen 

plants be installed in planting beds surrounding the monument sign.  All signs must be 

weatherproof and must be made of enduring materials so as not to become a hazard due to 

disrepair, damage or inclement weather.  All letters or numbers shall be permanently affixed.  

Neon, fiber optics, and non-traditional illumination techniques are discouraged in lieu of LED 

or more environmentally friendly styles.  Use of neon tubing, fiber optics or other non-
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traditional illumination techniques which are visible are prohibited, unless covered by a 

translucent material.  All signs shall provide vertical relief with the use of characters, letters or 

numbers.  Lighting should be limited and shall not be distractive to motorists or pedestrians, 

not distract from the architecture of the site and not spill onto adjacent property.  

 

In General:  

 

a) Individual signs should not use more than three (3) colors, plus a background color. 

b) Signage may also utilize white and/or black as predominant colors. 

c) Signage should not utilize more than one (1) color for the primary message copy, unless 

a second color is used to create a shadowing or outlining effect.    

d) For panel signs, the background color shall mean the panel itself. 

e) For channel letters, the background color shall mean the returns. 

f) If a portion of the building behind a wall sign is painted a different color than the 

remainder of the wall, then such portion of the wall shall be counted as background 

color. 

g) Trim colors shall be counted as background colors. 

 

(10)   Master Sign Plan. For new construction or exterior remodel, of more than 50% of a building, a 

Master Sign Plan is strongly suggested  required for all multi-building or multi-occupant 

commercial developments before any permanent signs for such development may be erected.  

All owners, tenants, subtenants and purchasers of individual units within the development shall 

comply with the approved Master Sign Plan or submit to the Design Review Board for approval.   

A Master Sign Plan should show the allocation of permitted wall sign space among proposed 

tenants and any general building sign or signs. 

 

The Master Sign Plan shall consist of four (4) elements that shall govern all signs within the 

development: 

a) Location of wall and ground mounted signage 

b) Materials consisting of colors and materials to be used 

c) Size to indicate dimensions of the sign(s) and overall location and proportion to 

the building(s) elevation 

d) Illumination to include all lighting methods 

 

A Master Sign Plan may be amended by filing a new master sign plan through the DRB Sign 

application process. 

 

The Master Sign Plan application may be filed only by the owner of the land affected by the 

proposed change, or an agent, lessee or contract purchaser specifically authorized by the owner. 

If a governing board for the property affected exists, then the governing board may provide 

written authorization for all landowners affected.   

 

(11) Murals  Murals shall be appropriately scaled and visually compatible with the buildings on which 

they are placed.  Not all buildings are appropriate for mural display and careful consideration 

shall be given to any mural proposed within the downtown historic district. 

 

(12) Awnings Awning signs shall be allowed provided that: 
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The maximum area of an awning sign shall not exceed ten percent (10%) of the total awning face 

front and side areas. 

 

Awning signs may be illuminated only with direct surface lighting and not with any form of back 

lighting. 

 

(13) Logos and Trademarks Logos and trademarks may be included on signs without separate 

restriction, provided that such logos and trademarks are consistent with the approved color 

scheme shown on the Master Sign Plan. 

 

Logos for single occupancy projects also shall be limited to the three (3) color requirement.   

 

(14) Display of Registered Trademarks 

 

A federally registered trademark or service mark that is registered as a stylized/design mark in 

colors inconsistent with the applicable Master Sign Plan or the color limitations applicable to a 

single-occupancy property may nevertheless be displayed on a sign in its registered form and 

color(s), provided that it may only occupy up to twenty (20) percent of the permitted area of any 

sign, without regard to the color limitations otherwise applicable to the sign. 

 

Placement on the sign shall be in accordance with any applicable provisions of the Master Sign 

Plan. This Ordinance does not specify where a logo must be placed on a sign; 

 

Holders of multi-colored federally registered trademarks or of federally registered trademarks 

that do not conform to the colors shown in the applicable Master Sign Plan or with the three (3) 

color limitation on single-occupancy properties may, at the holder's choice, elect to display the 

mark in a color pattern consistent with the applicable Master Sign Plan; or, the holder may 

display the mark in its registered colors, provided that it shall not occupy more than ten percent 

(10%) of the permitted area of the sign on which it appears. 

 

The holder of a federally registered trademark that conforms to the colors shown in the 

applicable Master Sign Plan may display that logo as part of the permitted signage without 

further restriction. 

 

(15) Solar Panels Solar panels should be designed to be visually compatible with the architectural 

design of the primary structure. 

 

(16)  Landscaping.  Where existing topographic patterns contribute to beauty and utility of a 

development, they shall be preserved and developed.  Landscape treatment shall be provided to 

enhance and complement architectural features, strengthen vistas and lines of site and provide 

shade.  Vehicular areas shall be protected by appropriate curbs, tree guards, or other devices 

wherever possible.  Where building sites limit planting, the placement of trees and shrubs in 

the parkways or paved areas is encouraged.  Screening of service yards, exterior utilities 

(includes generators, cooling towers and condensers, etc.) refuse collection areas and other 

places which tend to be unsightly shall be accomplished by the use of walls, fencing, 

landscaping or any approved combination of these.  Screening shall be effective in winter and 

summer seasons.  Every effort shall be made to respect and preserve existing landforms, trees 

and other landscape elements.  Shield vehicular parking areas, service areas and driveways 
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from adjacent properties and public rights-of-ways through the use of effective screening 

mechanisms such as: Landscaped earthen berms; lowering the parking level grade below sight 

lines from public right-of-ways and by the use of evergreen screen landscaping.   

Plant materials are encouraged to be indigenous or naturalizing but not of exotic origin to this 

region and climate.  Care should be taken in selection of plant materials that do not require 

excessive irrigation or maintenance.  Scale and proportion of the building should be 

considered..  Landscaping should be utilized to complement and soften the architecture of 

buildings, structures and monument signs and soften or screen views of parking areas from 

public rights-of-ways.  Equal attention shall be given to landscaping along the sides and rear of 

buildings as well as the front elevation. 

 

The following minimum requirements must be met: 

 

a) Provide decorative landscaping near building entrances or patios (planting beds, large 

pots, etc.) Large (scale appropriate) stained concrete, Glass Fiber Reinforced Concrete 

(GFRC) or durable pottery pots (no plastic) should be used that complement the building 

architecture.   

b) Monument signs should not displace required landscaping.  

c) Screen dumpster and recycling bins with masonry wall to match the building and opaque 

metal gates and evergreen plantings.  See Standard Plan 700. 

d) Parking areas should be demarcated from pedestrian connections with pavers, stamped 

concrete or other material that differentiates the pedestrian walkway. 

e) Provide paved pedestrian connection from public sidewalk(s) to the site interior (may not 

lessen required planting square footage within a required tree island). 

f) All sites should include a minimum of one bicycle rack, one pedestrian bench and one 

trash receptacle (of approved color and style) 

g) All landscaped areas should be maintained by the use of automatic irrigation systems or 

as approved by the Community Development Department. Automatic irrigation systems 

shall comply with the Water Conservation Ordinance. 

h) Seasonal annual beds shall be maintained and watered as needed during the growing 

season.  This includes weeding, fertilization, dead-heading and removal/replacement of 

dead plants. 

 

(17)  Streetscape Guidelines 

 

Old Milton Parkway    

‘Brookside Area’ tree placement: Shade trees such as Willow Oak, Nuttall Oak, American 

Elm, etc. spaced 50 feet on center. Alternate with groupings of understory trees and 

accent shrubs.  Flowering or variegated leaf color is encouraged. 

Granville lights to be located 80 feet on center – color to meet City Standard 

 

Benches to be placed at the rate of one unit every 100 linear feet. 

 

Medians: Groupings of understory flowering trees and accent shrubs  with ends of beds to be 

planted with dwarf lemon yellow daylilies or similar.  Alternate with blocks of evergreen 

trees such as Holly (Savannah, Foster, or Nellie Stevens) staggered at eight (8) feet on 

center and ends of bed to be planted with Knockout roses or similar.  Planting shall allow 

for a minimum visual clearance of 24 feet at the end of each median which shall be 
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planted with dwarf daylilies or other ground cover.  Median widths of less than 2 feet 

shall be brick pavers (no plants). 

 

North Main Street 

Shade trees such as Hybrid Red Maple, Asian Elm, American or European Hornbeam, etc. 

spaced 50 feet on center. Alternate with groupings of understory trees and accent shrubs.  

Flowering or variegated leaf color is encouraged. Granville lights to be located 50 feet on 

center – color to meet City Standard. 

Benches to be placed at the rate of one unit every 150 linear feet. 

 

Medians: Groupings of understory trees under planted with Knockout Roses or similar.  

