PECTY o PLANNING COMMISSION MEETING

<N NOVEMBER 2, 2017
ALPHARETTA A .
—g— — 2 PARK PLAZA
GEORGIA 6:30 PM

I CALL TO ORDER

Il. ROLL CALL

Ml APPROVAL OF MEETING MINUTES
a. October 5, 2017 Minutes

Iv. ITEMS FROM BOARD MEMBERS
V. ITEMS FROM STAFF
VL. PUBLIC HEARING

a. CLUP-17-04/Z2-17-10/V-17-23 Haynes & Devore/DT-MU
This item has been withdrawn by the Applicant. It will no longer be considered.
Consideration of a request to rezone 3.93 acres from C-2 (General Commercial), and R-12
(Dwelling, ‘For-Sale’, Residential) to DT-MU (Downtown Mixed-Use) in order to develop 10,
600 square feet of retail use, 100,000 square feet of office use and 11 ‘For-Sale’ single-family
detached lots. A comprehensive land use plan amendment is requested to bring a portion of
the property into the Downtown Overlay and to amend the comprehensive land use plan
designation of the property from Medium Density Residential and Downtown Residential
Density to Mixed Use. Variances are requested to increase the maximum front building
setback, to allow impervious paving of parking in excess of 120% of the parking
requirement, to allow single-family detached lots less than 50’ in width to have a driveway or
off-street parking between the building and closest street, to remove the required
streetscape standards for new and existing streets, to reduce or eliminate the required 50’
undisturbed buffer between non-residential and residential uses, to remove the transitional
plane height requirements, to increase the 200’ maximum street facing fagade length, to
allow mass grading of the property, and to increase the parking length requirement for a
parking island. The property is located at the southwest corner of Haynes Bridge Road and
Devore Road and is legally described as Land Lots 696 & 747, 1st District, 2nd Section,
Fulton County, Georgia.

b. Z-17-16/CU-17-12/V-17-35 Cotton House Boutique Hotel
Consideration of a request to rezone 0.99 acres from C-2 (General Commercial) to
DT-C (Downtown Core) to allow a boutique hotel with retail/restaurant uses and removal of
the structures at 21, 29 and 35 Milton Avenue. A conditional use is requested to allow a
‘Boutique Hotel’. Variances are requested to reduce the rear setback and to increase the
maximum building height in stories from 4- to 5-stories. The property is located at the
northwest corner of Milton Avenue and Old Canton Street and is legally described as being
located in Land Lot 1269, 2nd District, 2nd Section, Fulton County, Georgia.

c. Z-17-14/V-17-32 Mid Broadwell Parc
Consideration of a request to rezone 2.18 acres from R (Dwelling, ‘For-Sale’, Residential) to
R-15 (Dwelling, ‘For-Sale’, Residential) to allow 5 ‘For-Sale’ single-family detached homes. A
variance is requested to allow a private street within residential lots. The property is located
on the north side of Mid Broadwell Road, just west of Peyton Farm Drive and is legally
described as Land Lot 1202, 2nd District, 2nd Section, Fulton County, Georgia.



VIL.

d. CLUP-17-05/Z-17-12/V-17-28 Villa Magnolia/Parkland Communities

Consideration of a request to rezone 3.53 acres from C-1 (Neighborhood Commercial), C-2
(General Commercial) and AG (Agriculture) to DT-R (Downtown Residential) to develop 28
‘For-Sale’ detached units. A comprehensive land use plan amendment is requested from
‘Mixed Use’ to ‘Downtown Residential Density’. Variances are requested to reduce required
landscape buffers and to allow a private street within residential lots. The property is located
377 South Main Street and is legally described as Land Lots 648 & 693, 1st District, 2nd
Section, Fulton County, Georgia.

CU-17-11 Pinstripes/360 Tech Village

Consideration of a request for conditional use to allow ‘Recreation Facilities, Indoor’ for a
bowling entertainment venue within the 360 Tech Village mixed-use development. The
property is located at the southwest corner of Haynes Bridge Road and Lakeview Parkway
and is legally described as being located in Land Lots 744, 745, 752 & 753, 1st District, 2nd
Section, Fulton County, Georgia.