Flowering or variegated leaf color is encouraged.  Alternate with blocks of evergreen tree 

such as Nellie Stevens Holly staggered at eight (8) feet on center and ends of bed to be 

planted with low ornamental shrubs.  Plantings shall allow for a minimum visual 

clearance of 24 feet at the end of each median which shall be planted with dwarf daylilies 

or other ground cover.  Median widths of less than 2 feet shall consist of brick pavers (no 

plants). 

 

Central Business District – Comply with the Downtown Incentive Zoning Guidelines. 

 

Downtown Overlay – Comply with the Alpharetta Downtown Code and Alpharetta Downtown 

Design Guidelines. 

 

(18)  Building, Structure and Sign Material Colors. 

 

a) Building Color Palettes:  The use of muted, subdued or earth tone colors are encouraged 

while the use of novelty and primary colors are strongly discouraged and are to be 

avoided.  It is the intent of these Guidelines to establish timelessness in the color schemes 

incorporated in the building design and project design.  Colors are intended to enhance 

the architecture of the project, not to attract attention to specific features or elements such 

as roof or parapet lines and signs.  Building colors for the Central Business and Historic 

Business Districts Downtown Overlay are to be derived from the “Historic” or 

“Williamsburg” collections or palette by Benjamin Moore or equivalent. Equivalent 

colors matching the above named manufacturers are acceptable.   

   

b)  Deviation from the approved colors may be considered by the Board where appropriate 

or as part of accented design elements.  In general, a project should use no more than 

three (3) of the approved colors. 

 

(19) The following elements are strongly discouraged in all Districts, Overlays and Corridors of 

Influence: 

a) Visually obtrusive Storm Water Detention or Retention areas. Care should be taken to 

locate storm water detention or retention areas in the least conspicuous areas of the 

project site or design them as a water feature.  Additional care should be taken to mitigate 

the visual intrusion of detention or retention through the use of heavy landscaping or 

concealing these areas underground.  Utilization of the retention or detention pond as an 

attractive site feature is the preferred alternative. 
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b) Visible Roof mounted equipment on Buildings.  Roof mounted heating and air cooling 

units, exhaust hoods and fans, vent piping, satellite dishes, antennae and other roof 

appurtenances on the roof of a building are prohibited from being viewed from the 

ground by the general public and must be permanently screened.  Any exterior ventilated 

HVAC units shall be internally drained (i.e. condensate lines). 

c) Visible Dumpsters and Recycling bins or Containers.  Dumpsters, Refuse containers and 

recycling bins are required to be screened from public view with building materials that 

match the parent building and their location on the project site is to be as inconspicuous 

as possible.  Enclosure doors are to be constructed of steel or other durable materials that 

can be easily maintained and their color coordinated with the parent building. 

d) Excessive Site and Building Lighting.  Site and building lighting should be minimal with 

lighting standards and levels being at the discretion of the Board.  Site lighting should not 

distract motorists or pedestrians traversing on or near the project site.  Building lighting 

should not distract from the overall architecture of the building but should complement 

the building.  Site or building lighting should not “spill over” onto adjacent properties 

and should be directed specifically at the building in order to limit lighting of the night 

sky.  However, site and building lighting is encouraged to provide a sense of security. 

e) Improper Landscape design and lack of creativity.  Attractive, complimentary landscape 

is encouraged throughout the site using a mix of evergreen foundation plants, colorful 

accent plants and groundcovers. Untested non-naturalizing or non-indigenous species of 

plants are strongly discouraged.  Trees should be of larger caliper and size to create a 

pleasant and immediate impact upon installation. Shrubs should be of the largest 

container size possible  

f) Removal of existing trees important to the character of the site.  Large and significant 

trees should be protected where possible through the use of creative design solutions and 

man-made protection devices, such as tree wells, aeration systems, etc. 

g) Discouraged architectural elements.  Mansard roofs; wooden shakes and shingles; drive-

through windows that become a primary visual focus; plastic elements; inappropriate 

ornate architectural elements (such as elements depicting animals); metal buildings; and 

mobile units. 

h) Use of neon, fiber optic, and non-traditional illumination techniques is strongly 

discouraged.  Use of neon tubing or other non-traditional illumination techniques which 

are visible are prohibited, unless covered by translucent material. 

i) Excessive use of building materials.  In general, building materials should be limited to 

three types.  Buildings incorporating too many different material types look busy and 

disjointed.  Visual continuity should be considered by balancing building materials within 

the architectural elevations. 

j) Thematic architecture.  Building styles that are overly theatrical in character or are 

designed to represent specific objects are strongly discouraged.  Materials used to create 

theatrical design such as driftwood, netting, corrugated metal and mirrors are strongly 

discouraged. 

k) Excessive use of retaining walls.  Use of retaining walls is discouraged.  However, where 

required due to site conditions and grading considerations, care should be taken to 

mitigate their visual obtrusiveness.  Finished materials must match the parent building or 

structure.  Modular block walls are only allowed in non-visible areas of the site. 

l) Visually obtrusive parking structures or other accessory buildings.  Parking structures 

must provide architectural details and materials to mitigate their visual obtrusiveness on 

all exterior elevations.  Materials and colors must match those of the parent building.  
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Should no parent building be adjacent, then the parking structure should be visually 

compatible with other adjacent structures.  All surface and storm water shall be internally 

drained. Evergreen landscape trees and shrubs shall be incorporated to aid in screening 

the structure or building. 

m) Use of plastic materials and primary colored accessory structures.  Accessory structures 

such as playgrounds must not be visible from public right-of-ways.  Plastic materials and 

primary colors are to be avoided. 

n) Murals.  Murals shall be appropriately scaled and visually compatible with the buildings 

on which they are placed.  Not all buildings are appropriate for mural display and careful 

consideration shall be given to any mural proposed within the downtown historic district.  

Murals shall not include advertising or be commercial in nature. 

 

(B) General Design Standards.  The Board will also consider the following general design standards 

when reviewing applications for Certificate of Design Approval: 

 

(1) For new buildings and additions to existing buildings: 

 

a) The height of the rooflines or parapets along the street or public right-of-way. 

b) Scale and mass of the building on the site. 

c) Placement of the building on the site. 

d) Materials, color and texture of the buildings. 

e) Architectural style where there is a predominant style on surrounding and adjacent 

buildings; and 

f) Architectural details, including signs, subject to public view from any public street or 

public way. 

g) Incorporate pedestrian-friendly features and amenities wherever possible.  Pedestrian 

paths (i.e. sidewalks, mulched paths) should encourage pedestrian travel throughout an 

entire project.  Pedestrian paths connecting adjacent properties and projects are also 

strongly encouraged. 

 

 

(2) For modifications to existing buildings: 

 

a) The degree to which the distinguishing original qualities or character of a building, 

structure or site including historic materials are retained. 

b) The historic appropriateness of any new features; and 

c) The compatibility of proposed alterations with other buildings within the street block face 

or block face across the street, giving consideration to building size, shape, roofline, 

colors, materials, textures, nature of openings and architectural details. 

d) The extent to which the buildings or structures will promote the general welfare of the 

city and all citizens by the preservation and protection of the neighborhood. 

 

(3) Bridges and bridge encroachments 

 

a) Bridges and bridge encroachments in all areas of the City are to be treated with enhanced 

architectural details.  This would include all vehicular and pedestrian bridges and 

combinations thereof.  Enhancements should include the use of brick and/or stone for the 

exterior and interior (roadway side) of the facades of bridges and all wing walls, 
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abutments, beams, and piers. Horizontal and vertical relief should be provided along the 

sides to completely cover the substructure with a center point feature.  All vehicular 

bridges shall include a separated (by a decorative barrier) sidewalk of 10 feet.  Barriers 

are encouraged to include plantings.  All fencing proposed shall be of a decorative nature 

and should include a planting to create a “green” or “live” wall.  The bridge should 

include decorative lighting of both vehicular and pedestrian heights.  Each bridge center 

piece shall have an official City Seal incorporated.      

 

(C)  Specific Design Standards.   The Board will consider the following specific design standards when 

reviewing applications for certificate of appropriateness. 

     

a) It is the intent of the City to maintain and enhance the “Traditional Main Street” character 

within the Central Business District and the Historic Districts Downtown Overlay. The 

Alpharetta Downtown Design Guidelines provide standards for the desired design of this 

area. Outside these this areas the Board will evaluate each project proposal based on the 

quality of its design and relationship to the architectural character and style of the 

surrounding buildings, structures and streetscape. 

 

b) Building Scale, Proportion and Massing will be considered as follows. Within the Central 

Business District and the Historic Districts, no single building design element shall 

exceed one hundred (100) feet in length; and no continuous, uninterrupted storefront 

elevation(elevation in the same plane) shall exceed fifty (50) feet in length.  

 

c) The Board shall seek to minimize and discourage the use of the following architectural 

features within the City: 

1. Mansard roofs 

2. Wooden shakes or shingles 

3. Drive through windows that become a primary visual focus 

4. Plastic elements 

5. Inappropriate ornate architectural elements (such as elements depicting 

animals) 

6. Metal buildings 

7. Mobile buildings 

 

(D)  Additional Standards.  Subject to the approval of the City Council, the Board shall have the 

authority from time to time to promulgate additional design standards.  Such additional design 

standards shall be effective upon approval by the City Council. 

 

 9. Conformance with Certificate. 

 

All work performed pursuant to an issued Certificate of Design Approval shall conform to the 

requirements of such certificate.  If work is performed not in accordance with such certificate, the 

Community Development Department shall be authorized to issue a cease and desist order and all work 

shall cease. 

 

Appeal from such cease and desist order shall be the same as that set forth in Section 7 (D) for appeal of 

an application denial by the Board. 
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10. Remedies. 

 

In case any activity covered by this Ordinance is or is proposed to be initiated in violation of any provision 

of this Ordinance, the Community Development Department may, in addition to other remedies, and after 

due notice to the appropriate person(s), issue a citation for violation of this Ordinance requiring the 

presence of the violator in the Municipal Court of the City of Alpharetta or the City Code Enforcement 

Board, or institute an injunction or other appropriate action of proceedings to prevent such unlawful 

activity or to correct or abate such violation. 

 

 

11. Severability. 

Should any section or provision of the Ordinance be declared by a court of competent jurisdiction to be 

invalid, such decision shall not affect the validity of this Ordinance as a whole or any section thereof other 

than the section or provision specifically declared to be invalid. 
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AN ORDINANCE TO AMEND ARTICLE V OF THE UNIFIED DEVELOPMENT CODE OF THE 
CITY OF ALPHARETTA, GEORGIA; TO AMEND THE POWERS AND DUTIES OF THE 
DESIGN REVIEW BOARD; TO REPEAL CONFLICTING ORDINANCES; AND FOR OTHER 
PURPOSES.

WHEREAS, on or about May 21, 2001, the City of Alpharetta (the “City”) adopted a 
comprehensive zoning ordinance known and cited as the Unified Development Code of the City of 
Alpharetta, Georgia, which has subsequently been amended from time to time (the “Unified Development 
Code”); and

WHEREAS, the Mayor and Council of the City of Alpharetta (the “City Council” or “Council”) 
are charged with the protection of the public health, safety, and welfare of the citizens of the City of 
Alpharetta; and

WHEREAS, the Unified Development Code was designed to be amended from time to time when 
circumstances warrant that modifications be made in order to make the Unified Development Code more 
responsive to community needs; and

WHEREAS, the City Council finds that ordinances and regulations governing the uses of land and 
development of land within the City, as well as the City’s operations, should be continually improved from 
time to time and modified as necessary to better protect and promote the public health, safety and welfare 
of the residents and businesses of the City of Alpharetta; and

WHEREAS, the City Council desires to amend Article I, Article II and Appendix A: Alpharetta 
Downtown Code of the Unified Development Code for the foregoing purposes; and

WHEREAS, the City Council finds that the following amendment to the Unified Development 
Code promotes the health, safety, morals, convenience, order, prosperity and general welfare of the present 
and future inhabitants of the City of Alpharetta; 

NOW THEREFORE, The Council of the City of Alpharetta hereby ordains, as follows:

Section 1: Subsection 5.4.3(B) [Powers and Duties of the Design Review Board] of Article V of the 
Unified Development Code is hereby amended to require Design Review Board review of sign applications 
within the Downtown Overlay and master sign plans throughout the City. The Design Review Board will 
review appeals to administrative decisions on sign applications and sign applications referred to the Design 
Review Board at staff’s discretion.

Section 2: If any section, subsection, provisions, or clause of any part of this Ordinance shall be 
declared invalid or unconstitutional or, if the provisions of any part of this Ordinance as applied to any 
particular situation or set of circumstances shall be declared invalid or unconstitutional, such invalidity shall 
not be construed to affect the portions of this Ordinance not so held to be invalid, or the application of this 
Ordinance to other circumstances not so held to be invalid.  It is hereby declared as the intent of the City 
Council that this Ordinance would have been adopted in its current form without the invalid or 
unconstitutional provision contained therein.



Section 3: This Ordinance shall be effective immediately upon its adoption by the City Council and 
incorporated into The Unified Development Code of the City of Alpharetta, Georgia. This Ordinance 
hereby repeals any and all conflicting ordinances and amendments.

SO ORDAINED this the ____________day of ________________________, 2017.

Approved:

________________________________
David Belle Isle, Mayor

Attest: COUNCILMEMBERS

_____________________________ _________________________________
Coty Thigpen, City Clerk 
(Seal)

_________________________________
Approved as to Form:

_____________________________ _________________________________
C. Sam Thomas, City Attorney

_________________________________

_________________________________



City Council Meeting and Public Hearing
STAFF REPORT

 

Submitting Department: Legal
Submitted By: 

Meeting Date: July 24, 2017

 

I. AGENDA ITEM TITLE: 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) 

II. RECOMMENDATION:

 Approve a memorandum of understanding between Fulton County Schools and the City of Alpharetta 
allowing for the relocation of the Old Milton Log Cabin from the Milton Center Property. 

III. BUDGET IMPLICATIONS: 

 

BUDGETED ITEM: YES 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: 

 

The City Attorney will present and discuss a proposed Memorandum of Understanding between the City of Alpharetta 
and Fulton County Schools whereby the property known as the Old Milton Log Cabin (aka Log Cabin at Milton Center) 
would be conveyed to the City.

V. ALTERNATIVES: 
 
VI. ATTACHMENTS: 
 MOU , Exhibit A to MOU 



           MEMORANDUM OF UNDERSTANDING

This MEMORANDUM OF UNDERSTANDING (this "MOU") is made this _____day of 
_______, 2017, (the "Effective Date") by and between the Fulton County Board of Education 
(hereinafter "FCBOE") and the City of Alpharetta or its assignee, the Alpharetta Georgia 
Historical Society (hereinafter "City"), and their respective successors and assigns:

       WITNESSETH:

WHEREAS, FCBOE is the owner of the property known as the Log Cabin at Milton Center 
which property consists of one large building including all contents and one small outhouse, as 
depicted on the drawings attached hereto as Exhibit "A" and incorporated herein by reference; 
and

WHEREAS, FCBOE must remove this Log Cabin from the property of the Milton Center due to 
the demolition of the Milton Center; and

WHEREAS, the City (or its assignee the Alpharetta Georgia Historical Society) wishes to obtain 
this Log Cabin property and relocate the property to a City location because of its historical 
significance;

NOW THEREFORE, in consideration of the covenants contained herein, the benefits to each 
party, and other good and valuable consideration, the receipt, adequacy and sufficiency of which 
are hereby acknowledged, FCBOE and the City hereby agree as follows:

1. FCBOE will declare the Log Cabin property as surplus property so that it may be 
removed.

2. The City will hire, at the City's expense, the services of a licensed and insured contractor 
for the removal of the Log Cabin.

3. The City shall be responsible for cleaning the area of removal so that no debris is left on 
the site and that it is in a safe condition with no large holes or trip hazards.

4. Prior to removing the Log Cabin, the City shall ensure that all utilities providing services 
to the Log Cabin are disconnected.

5. The City agrees that work must be scheduled so that school operations will not be 
interrupted, including egress to the campus.

6. The City shall complete all removal and clean up of the Log Cabin property by December 
31, 2017, at which time the transfer of the Log Cabin shall be completed. 



7. If the City fails to remove the Log Cabin by December 31, 2017, then City's rights under 
this MOU will automatically expire without further action by either City or FCBOE, and 
neither City nor FCBOE shall have any surviving or continuing obligations hereunder.

IN WITNESS WHEREOF, FCBOE and the City have signed, sealed, and delivered this MOU as 
of the day and year first set forth above.

Fulton County Board of Education

By:  ______________________________
Linda Bryant, President

Attest: ______________________________
Jeff Rose, Ed.D., Superintendent

      

City of Alpharetta, Georgia

By:  ______________________________
Mayor

By:  ______________________________

 



Exhibit "A"
Drawings

Attached.
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City Council Meeting and Public Hearing
STAFF REPORT

 

Submitting Department: Public Safety
Submitted By: Will Merrill

Meeting Date: July 24, 2017

 

I. AGENDA ITEM TITLE: MOBILE VEHICLE-RADIO REPLACEMENTS FOR PUBLIC SAFETY 
II. RECOMMENDATION:

 

Approve the purchase one hundred twenty seven (127) Motorola vehicle radios at a total cost of $504,024.46 for the 
Department of Public Safety: 

Adopt the attached Resolution authorizing the Mayor to execute a lease agreement, and all associated documents, with 
Banc of America Public Capital Corporation for the purposes of funding the Motorola vehicle radios acquisition.