ADJOURNMENT
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I CALL TO ORDER 2
1. ROLL CALL

a. Welcome new member, Steve Usry, Planning Commission Alternate.

e Commission Members Present
o Francis Kung'u (Chairman)
0 John Hipes

0 John Goss

o Llarry Attig

o Karen Richard

o Steve Usry

e Commission Members Absent
o Kyle Caswell ( Vice- Chairman)

o Fergal Brady

o Staff Members Present
o Kathi Cook, Community Development Director
0 Michael Woodman, Senior Planner

o Elle Taylor, Planning and Zoning Coordinator



APPROVAL OF MEETING MINUTES
a. September 7, 2017 Meeting Minutes

<+ Commissioner Richard offered a motion to approve
e The motion received a second from Commissioner Partee
e The Motion was approved (7-0)

ITEMS FROM BOARD MEMBERS
ITEMS FROM STAFF

PUBLIC HEARING
a. PH-17-29 Unified Development Code Text Amendments

This item was deferred by Staff and was not considered.

Consideration of text amendments to Unified Development Code, Appendix A:
Alpharetta Downtown Code and Alpharetta Downtown Design Guidelines to add a
Heritage Design Area, as well as other amendments.

b. Z-17-12/V-17-28 Villa Magnolia/Parkland Communities
This item was deferred until Thursday, November 2, 2017. It was not considered.

Consideration of a request to rezone 3.53 acres from C-1 (Neighborhood
Commercial), C-2 (General Commercial) and AG (Agriculture) to DT-R (Downtown
Residential) to develop 28 ‘For-Sale” detached units. Variances are requested to
reduce required landscape buffers and to allow a private street within residential lots.
The property is located 377 South Main Street and is legally described as Land Lots
648 & 693, 1st District, 2nd Section, Fulton County, Georgia.

c. CU-17-10 Halpern Equestrian Center

Michael Woodman presented consideration of a conditional use to allow
‘Equestrian Center’ for an equine-assisted therapy business on a 8.9-acre
residential property zoned R-15. The property is located at 1200 Rucker Road and
is legally described as being located in Land Lots 1275 & 1276, 2nd District, 2nd

Section, Fulton County, Georgia.

The applicant, Leslie Halpern, is requesting a conditional use permit to allow
‘Equestrian Center’ for an equine-assisted therapy business on a 9-acre residential
property. The business includes various therapies that involve interactions with



horses for individuals with and without special needs, including those with

physical, cognitive and emotional issues.

The submitted request, if approved, will permit the applicant to provide equine-assisted
therapy services. The business includes various therapies that involve interactions with
horses for individuals with and without special needs, including those with physical,
cognitive and emotional issues. The subject property is located at 1200 Rucker Road
on the north side of Rucker Road and east of Charlotte Drive.

The property is zoned R-15 (Dwelling, ‘For-Sale’, Residential), which allows ‘Equestrian
Center’ with approval of a conditional use permit. The 9-acre property is developed with a
single-family home, barn and riding arena. Surrounding properties are zoned R-15 to the
east and south, AG (Agriculture) to the north and south, and R-12 (Dwelling, ‘For-Sale’,
Residential) to the west. Laurelwood Farm subdivision is located to the west, Byers property
to the north, Jennifer Oaks subdivision and 3.5-acre property with single-family home to the
east, and Kingsport subdivision and single-family lot are located to the south.

The subject property has access from Rucker Road by way of a driveway at the southwest
corner of the property. The driveway is gated; however, the applicant has stated that the
gate is kept open during the day and there is sufficient room within the driveway for
vehicles to stack while the gate is opened. The single-family home, barn and riding arena
are situated at the north end of the property. A stream runs through the property from north
to south before turning to the east along the southern portion of the property. The stream
separates the riding arena from Laurelwood Farm subdivision to the west. Approximately
seven (7) acres of the nine (9) acre property are heavily wooded, including the southern
half of the property, as well as the western side of the property. The nearest adjacent single-
family home to the riding arena is approximately 200’ to the west in the Laurelwood Farm
subdivision. A heavily wooded area and stream are located between Laurelwood Farm
subdivision and the riding arena.