III. BUDGET IMPLICATIONS: 

 

BUDGETED ITEM: YES FISCAL IMPACT: YES 

INCLUDED IN CURRENT FY CPTL BUDGET: YES INCLUDED IN CURRENT FY OPRT. 
BUDGET: NO 

TOTAL PROJECT COST: $76,772.20 ANNUAL CAPITAL LEASE 
PAYMENT ($504,024.46 CAPITAL LEASE FINANCING)  

APPROPRIATIONS: 

ACCOUNT TITLE/NUMBER DOLLAR 
AMOUNT 

Vehicle Radio Replacements (21531800-542100-PEM02)
Capital Lease (principal expense; 21531800-581200-PEM00)
Capital Lease (interest expense; 21531800-582200-PEM00) 

$504,024.46
$75,004.33

$1,767.87 

EXTERNAL FUNDING SOURCES: 

ACCOUNT TITLE/NUMBER DOLLAR AMOUNT 
Vehicle Radio Replacements Lease-Financing Proceeds (21531800-393500-
PEM02)
-
- 

$504,024.46
$0.00
$0.00 

IV. REPORT IN BRIEF: 

 

The Department of Public Safety seeks approval to purchase one hundred twenty seven (127) Motorola radios at a total 
cost of $504,024.46. 

One hundred fifteen (115) Motorola APX 4500 mobile radios, available on Georgia State Contract (SWC980-280008), for 
use in Alpharetta Police vehicles. The current mobile radios in our police vehicles are end of life from the manufacturer, 
and do not take full advantage of capabilities of the North Fulton Regional Radio System, to include encryption, TDMA 
function, and over the air programming. These new mobile radios will complete Public Safety’s transition to the new 
Motorola APX radio hardware. The expected lifespan of these mobile radios is at least ten years. These radios are 
available at the state contract price of $4,056.35 each ($466,480.25 total), however, with a July promotion, these radios 
are available at $3,718.85 each ($427,667.75 total).

Five (5) Motorola APX 6500 mobile radios, available on Georgia State Contract (SWC980-280008), for use in Alpharetta 
Police undercover and administrative vehicles. These five radios have a hand held control head that allows for a covert 
install in our undercover vehicles, and a less intrusive install in our administrative vehicles that do not have a standard 
police console. These radios offer the same benefits and features as the APX 4500 radios, but in a different form factor. 
The expected lifespan of these mobile radios is at least ten years. These radios are available at the state contract price of 
$5,366.98 each ($26,834.88 total), however, with a July promotion, these radios are available at $5,029.48 each 



($25,147.38 total).

Five (5) Motorola APX 8500 mobile radios, available on Georgia State Contract (SWC980-280008), for use in our mobile 
command vehicle. These five radios have a single control head with support for 7/800 MHz, VHF, and UHF Range 1 & 2. 
These radios allow for statewide interoperability with all agencies. The current setup has three radios dedicated to the 
7/800 MHz bands, and single radios for VHF and UHF Ranges 1 & 2. With these new APX 8500 radios, we can 
designate more radios to cover the frequencies needed for interoperability. The expected lifespan of these mobile radios 
is at least ten years. These radios are available at the state contract price of $7,498.73 each ($37,493.63 total), however, 
with a July promotion, these radios are available at $7,161.23 each ($35,806.13 total).

Two (2) Motorola APX 8500 mobile radios, available on Georgia State Contract (SWC980-280008), for use in our mobile 
command and swat vehicles. These two radios have the same capabilities as the five APX 8500 radios above, with the 
exception of having a dual control head. This allows the extra control head to be mounted in the front cabin for the driver 
of the vehicle. The expected lifespan of these mobile radios is at least ten years. These radios are available at the state 
contract price of $8,039.10 each ($16,078.20 total), however, with a July promotion, these radios are available at 
$7,701.60 each ($15,403.20 total).

Motorola has a single source designation letter with the City of Alpharetta, dated August 26, 2015, which expires on June 
30, 2018.

Capital Lease Program

The Finance Department solicited quotes for the Motorola vehicle radio financings from eight financial institutions and 
obtained the following results: Banc of America (2.07%); SunTrust (2.11%); BB&T (2.16%); PNC (2.58%); Wells Fargo 
(max 5-year term); Whitney Bank ($ too small); JPMorgan ($ too small); and State Bank (no quote). 

Banc of America provided the most competitive interest rate and is the recommended partner for this transaction.

Transaction terms include:
 Loan amount: $504,024.46
 7-year term;
 2.07% fixed interest rate;
 no closing costs;
 no prepayment penalty; and
 $76,772.20 annual payment.

The Public Safety Department has sufficient appropriations programmed within the FY 2018 E-911 Fund Budget to fund 
the annual lease payment.

V. ALTERNATIVES: 
 
VI. ATTACHMENTS: 
 Radio Supporting Documents & Single Source letter, Lease Resolution, Lease Financing Proposal (BOA) 
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ALPHARETIA - - Sole/Single Source Justification Form 
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Pleo~e. complete and attach this form lo requisitions when competitive quotes/bids ore not solicited and provide justification below jrequired fo, 
requis1hons $5,000.0l ond greater) . This form must be approved by the City Attorney ond Procurement Official prior to ordering goods/service! 
from the proposed vendor. 

II o Sole Source or Single source designation is granted, a fvlly executed copy al this form must be attached to all related requi$itions The 
designation is provided for o maximum period of three (3) fiscal years, ofter which the good/services must be competitively procured or o new 
designation requested 

Department: 
.----------

jAugust 26, 2015 Public Safety ------- Date: 

Deportment Director /Designee {prinf): WesMcColl 

Vendor Name: Motorola Solutions Vendor#:~j6_3_9 _________ _ 

I om requesting a waiver from obtaining competitive pricing for the following reoson(s): 

1 Sole Source Designation 

Only one vendor possesses the unique and singularly available capability to provide the good/service . 

~Single Source Designation 1 
Only one vendor demonstrates the un ique knowledge , skills, and/or performance required to ensure successful 
consultation, implementation, installation, maintenance, etc. of the requested good/service which is on integ ral 
component of the City's existing infrastructure, equipment, and/or operations. 

'rovide o drucriplion of the 
·equested good/ service and o 
vstificotion for the Sole/Single 
)ource designation: 

Public Safety request renewal of o sole source designation for Motorola Solutions os the supplier of radios 
to the Deportment. Motorola Solutions sells radio accessories (e.g . batteries, antennae and microphon~) 
both directly and through dealers, but the radios themselves ore available only from the company through 
on in-house soles force . At this time, only Motorola radios will operate an the Fulton County trunk ond 
only Motorola Solutions sells them . 

I 
' 

I 
J 

"he user deportment shall exercise due diligence in reviewing the pricing of the requested vendor lo ensure it is in-line with pricing provided to 
.imilor customers. 

~Attorney Dote: 

Dote: 

Print Fnr~ 



 
 

TEL: 770- 823-2288 135 STONERIDGE WAY, FAYETTEVILLE, GEORGIA   30215 FAX: 770 460-8128 

 

July 3, 2017 

 

ALPHARETTA POLICE DEPARTMENT 

Proposal # 17-031G 

 

ASTRO 25 APX4500 DIGITAL MOBILE RADIO – PATROL    

 

115 M22URS9PW1 N – 10-35W, 7/800MHz, O2 Rugged Control Head, Impact Green 

 

  $4,056.35ea / $466,480.25 (GA State Contract) 

   OR 

  $3,718.85ea / $427,667.75 (July Technology Promotion – See Note 1) 

 

 PACKAGE INCLUDES 

Enhanced data 

Up to 512 channels 

Standard microphone 

Integrated GPS capable 

Day/Night Mode Button 

Built in 7.5 watt speaker 

Seamless wideband scan 

Remote mount configuration 

Standard software based ADP 

Programming Over Project 25 

Integrated encryption hardware 

Multi-Function volume/channel knob 

ASTRO25 Integrated Voice and Data 

Multiple (48) encryption key operation 

P25 Phase 2 TDMA trunked operations 

Flashport upgradeable & programmable 

Large Color Display with Intelligent Lighting 

IP56 Standard Meets MIL-specs 810C, D, E, F and G 

3 Year Service from the Start Lite hardware coverage   

RSM windporting, ear jack, volume control emergency button 

 

Notes: 

1. Pricing per GA State Contract 980-280008 plus TDMA at no charge for including 

Performance Enhancement Options POP25, Multiple Key Encryption, Enhanced Data and 

issuing a purchase order to Motorola by COB July 21, 2017.  

2. WiFi requires software activation option, mobile antenna and fixed-end infrastructure.  

3. GPS and Texting operations will require accessories, fixed-end hardware and software. 

4. Payment terms are Net 30 days from invoice and shipment is FOB destination. 

5. Per customer request radio programming, removal and installation are not included.  

6. Please include Proposal Number, Payment Terms and Shipping Address on purchase order. 

 

Thank you, 

John Byrd 

Senior Account Manager 



 
 

TEL: 770  460-8230 207  BANKS  STATION,  SUITE 601,  FAYETTEVILLE,  GEORGIA   30214 FAX: 770 460-8128 

 

July 3, 2017 

 

ALPHARETTA POLICE DEPARTMENT 

Proposal # 17-018 

 

ASTRO 25 APX6500 DIGITAL MOBILE RADIO        

 

5 M25URS9PW1 N – 10-35 watts, 7/800MHz Operation, O3 Hand Held Control Head 

 

  $5,366.98ea / $26,834.88 (GA State Contract) 

   OR 

  $5,029.48ea / $25,147.38 (July Technology Promotion – See Note 1) 

 

 PACKAGE INCLUDES 

GPS 

Enhanced Data 

Text Messaging 

Palm microphone 

Up to 870 channels 

Voice announcements 

Seamless wideband scan 

13 watt auxillary speaker 

Over the air programming  

3 Year Service from the Start 

Remote mount configuration 

Standard software based ADP 

Multiple encryption key operation 

ASTRO25 Integrated Voice and Data 

3dB gain low-profile rooftop antenna 

Meets MIL-specs 810C, D, E, F and G 

P25 Phase 2 TDMA trunked operations 

Flashport upgradeable & programmable 

RSM windporting, ear jack, volume control emergency button 

 

Notes: 

1. Pricing per GA State Contract 980-280008 plus TDMA at no charge for including 

Performance Enhancement Options POP25, Multiple Key Encryption, Enhanced Data and 

issuing a purchase order to Motorola by COB July 21, 2017.  

2. WiFi requires software activation option, mobile antenna and fixed-end infrastructure.  

3. GPS and Texting operations will require accessories, fixed-end hardware and software. 

4. Payment terms are Net 30 days from invoice and shipment is FOB destination. 

5. Per customer request radio programming, removal and installation are not included.  

6. Please include Proposal Number, Payment Terms and Shipping Address on purchase order. 

 

Thank you, 

 

John Byrd 

Senior Account Manager 



 
 

TEL: 770  460-8230  JOHN.BYRD@MOTOROLASOLUTIONS.COM 

 

June 30, 2017 

 

ALPHARETTA POLICE DEPARTMENT 

Proposal # 17-015 

 

ASTRO 25 APX8500 ALL BAND DIGITAL MOBILE RADIO      

 

5 M37TSS9PW1 N – 7/800, UHF and VHF Operation, O5 Control Head 

 

  $7,498.73ea / $37,493.63 (GA State Contract) 

   OR 

  $7,161.23ea / $35,806.13 (July Technology Promotion – See Note 1)  

 

 PACKAGE INCLUDES 

GPS 

Enhanced Data 

Text Messaging 

Up to 3000 channels 

Voice Announcements 

Multiple Encryption Key  

Seamless Wideband Scan 

WiFi Hardware Equipped (See note 2) 

Over the Air Provisioning 

13 Watt Auxillary Speaker 

Standard Palm Microphone 

Remote Mount Configuration 

P25 Phase 2 TDMA Operation 

Standard Software Based ADP 

3 Year Service from the Start Lite 

AES Advanced Encryption Standard 

ASTRO25 Integrated Voice and Data 

Meets MIL-Specs 810C, D, E, F and G 

Flashport Upgradeable & Programmable 

All Band Antenna (764-870/136-174/380-520) 

RSM windporting, ear jack, volume toggle, emergency button 

 

Notes: 

1. Pricing per GA State Contract 980-280008 plus TDMA at no charge for including 

Performance Enhancement Options POP25, Multiple Key Encryption, Enhanced Data and 

issuing a purchase order to Motorola by COB July 21, 2017.  

2. WiFi requires software activation option, mobile antenna and fixed-end infrastructure.  

3. GPS and Texting operations will require accessories, fixed-end hardware and software. 

4. Payment terms are Net 30 days from invoice and shipment is FOB destination. 

5. Per customer request radio programming, removal and installation are not included.  

6. Please include Proposal Number, Payment Terms and Shipping Address on purchase order. 

 

Thank you, 

John Byrd 



 
 

TEL: 770  460-8230  JOHN.BYRD@MOTOROLASOLUTIONS.COM 

 

June 30, 2017 

 

ALPHARETTA POLICE DEPARTMENT 

Proposal # 17-016 

 

ASTRO 25 APX8500 ALL BAND DIGITAL MOBILE RADIO      

 

2 M37TSS9PW1 N – 7/800, UHF and VHF Operation, Dual O5 Control Heads 

 

  $8,039.10ea / $16,078.20 (GA State Contract) 

    OR 

  $7,701.60ea /$15,403.20 (July Technology Promotion – See Note 1)  

 

 PACKAGE INCLUDES 

GPS 

Enhance Data 

Text Messaging  

Up to 3000 channels 

Voice Announcements 

Multiple Encryption Key  

Seamless Wideband Scan 

Over the Air Provisioning 

WiFi Hardware Equipped (See note 2) 

Remote Mount Configuration 

P25 Phase 2 TDMA Operation 

Standard Software Based ADP 

Two 13 Watt Auxillary Speakers 

Two Standard Palm Microphone 

3 Year Service from the Start Lite 

AES Advanced Encryption Standard 

ASTRO25 Integrated Voice and Data 

Meets MIL-Specs 810C, D, E, F and G 

Flashport Upgradeable & Programmable 

All Band Antenna (764-870/136-174/380-520) 

RSM windporting, ear jack, volume control emergency button 

 

Notes: 

1. Pricing per GA State Contract 980-280008 plus TDMA at no charge for including 

Performance Enhancement Options POP25, Multiple Key Encryption, Enhanced Data and 

issuing a purchase order to Motorola by COB July 21, 2017.  

2. WiFi requires software activation option, mobile antenna and fixed-end infrastructure.  

3. GPS and Texting operations will require accessories, fixed-end hardware and software. 

4. Payment terms are Net 30 days from invoice and shipment is FOB destination. 

5. Per customer request radio programming, removal and installation are not included.  

6. Please include Proposal Number, Payment Terms and Shipping Address on purchase order. 

 

Thank you, 

John Byrd 



A RESOLUTION OF THE MAYOR AND COUNCIL OF THE CITY OF ALPHARETTA, 
GEORGIA, AUTHORIZING THE EXECUTION AND DELIVERY OF CERTAIN 
SCHEDULES AND STATE OF GEORGIA LEASE RIDERS RELATING TO THE 

MASTER EQUIPMENT LEASE/PURCHASE AGREEMENT WITH BANC OF AMERICA 
PUBLIC CAPITAL CORP, AS LESSOR, EXECUTED ON FEBRUARY 18, 2016, 
FOR THE ACQUISITION, PURCHASE, FINANCING AND LEASING OF CERTAIN 

EQUIPMENT WITHIN THE TERMS HEREIN PROVIDED; AUTHORIZING THE 
EXECUTION AND DELIVERY OF OTHER DOCUMENTS REQUIRED IN CONNECTION 
THEREWITH; AND AUTHORIZING ALL OTHER ACTIONS NECESSARY TO THE 

CONSUMMATION OF THE TRANSACTION CONTEMPLATED BY THIS RESOLUTION

WHEREAS, the City of Alpharetta (the “Lessee”), a city and 
politic duly organized and existing under the laws of the State of 
Georgia, is authorized by the laws of the State of Georgia to 
purchase, acquire and lease personal property (tangible and 
intangible) for the benefit of the Lessee and its inhabitants and 
to enter into contracts with respect thereto; and

WHEREAS, the governing body of the Lessee (the “Council”) has 
determined that a need exists for the acquisition, purchase and 
financing of certain property consisting of public safety vehicle 
radios (collectively, the “Equipment”) on the terms herein 
provided; and

WHEREAS, in order to acquire such Equipment, the Lessee 
entered into that certain Master Equipment Lease/Purchase 
Agreement (the “Agreement”) with Banc of America Public Capital 
Corp (or one of its affiliates), as lessor (the “Lessor”), on 
February 18, 2016, and separate Schedule thereto substantially in 
the form attached to the Agreement; and

WHEREAS, the Council deems it for the benefit of the Lessee 
to enter into amendments to the Agreement adding additional 
separate Schedules relating thereto from time to time as provided 
in the Agreement for the purchase, acquisition, financing and 
leasing of the Equipment described in the Schedules and on the 
terms and conditions therein and herein provided;

NOW, THEREFORE, BE IT AND IT IS HEREBY RESOLVED by the 
governing body of the Lessee as follows:

Section 1. Findings and Determinations. It is hereby 
found and determined that the terms of the Agreement as amended, 
including the form of Schedule of Property No. 4 (the “Schedule”) 
and the form of the Rental Payment Schedule for Schedule No. 4, 



are in the best interests of the Lessee for the acquisition, 
purchase, financing and leasing of the Equipment.