There are several properties in the general vicinity of the applicant’s property with
equestrian facilities, including the adjacent property to the east and several properties
along Old Rucker Road and Mid Broadwell Road. However, it appears that there are no
other equine-assisted therapy businesses operating in the City. Similar businesses have
been identified in Johns Creek, Roswell, Milton and South Forsyth.

According to the applicant, the equine-assisted therapy business will provide therapeutic
services using horses to serve those with special needs, including but not limited to children
with autism, veterans and individuals with depression/anxiety, eating disorders and
physical disabilities. Hours of operation are proposed to be Monday — Friday and possibly
Saturday from 9:00 AM to 5:00 PM. The applicant anticipates up to two (2) employees
(therapist) at the site seeing one (1) client at a time. Therapy sessions are approximately
one (1) hour.

Staff presented Conditional Review Criteria.

Staff’s analysis finds that the requested conditional use is consistent with the established



Staff's

w

conditional use standards. The proposed use would not impact surrounding properties and
the applicant proposes to use the existing barn and riding arena for the equine-assisted
therapy business. The on-site stream and associated undisturbed buffers, as well as the lot
being heavily wooded provides a natural screen between the proposed use and adjacent
residential properties. If approved, conditions are recommended limiting the conditional use
to the current property owner and limiting any expansion of services.

Recommendation was to approve with the following conditions:

. 'Equestrian Center’ shall be added as a conditional use at 1200 Rucker Road.
. The conditional use to allow equine-assisted therapy shall be approved, but shall cease

when the property is sold or transferred.

ADA compliant restrooms shall be provided on the site, as approved by Staff.

If lighting is proposed in conjunction with the equestrian center use, a photometric plan
shall be provided to the City for review and approval. Spillover light shall not exceed one
half (0.5) of one footcandle when measured six feet above grade at the residential

property line.

. Yearly renewal of business license shall be dependent upon review of the business impact

to the site and surrounding residencies. If complaints are received from surrounding
residents or if a traffic problem can be demonstrated by the City, then the business license
for equestrian center shall not be renewed at this location. Applicant shall have 60 days to
stop the use in the event that the business license is denied.

Leslie Halpern presented for the Applicant.

Public Comment:

1. Anna Myrtle, 500 Springate Lane
2. Marge Anderson and Richard Oliver, 12125 Laurelwood Farm Drive

Concerns:

VO O NO O NMNWN —

. Odor

. Maintenance of Facilities

. Wild Animals in Area

. Noise from gravel driveway
. Number of Horses

. Will there be new stables

. Traffic into facility

. Storage of feed

. Resale value

10. Disposal of chemicals
11. Bright Light on Barn



Applicant gave a rebuttal:

e 7 horses total at present time

e System for Handling Waste ( Dragging)

e No additional building on property

e Proposed 8 clients per week, | client at a time

e No Additional Staff will be required

e Proposed Hours of Operation 8 a.m. to 5 p.m. Monday - Saturday
e Wattage for Lightbulb on Barn is 60

There was discussion from the Board:

e Signage allowed

e Commended Use

e Clarified that number of horses will not change
e Clarified that traffic is not an issue

e Hours of Operation

e Removal of Staff Recommended Condition #2
e Condition # 5 may be vague

After discussion:

< Commissioner Partee offered a motion to approve with the following conditions:

1. ‘Equestrian Center’ shall be added as a conditional use at 1200 Rucker Road.

2. The conditional use to allow equine-assisted therapy shall be approved, but shall cease
when the property is sold or transferred.

3. ADA compliant restrooms shall be provided on the site, as approved by Staff.

4. If lighting is proposed in conjunction with the equestrian center use, a photometric plan
shall be provided to the City for review and approval. Spillover light shall not exceed one
half (0.5) of one footcandle when measured six feet above grade at the residential
property line.