Section 2. Approval of Documents. The form, terms and 
provision of Schedule of Property No. 4 and the form of the Rental 
Payment Schedule for Schedule No. 4 are hereby approved in 
substantially the forms presented at this meeting, with such 
insertions, omissions and changes as shall be approved by the Mayor 
and City Clerk of the Lessee (the “Authorized Officials”) executing 
the same, the execution of such documents being conclusive evidence 
of such approval. The Authorized Officials are each hereby 
authorized and directed to sign and deliver on behalf of the Lessee 
the Schedule under which a separate Lease (as defined in the 
Agreement) is created, the Rental Payment Schedule and any related 
exhibits attached thereto if and when required; provided, however, 
that, without further authorization from the governing body of the 
Lessee, (a) the aggregate principal component of Rental Payments 
under the Lease entered into pursuant to the Agreement for Schedule 
No. 4 shall not exceed $504,024.46; (b) the maximum term under the 
Lease entered into pursuant to the Agreement, as amended, shall 
not exceed seven (7) years for Schedule No. 4; and (c) the maximum 
interest rate used to determine the interest component of Rental 
Payments under the Lease shall not exceed the lesser of the maximum 
rate permitted by law or 2.07% per annum for Schedule No. 4. The 
Authorized Officials may sign and deliver the Lease to the Lessor 
on behalf of the Lessee pursuant to the Agreement on such terms 
and conditions as they shall determine are in the best interests 
of the Lessee up to the maximum aggregate principal component, 
maximum term and maximum interest rate provided above. The 
foregoing authorization shall remain in effect for a period of two 
(2) years from the date hereof during which the Authorized 
Officials are authorized to sign and deliver the Lease pursuant to 
the Agreement on the terms and conditions herein provided and to 
be provided in each such Lease.

Section 3. Ratification of Schedules 1-3. Schedules 1-3 
and all related documents previously entered into by the parties 
are hereby confirmed and ratified in all respects.

Section 4. Other Actions Authorized. The officers and 
employees of the Lessee shall take all action necessary or 
reasonably required by the parties to the Agreement to carry out, 
give effect to and consummate the transactions contemplated 
thereby (including the execution and delivery of Final Acceptance 
Certificates, Escrow Agreements and any tax certificate and 
agreement, as contemplated in the Agreement) and to take all action 
necessary in conformity therewith, including, without limitation, 



the execution and delivery of any closing and other documents 
required to be delivered in connection with the Agreement and each 
Lease.

Section 5. No General Liability. Nothing contained in 
this Resolution, the Agreement, any Lease, any Escrow Agreement 
nor any other instrument shall be construed with respect to the 
Lessee as incurring a pecuniary liability or charge upon the 
general credit of the Lessee or against its taxing power, nor shall 
the breach of any agreement contained in this Resolution, the 
Agreement, any Lease, any Escrow Agreement or any other instrument 
or document executed in connection therewith impose any pecuniary 
liability upon the Lessee or any charge upon its general credit or 
against its taxing power, except to the extent that the Rental 
Payments payable under each Lease entered into pursuant to the 
Agreement are limited obligations of the Lessee, subject to annual 
appropriation, as provided in the Agreement.

Section 6. Appointment of Authorized Lessee Representa-
tives. The Mayor and City Clerk of the Lessee are each hereby 
designated to act as authorized representatives of the Lessee for 
purposes of the Lease and related Escrow Agreement until such time 
as the governing body of the Lessee shall designate any other or 
different authorized representative for purposes of the Agreement 
and any Lease or Escrow Agreement.

Section 7. Severability. If any section, paragraph, 
clause or provision of this Resolution shall for any reason be 
held to be invalid or unenforceable, the invalidity or 
unenforceability of such section, paragraph, clause or provision 
shall not affect any of the remaining provisions of this 
Resolution.

Section 8. Effective Date. This Resolution shall be 
effective immediately upon its approval and adoption.

[SIGNATURES CONTINUED ON FOLLOWING PAGE]

[SIGNATURE PAGE TO
RESOLUTION AUTHORIZING EXECUTION OF SCHEDULES AND

LEASE RIDERS TO MASTER EQUIPMENT LEASE DATED FEBRUARY 18, 2016)



SO RESOLVED, this ______ day of ____________________, 2017.

CITY OF ALPHARETTA, GEORGIA

  By:_____________________________
David Belle Isle, Mayor

  COUNCIL MEMBERS

_____________________________
Jason Binder

_____________________________
Jim Gilvin

_____________________________
Mike Kennedy

_____________________________
Dan Merkel

_____________________________
Donald Mitchell

_____________________________
(SEAL) Chris Owens

Attest:

______________________________
Coty Thigpen, City Clerk



CLERK’S CERTIFICATE

The undersigned, a duly elected or appointed and acting City 
Clerk of the Lessee identified in the foregoing Resolution No. 
______ the “Resolution”), hereby certifies that the Resolu-tion is 
a full, true and correct copy of such Resolution as adopted by the 
governing body of the Lessee on ________________, 20____.  The 
Resolution is in full force and effect on the date hereof and has 
not been amended, modified or otherwise changed by the governing 
body of the Lessee since the date of adoption of the Resolution.

__________________________________
Coty Thigpen, City Clerk

(SEAL)

2233117



“Bank of America Merrill Lynch” is the marketing name for the global banking and global markets businesses of Bank of America Corporation. Lending, 
derivatives, leasing, equipment finance, and other commercial banking activities are performed globally by banking affiliates of Bank of America 
Corporation, including Bank of America, N.A., Member FDIC. Securities, strategic advisory, and other investment banking activities are performed globally 
by investment banking affiliates of Bank of America Corporation (“Investment Banking Affiliates”), including, in the United States, Merrill Lynch, Pierce, 
Fenner & Smith Incorporated and Merrill Lynch Professional Clearing Corp., both of which are registered broker-dealers and Members of SIPC, and, in 
other jurisdictions, by locally registered entities.  Merrill Lynch, Pierce, Fenner & Smith Incorporated and Merrill Lynch Professional Clearing Corp. 
are registered as futures commission merchants with the CFTC and are members of the NFA. BAPCC is not a municipal advisor and is not subject to the 
fiduciary duty established in Section 15B(c)(1) of the Securities Exchange Act of 1934, as amended, with respect to any municipal financial product or issuance 
of municipal securities. The information provided in this document is not intended to be and should not be construed as “advice” with the meaning Section 15B 
of the Securities Exchange Act of 1934 and the municipal advisor rules of the SEC. Investment products offered by Investment Banking Affiliates: Are Not 
FDIC Insured May Lose Value Are Not Bank Guaranteed. ©2016 Bank of America Corporation

Charles T. Maguire Banc of America Public Capital Corp
Senior Vice President VA2-300-18-02
Government Equipment Finance 1111 E. Main Street, 18th Floor

Richmond, VA 23219
Email:  charles.maguire@baml.com
Tel:  (804) 788-3345
Fax: (804) 262-8344

July 14, 2017

Shawn Mitchell
Budget and Procurement Manager
City of Alpharetta
2 Park Plaza
City Hall (2nd Floor)
Alpharetta, GA 30009

Dear Mr. Mitchell:

Banc of America Public Capital Corp (“BAPCC”), on behalf of Bank of America, National Association, is pleased 
to submit to you (“Lessee”) the lease financing proposal (the “Proposed Transaction”) described in the attached 
Summary of Terms and Conditions (the “Term Sheet”).  

In order to stream line documentation and reduce expenses, we are recommending we use identical documents 
from our earlier lease with the City in 2016.