5. Hours of operation shall be Monday through Saturday 9:00 AM to 5:00 PM.

6. Maximum 12 square foot sign shall be permitted for the business.

e The motion received a second from Commissioner Hipes
e The Motion was approved (7-0)



d. CU-17-08 European Wax Center/Liberty Park Village

Michael Woodman presented consideration of a request for conditional use to allow
‘Spa Services' for a hair removal and waxing business within a mixed-use
development. The property is located at 2610 Old Milton Parkway, Suite 120 and is
legally described as being located in Land Lot 802, 1st District, 2nd Section, Fulton
County, Georgia.

The submitted request, if approved, will permit the applicant to provide hair removal
and waxing services in a 1,889 square foot suite within a mixed-use development. In
addition to hair removal and waxing services for women and men, the applicant’s
business will include the sale of associated skin and beauty retail products. The subject
property is located at the northwest corner of Old Milton Parkway and Westside
Parkway in the Liberty Park Village (A.K.A. Old Milton Holdings Master Plan) mixed-
use development.

The property is zoned MU (Mixed Use) and is subject to the Old Milton Holdings
Master Plan, which allows ‘Spa Services’ with approval of a conditional use permit.
The property, which is currently under construction, received comprehensive land use
plan amendment, rezoning, and parking variance approval on February 23, 2015.
The master plan is limited to no more than 25,000 square feet of retail use. Including
the proposed European Wax Center, the total square footage of all retail uses would
be 24,193 square feet. The applicant’s business is proposed within a 2-tenant building
in the northeast corner of the commercial area of the mixed-use development. Other
businesses proposed within the commercial portion of Liberty Park Village include:
Burger 21, Bob Steele Salon, Verizon, Salata, Chuy’s Tex Mex, Suntrust Bank and
Engel & Volkers.

Hair removal and waxing services are categorized as ‘Spa Services’ use. Unified Development
Code (UDC) Section 1.4.2 defines ‘Spa Services’ as follows:

“A business that provides services, which may include non-medical massage, other
personal services such as skin, nail, hair treatments, and hair removal/waxing, and may
have the sale of associated retail products. Such business shall be located within a retail
center, shall not occupy more than 4,000 sq. ft. and shall not be closer than 2,000 ft. to a
comparable business.”

In addition, Code of Ordinances Section 12-172 Massage and Spa Establishments - Location and
distance requirements, states the following regulations as it relates to Spa Establishments:

“It shall be unlawful to establish a massage establishment or a spa establishment in the city,
unless said establishment is located:

(a) At least 300 feet from State Route 9:
(b) At least 300 feet from State Route 120; and



(c) At least 300 feet from any parcel occupied by a house of worship, public or private
elementary or secondary school, public park, state-licensed day care facility, or any
residence.

The forgoing minimum distance requirements shall not apply to any massage establishment
or spa establishment located within a mixed-use development in the MU district. For the
purpose of this subsection, measurements shall be made in a straight line in all directions
without regard to intervening structures or objects, from the closest point on a boundary line
of the massage establishment or spa establishment parcel to the closest point on the State
Route 9 or State Route 120 right-of-way or to the closest point on a boundary line of any
parcel containing a house of worship, public or private elementary or secondary school,
public park, or residence.”

There are no comparable businesses within 2,000 feet of the proposed location and Suite
120 is 1,889 square feet, which is less than the 4,000 square foot maximum for the
proposed use. Liberty Park Village is located on State Route 120 (Old Milton Parkway);
however, the property is a mixed-use development zoned MU.

According to the European Wax Center website, the business has been operating for
approximately ten (10) years with several locations in the Atlanta metro area, including
Marietta-East Cobb, Brookhaven-N. Buckhead, Kennesaw and Atlanta-Toco Hills. Hair
removal and waxing services include, Brazilian, eyebrow, bikini, legs, face and full body
waxing. Hours of operation are Monday - Friday 8:00 AM - 8:00 PM, Saturday 8:00 AM
— 6:00 PM and Sunday 11:00 AM - 6:00 PM. The applicant anticipates up to 12
employees at the proposed location, with all employees requiring a certification in
cosmetology.

Staff discussed Conditional Use Review Criteria.

Staff’s analysis finds that the requested conditional use is consistent with the established
conditional use standards. The proposed retail service use would complement surrounding
commercial uses and sufficient parking exists to support the proposed use. If approved,
conditions are recommended limiting the approval to European Wax Center and limiting
any expansion of services.

Staff presented Site Plan and proposed Elevations.

Applicant made a brief presentation.

There was no Public Comment.

After discussion:



< Commissioner Attig offered a motion to approve with the following conditions:

1. ‘Spa Services’ shall be added as a conditional use at 2610 Old Milton Pkwy, Suite 120,
limited to no more than 2,000 square feet.

2. Conditional use approval shall be limited to the European Wax Center; no additional
spa services businesses or subleasing shall be permitted within the approved space.

3. No massage or nail services shall be permitted within the approved space.

4. Hours of operation shall be Monday - Friday 8:00 AM — 8:00 PM, Saturday 8:00 AM
— 6:00 PM and Sunday 11:00 AM - 6:00 PM.

5. Window signage shall be limited to no more than 10% of the window area. Window
signage shall be prohibited within windows on the east elevation of the building. No
lighting window trim.

e The motion received a second from Commissioner Partee
e The Motion was approved (7-0)

vi.  ADJOURNMENT
Chairman Kung'u adjourned the meeting at 7:40 p.m.



CITY COUNCIL MEETING
STAFF REPORT

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

AGENDA ITEM TITLE; Z-17-16/CU-17-12/V-17-35 COTTON HOUSE HOTEL

PLANNING COMMISSION: NOVEMBER 2, 2017
City COUNCIL: NOVEMBER 13, 2017
RECOMMENDATION:

Approve Z-17-16/CU-17-12/V-17-35 Cotton House Hotel subject to the following conditions:

1.

®

10.

11.

The property shall be zoned “DT-C” and the site shall be developed substantially similar to the plan by Kimley-
Horn & Associates, dated 10/18/2017. However, site plan is subject to meeting all City Code requirements
and conditions of zoning.
One boutique hotel shall be permitted not to exceed 60" in height with a maximum 120 guest rooms. First-
floor building height shall be a minimum 15’. Accessory uses shall be limited to restaurant, day spa and
fitness center. Boutique hotel shall be limited to Curio Collection by Hilton or Hotel Indigo by IHG. No
extended stay or “suites” hotel shall be permitted.
Building architecture and materials shall be substantially similar to elevations prepared by archStudio7, dated
10/26/2017, with final approval by DRB. Building elevations shall require authentically historic details,
including window trim, keystones, window mullions, etc. Window A/C units shall not be visible on the exterior
of the building. Building shall step back a minimum 10’ along Milton Avenue and include planters and
landscaping as depicted on the elevations.
Development shall be permitted the following setbacks:

a. O Front Yard

b. 0’ Side Yard

c. 0" -6 Rear Yard, per the approved zoning plan
Dedicate a 10’ permanent easement to the City for public access along the northwest property line, as
depicted on the site plan, dated 10/18/2017. The easement shall include landscaping, low-level path
lighting, seating areas, as approved by Staff. A bike share station shall be provided as approved by Staff.
Developer shall provide a minimum of one (1) original sculpture located at a prominent location in the
development. Sculpture and location shall require approval by DRB. Sculpture shall be installed prior to the
issuance of a CO.
A minimum 5’ brick paver sidewalk shall be provided along Old Canton Street.
Decorative foundation plantings (ornamental trees, shrubs, vines, grasses, etc.), in planting beds or in
decorative containers, shall be provided along the building frontage on Milton Avenue and Old Canton
Street, as approved by DRB.
Edge of planting areas shall be no closer than 15 to the face of the building or overhangs, balconies, efc.,
as approved by Staff.
Minimum 0.39 acres of amenity space shall be provided as depicted on site plan, dated 10/18/2017,
including landscape, hardscape, lighting and seating/gathering areas, as approved by DRB. The
plaza/courtyard at the rear of the hotel shall be open to the public, except when used for events by the hotel.
‘Back of house’ functions, such as loading or dumpster areas, shall not be visible from the street. Generator
and dumpster shall be contained within an enclosure with materials that match the building and shall include

1



12.