This letter and the Term Sheet (collectively, the “Proposal” or “Proposal Letter”) include only a brief description 
of the principal terms of the Proposed Transaction, and are intended for discussion purposes only.  This Proposal 
Letter is not intended to and does not create any binding legal obligation on the part of either party.  BAPCC will 
not be obligated to provide any financing until the satisfactory completion of its credit, legal and investment 
approval process.  The terms and conditions of this Proposal Letter shall be superseded by and shall no longer be 
effective upon the execution and delivery of final legal documentation with respect to this Proposed Transaction.  

This Proposal must be accepted on or before July 21, 2017 in order for BAPCC to proceed with its consideration 
of the Proposed Transaction.  To accept this proposal, please sign the enclosed copy of this letter and return it, by 
no later than July 21, 2017 to:

Banc of America Public Capital Corp
1111 E. Main Street, 18th Floor
Richmond, VA 23832
P – 804-788-3345
F – 804-788-3432

We appreciate this opportunity to present Bank of America.

Very truly yours,

BANC OF AMERICA PUBLIC CAPITAL CORP

Charles T. Maguire
                                                                       Charles T. Maguire

                       Senior Vice President

http://www.sipc.org/
http://www.sipc.org/
http://www.sipc.org/
http://www.sipc.org/


The transaction described in this document is an arm’s length, commercial transaction between you and Banc of America Public Capital Corp (“BAPCC”) 
in which: (i) BAPCC is acting solely as a principal (i.e., as a lender or lessor) and for its own interest; (ii) BAPCC is not acting as a municipal advisor or 
financial advisor to you; (iii) BAPCC has no fiduciary duty pursuant to Section 15B of the Securities Exchange Act of 1934 to you with respect to this 
transaction and the discussions, undertakings and procedures leading thereto (irrespective of whether BAPCC or any of its affiliates has provided other 
services or is currently providing other services to you on other matters); (iv) the only obligations BAPCC has to you with respect to this transaction are set 
forth in the definitive transaction agreements between us; and (v) BAPCC is not recommending that you take an action with respect to the transaction 
described in this document, and before taking any action with respect to the this transaction, you should discuss the information contained herein with your 
own legal, accounting, tax, financial and other advisors, as you deem appropriate.  If you would like a municipal advisor in this transaction that has legal 
fiduciary duties to you, you are free to engage a municipal advisor to serve in that capacity. 

Page 2

The undersigned, by its authorized representative below, accepts the above proposal, agrees to furnish BAPCC, 
its successors and assigns, any information relating to the business or financial condition of Lessee or its affiliates, 
and authorizes BAPCC, Bank of America, National Association, and their affiliates to disclose to, discuss with 
and distribute such information (and any information they may already have) to any other affiliates or proposed 
assignees or successors of Lessor.

City of Alpharetta, GA

By: 

Title:  

Date: 

This proposal is submitted in response to your Request for Proposals for Equipment Lease-Purchase Financing.  The contents of this 

proposal and any subsequent discussions between us, including any and all information, recommendations, opinions, indicative pricing, 

quotations and analysis with respect to any municipal financial product or issuance of municipal securities, are provided to you in reliance 

upon the exemption provided for responses to requests for proposals or qualifications under the municipal advisor rules (the “Rules”) of the 

Securities and Exchange Commission (240 CFR 15Ba1-1 et seq.).

The Staff of the SEC’s Office of Municipal Securities has issued guidance which provides that, in order for a request for proposals to be 

consistent with this exemption, it must (a) identify a particular objective, (b) be open for not more than a reasonable period of time (up to six 

months being generally considered as reasonable), and (c) involve a competitive process (such as by being provided to at least three 

reasonably competitive market participants) or by being publicly posted to your official website.  In submitting this proposal, we have relied 

upon your compliance with this guidance.

In submitting this proposal, we are not undertaking to act as a “municipal advisor” to you or any other person within the meaning of the 

Rules.  In connection with this proposal and the transactions described herein, we are not subject to, and we hereby disclaim, any fiduciary 

duty to you or to any other person.  We understand that you will consult with and rely on the advice of your own municipal, financial, tax, 

legal and other advisors as and to the extent you deem necessary in connection with your evaluation of this proposal and the transactions 

described herein.



The transaction described in this document is an arm’s length, commercial transaction between you and Banc of America Public Capital Corp (“BAPCC”) 
in which: (i) BAPCC is acting solely as a principal (i.e., as a lender or lessor) and for its own interest; (ii) BAPCC is not acting as a municipal advisor or 
financial advisor to you; (iii) BAPCC has no fiduciary duty pursuant to Section 15B of the Securities Exchange Act of 1934 to you with respect to this 
transaction and the discussions, undertakings and procedures leading thereto (irrespective of whether BAPCC or any of its affiliates has provided other 
services or is currently providing other services to you on other matters); (iv) the only obligations BAPCC has to you with respect to this transaction are set 
forth in the definitive transaction agreements between us; and (v) BAPCC is not recommending that you take an action with respect to the transaction 
described in this document, and before taking any action with respect to the this transaction, you should discuss the information contained herein with your 
own legal, accounting, tax, financial and other advisors, as you deem appropriate.  If you would like a municipal advisor in this transaction that has legal 
fiduciary duties to you, you are free to engage a municipal advisor to serve in that capacity. 

SUMMARY OF TERMS AND CONDITIONS

Date: July 14, 2017

Lessee: City of Alpharetta, GA

Lessor: Banc of America Public Capital Corp (“BAPCC”) or its assignee or designee ("Lessor")

Equipment: Motorola Radios
 

Security: Lessor will have a security interest in the Equipment.  

Structure: The Lease will be structured as a BANK QUALIFIED TAX-EXEMPT transaction. This is a 
lease intended as security transaction; all tax benefits will remain with Lessee; the lease will be 
a net financial lease, and all expenses, including (but not limited to) insurance, maintenance, 
and taxes, will be for the account of Lessee..

Term: Option A: 86 months.
Option B: 74 Months

Maximum 
Funding: Not to exceed $504,024.46

Rate: Option A: 2.09%
Option B: 2.07%

The current rates are locked until August 30, 2017, and will be honored so long as the 
transaction is funded before such date.  After August 30, 2017, Lessor may adjust the rate 
upward depending on changes in interest rates between August 30, 2017 and the date the final 
pricing is determined.

In order to lock the rate, the City must notify (email is fine) BAPCC of acceptance of the rates 
within 5 business days from the issuance of this proposal.  

Payments: Payments will be in accordance with the attached amortization schedule.  Please note if 
alternative payment frequencies (i.e. monthly, quarterly or semiannually) or changes to the 
principal amounts due on each payment date are requested, this may be accommodated but any 
changes to the average life may also impact the rate quoted herein.  

Insurance: Lessee may be required to provide, at its expense, casualty insurance (with such deductibles as 
Lessor may approve) Lessor has the ability, if necessary, to obtain and provide any insurance 
certificate required. 

Prepayment: Pre-payable in whole on any payment date at par after the first half of the term has expired.

Governmental
Entity Lease: The Base Rent installments are calculated on the assumptions, and Lessee will represent, that 

Lessee is a state or political subdivision of a state within the meaning of Section 103(c) of the 
Internal Revenue Code (the "Code"), that this transaction will constitute an obligation of Lessee 
within the meaning of Section 103(a) of the Code, notwithstanding Section 103(b) of the Code.  
Lessee shall provide Lessor with such evidence as Lessor may request to substantiate and 
maintain such tax status.  

Lessee will indemnify Lessor only as to the actions or omissions of the lessee, on an after-tax 
basis, against any loss of Federal income tax exemption of the interest portion of the rentals and 
against any penalties and interest imposed by the Internal Revenue Service on Lessor in 
connection therewith on a lump-sum basis.  



The transaction described in this document is an arm’s length, commercial transaction between you and Banc of America Public Capital Corp (“BAPCC”) 
in which: (i) BAPCC is acting solely as a principal (i.e., as a lender or lessor) and for its own interest; (ii) BAPCC is not acting as a municipal advisor or 
financial advisor to you; (iii) BAPCC has no fiduciary duty pursuant to Section 15B of the Securities Exchange Act of 1934 to you with respect to this 
transaction and the discussions, undertakings and procedures leading thereto (irrespective of whether BAPCC or any of its affiliates has provided other 
services or is currently providing other services to you on other matters); (iv) the only obligations BAPCC has to you with respect to this transaction are set 
forth in the definitive transaction agreements between us; and (v) BAPCC is not recommending that you take an action with respect to the transaction 
described in this document, and before taking any action with respect to the this transaction, you should discuss the information contained herein with your 
own legal, accounting, tax, financial and other advisors, as you deem appropriate.  If you would like a municipal advisor in this transaction that has legal 
fiduciary duties to you, you are free to engage a municipal advisor to serve in that capacity. 