13.

14.

15.
16.

17.

18.

19.

20.
21.

22.

23.

24.

25.

26.

landscape screening as approved by DRB. Parapet walls shall be used as needed to screen roof+top
mechanical equipment and views.

Retaining walls and walls associated with the structured parking shall receive architectural fagade treatment
or be heavily landscaped.

Areas between the building and the street shall include decorative hardscape consisting of pavers or other
materials, as approved by Staff. Landscaping shall also be required in well-defined planting beds and trees
in tree wells, as approved by Staff.

Developer shall provide bicycle racks, benches, trash receptacles, decorative crosswalks, planters, kiosks and
other street furniture, where appropriate, throughout the development.

Awnings shall be provided on buildings at street level, where reasonably appropriate.

Tree-lined streets shall be provided along Milton Avenue and Old Canton Street, as approved by Staff. Provide
detailed street planting for Milton Avenue and Old Canton Street. Streetscape shall meet the Downtown Code
requirements and shall incorporate tree wells and pedestrian lighting, as approved by Staff. Streetscape shall
incorporate large canopy trees (Willow, Pin, or Shumard Oaks) on the southwest, southeast, and northeast
corners of the building in large planting areas with a minimum surface area of 200 square feet and a minimum
1,000 cubic feet of underground rooting area. Two (2) shade trees (Winged Elm, Chinese Pistache, Trident
Maple, Lacebark Elm, etc.) shall be planted in-between the two (2) large canopy trees on Milton Avenue and
one (1) shade tree shall be planted between the two (2) large canopy trees along the east side of the hotel
in medium planting areas with a minimum surface area of 100 square feet and 600 cubic feet of underground
rooting area.

The remainder of the Old Canton Street streetscape shall incorporate large and medium canopy trees with
planting pits and underground soil volumes as approved by Staff.

All tree planting areas shall be designed using green infrastructure techniques to incorporate trees and
stormwater in order to reduce their stormwater impacts on the surrounding downtown area. Such as
connecting the planting pits underground with Silva Cells or a similar to provide actual soil volumes.
Impacts to off-site trees shall be minimized. The owner(s) of off-site trees shall be notified of any encroachment
greater than 20% or as directed by the City Arborist. This notification shall include a letter from the project
Arborist detailing the extent of the encroachment and possible outcomes.

All utilities shall be located underground.

Developer shall improve Old Canton Street area with decorative hardscape and hydraulic bollards. Based
on the commitment by the developer, Old Milton Park shall be improved with a budget of $50,000, including
hardscape, landscape and seating, with final approval by Staff.

Developer shall provide ‘No Through Traffic/Dead End’ signs at the entrance to Old Canton Street from
Canton Street, as approved by Staff. ‘No parking’ signs shall be provided at the turnaround point. Additional
design consideration shall be given to the design and functionality of the turnaround area at LDP review.
Hydraulic bollards shall be provided in the valet lane to prevent conflicts from normal roadway traffic, as
approved by Staff. Valet lane shall be constructed per requirements of the City’s Fire Marshall.

Property owner shall apply for road abandonment or seek approval of a development agreement to allow
exclusive rights to public parking along Milton Avenue adjacent to the property.

Developer shall improve Milton Avenue streetscape on the north side of Milton Avenue between Canton Street
and Main Street, as depicted on Exhibit A, with final approval by Staff. Improvements shall include brick
paver sidewalk, decorative pedestrian lights, on-street parallel parking, curb and gutter and landscaping,
with final approval by Staff. Developer shall be permitted road impact fee credits for off-site streetscape
improvements.