Non-Appropriation
Termination: Lessee affirms that funds are available for the current fiscal year and reasonably believes that 

sufficient funds can be obtained to make all rental payments during each subsequent fiscal year. 
Lessee will regularly budget for and otherwise use its best efforts to obtain funds for the 
continuation of the rentals in this transaction. 

Expenses: Lessee and Lessor will each be responsible for their own closing costs.

Escrow
Account: Lessee may deposit, subject to compliance with applicable regulations under the Internal 

Revenue Code, including, but not limited to arbitrage regulations, the proceeds of the Lease in 
an escrow acceptable to Lessor, and disbursements made therefrom to pay for the Project upon 
the execution and delivery of an acceptance certificate (and related documents) by Lessee and 
approved by Lessor.

Documents: Lease documents in form and substance satisfactory to Lessor and its local counsel must be 
executed and delivered.  If Lessor requests, Lessee will also furnish duly executed landlord and 
mortgage waivers and supporting information.  Lessee will also provide board resolutions, 
incumbency certificates and other documentation required by Lessor.  Please note that a validity 
opinion from Lessee’s counsel will be required, however, a tax opinion will not be required 
for this transaction. 

Conditions
Precedent: The construction period for the fire trucks will be no longer than one year; the vendor will 

receive payment in December 2016 in advance of completion of the project; however, 
amortization will start at the time of funding (first payment will be Nov. 11, 2017).  The total 
amount of this transaction is approximately $1.0MM.  BAPCC will receive a payment and 
performance bond; also, BAPCC will take assignment of the vendor contract which is to be 
reviewed by our legal department.

Private
Placement: The proposed transaction is a private placement that will not require (i) any additional public 

ongoing disclosure requirements, (ii) any additional public offering document generation 
requirements, or (iii) any underwriting or related fees.

Market 
Disruption:         Notwithstanding anything contained herein to the contrary, in the event any material change 

shall occur in the financial markets after the date of this Proposal Letter, including but not limited 
to any governmental action or other event which materially adversely affects the extension of 
credit by banks, leasing companies or other lending institutions, the Lessor may modify the 
indicative pricing described above.

USA Patriot Act
Compliance:  The Lessee acknowledges that pursuant to the requirements of the USA Patriot Act, as amended 

from time to time (including as amended by the USA Freedom Act of 2015) (the "Patriot 
Act"), the Lessor is required to obtain, verify and record information that identifies the Lessee, 
which information includes the name and address of the Lessee and other information that will 
allow the Lessor to identify the Lessee in accordance with the Patriot Act.

Credit Due
Diligence: In order to complete its credit due diligence, Banc of America Public Capital Corp Credit 

Administration will need you to provide:
- Three years of most recent audited financial statements;
- Most recent fiscal year’s Budget
- Insurance Certificate
- W-9
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in which: (i) BAPCC is acting solely as a principal (i.e., as a lender or lessor) and for its own interest; (ii) BAPCC is not acting as a municipal advisor or 
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Option A: Lease Amortization:

date funding payment interest principal balance
--------- ------------ ----------- ----------- ----------- ------------
8/30/2017 504,024.46$ 504,024.46$
11/1/2017 67,896.98$  1,784.95$  66,112.04$  437,912.42$
11/1/2018 67,896.98$  9,152.37$  58,744.61$  379,167.81$
11/1/2019 67,896.98$  7,924.61$  59,972.38$  319,195.43$
11/1/2020 67,896.98$  6,671.18$  61,225.80$  257,969.63$
11/1/2021 67,896.98$  5,391.57$  62,505.42$  195,464.22$
11/1/2022 67,896.98$  4,085.20$  63,811.78$  131,652.43$
11/1/2023 67,896.98$  2,751.54$  65,145.45$  66,506.99$  
11/1/2024 67,896.98$  1,390.00$  66,506.99$  -$            

----------- ---------- ---------- ----------
504,024.46$ 543,175.87$ 39,151.41$ 504,024.46$

Option B: Lease Amortization:

date funding payment interest principal balance
--------- ------------ ----------- ----------- ----------- ------------
8/30/2017 504,024.46$ 504,024.46$
11/1/2017 76,772.20$  1,767.87$  75,004.33$  429,020.13$
11/1/2018 76,772.20$  8,880.72$  67,891.48$  361,128.64$
11/1/2019 76,772.20$  7,475.36$  69,296.84$  291,831.81$
11/1/2020 76,772.20$  6,040.92$  70,731.28$  221,100.53$
11/1/2021 76,772.20$  4,576.78$  72,195.42$  148,905.11$
11/1/2022 76,772.20$  3,082.34$  73,689.86$  75,215.24$  
11/1/2023 76,772.20$  1,556.96$  75,215.24$  0.00$          

----------- ---------- ---------- ----------
504,024.46$ 537,405.40$ 33,380.94$ 504,024.46$



City Council Meeting and Public Hearing
STAFF REPORT

 

Submitting Department: City Clerk
Submitted By: Coty Thigpen
Meeting Date: July 24, 2017

 

I. AGENDA ITEM TITLE: INTERGOVERNMENTAL AGREEMENT WITH FULTON COUNTY FOR ELECTION 
SERVICES 

II. RECOMMENDATION:

 
Staff seeks City Council's approval of an Intergovernmental Agreement (IGA) between Fulton County and the 
City of Alpharetta for the provision of election services for the 2017 Municipal Election in the amount of 
$124,012.90. 

III. BUDGET IMPLICATIONS: 

 

BUDGETED ITEM: YES FISCAL 
IMPACT: YES 

INCLUDED IN CURRENT FY CPTL BUDGET: NO 

INCLUDED IN 
CURRENT FY 
OPRT. 
BUDGET: YES 

TOTAL PROJECT COST: UNDER THE TERMS OF THE IGA, THE CITY OF 
ALPHARETTA WILL REMIT $124,012.90 TO FULTON COUNTY UPON CONTRACT 
EXECUTION. THE REMITTED FUNDS WILL BE MAINTAINED IN A SEPARATE 
ELECTION ACCOUNT WITH ALL EXPENSES AND CHARGES IN CONNECTION 
WITH THE ELECTION TO BE RECORDED AND PAID FROM SAID ACCOUNT. 
WITHIN 120 DAYS AFTER THE ELECTION AND ANY SUBSEQUENT RUNOFF 
ELECTION, THE COUNTY WILL FURNISH TO THE CITY A COMPLETE STATEMENT 
SHOWING ALL EXPENSES INCURRED IN THE ELECTION AND (1) REFUND 
EXCESS FUNDS TO THE CITY OR (2) BILL THE CITY FOR ANY DEFICITS. THE 
INITIAL FUNDING AMOUNT BEING REQUESTED HEREIN HAS HISTORICALLY 
BEEN SUFFICIENT TO COVER ELECTION COSTS. 

 

APPROPRIATIONS: 

ACCOUNT TITLE/NUMBER DOLLAR AMOUNT 

EXTERNAL FUNDING SOURCES: 

ACCOUNT TITLE/NUMBER DOLLAR AMOUNT 

IV. REPORT IN BRIEF: 

 

The City of Alpharetta has requested that Fulton County conduct our 2017 Municipal Election on November 
7, 2017. The County will handle all aspects of the election with the exception of qualifying, which will be 
handled by the City Clerk's office. The total amount of the contract is $124,012.90, which includes services 
for election day and an early voting period of 3 weeks. The Alpharetta Library will serve as our early voting 
precinct for the full 3 weeks preceding the election. 

V. ALTERNATIVES: 
 
VI. ATTACHMENTS: 
 IGA with Fulton County for Election Services 































City Council Meeting and Public Hearing
STAFF REPORT

 

Submitting Department: Public Works
Submitted By: 

Meeting Date: July 24, 2017

 

I. AGENDA ITEM TITLE: RELOCATION OF OVERHEAD UTILITY LINES:  AT&T / ACADEMY STREET 
II. RECOMMENDATION:
 
III. 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: 
 Consideration to relocate certain AT&T overhead utility lines located on Academy Street.
V. ALTERNATIVES: 
 
VI. ATTACHMENTS: 
 



City Council Meeting and Public Hearing
STAFF REPORT

 

Submitting Department: Recreation and Parks
Submitted By: Lisa Gurganus

Meeting Date: July 24, 2017

 

I. AGENDA ITEM TITLE: PROJECT UPDATE: ALPHARETTA ARTS CENTER 
II. RECOMMENDATION:

 Provide direction to staff on the Alpharetta Arts Center construction plan, value engineering items, and 
funding options. 

III. 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: 

 City staff and representatives from Houser Walker Architecture will provide an update on the Alpharetta Arts 
Center project, discuss value engineering items, and discuss proposed funding options for the project.

V. ALTERNATIVES: 
 
VI. ATTACHMENTS: 
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