Developer shall construct a mid-block crosswalk aligned with the Ceviche patio, as depicted in Exhibit A.
Crosswalk shall be enhanced with brick pavers, curb extensions and a pedestrian refuge island, as approved
by Staff.

Valet drop-off area along Milton Avenue shall be designed as depicted on Exhibit A. Valet operation shall
not overflow onto Milton Avenue. If Valet operation is deemed deficient by the City Transportation Planner,
the Hotel Operator shall work with staff to develop a revised service plan.

2



lll.  REPORT IN BRIEF:

The applicant, VS Milton Retail, LLC, is requesting a rezoning for 0.99 acres from C-2 (General Commercial) to
DT-C (Downtown Core) in order to develop a 120-room boutique hotel and accessory retail (day spa) and
restaurant uses and remove the structures at 21, 29 and 35 Milton Avenue. A conditional use is requested to
allow a ‘Boutique Hotel’. Variances are requested to reduce a rear setback and to increase the maximum building
height in stories from four (4) to five (5) stories, but keep the maximum overall height of 60’. The subject property
is located at 21, 29 and 35 Milton Avenue at the northwest corner of Milton Avenue and Old Canton Street.

DISCUSSION

The submitted request, if approved, will allow for the construction of a 120-room ‘Boutique Hotel’ with
accessory restaurant and day spa uses on a 0.99-acre site in the Downtown. A rezoning is requested from
C-2 to DT-C to allow the proposed 60’ building and a conditional use is requested to allow a ‘Boutique
Hotel’. The applicant plans to demolish the existing buildings, as well as variances to reduce a rear setback
and fo increase the maximum building height in stories from four (4) to five (5) stories. The property is
located at 21, 29 and 35 Milton Avenue at the northwest corner of Milton Avenue and Old Canton Street.

The subject property is zoned C-2 (General Commercial) and consists of four (4) commercial buildings with
a surface parking lot at the rear of the property. Buildings on the subject property are currently occupied
by White Dog Décor, Chic Evolution of Art, and Mugs on Milton. Surrounding properties are zoned C-2
to the west, north, and south and OSR (Open Space and Recreational) to the east. Old Milton Park is
located to the east, Ceviche Taqueria, Sis & Moon and Truck & Tap are located to the south, and Forever
Gems and the River Rock Development property are located to the west. The property and adjacent
properties are located in the Downtown Overlay and have a Comprehensive Land Use Plan designation of
Central Business District, which allows a ‘Boutique Hotel” with approval of a conditional use. Central
Business District is defined as mixed use development typical of a traditional downtown including offices,
shops, residences and civic uses.

A conditional use permit is requested to allow a ‘Boutique Hotel’. The Unified Development Code (UDC)
defines ‘Boutique Hotel’ as follows:

“Boutique Hotel. A high quality hotel which contains less than 120 rooms located in a unique setting, such
as the City’s Downtown, mixed-use developments and/or an entertainment district. The building shall reflect
a unique architecture and interior design compatible with the area in which the hotel is located. The boutique
hotel shall provide guests with high quality services, such as, but not limited to, concierge, on-site restaurant,
room service, meeting space, business center, banquet facilities, spas, doormen, valet parking, boutiques
and/or other amenities. Guest rooms within the building shall contain no equipment for food preparation
other than a mini-fridge and/or microwave. There shall be no self-serve laundry facilities (for guests use)
within the building. Access to each guest room shall be through an inside lobby supervised at all hours.”

The applicant proposes a 120-room boutique hotel with accessory restaurant (13,500 square feet), fitness
center (1,500 square feet), meeting space (4,500 square feet) and day spa (3,920 square feet). According
to the applicant, the boutique hotel will be Curio Collection by Hilton or Hotel Indigo by IHG. The Cotton
Gin Spa, a luxury day spa, is proposed in conjunction with the boutique hotel. Spa services will include
massage, facial, hot stones, aromatherapy, body treatments, manicures, pedicures, hair services, waxing
and makeup application. The proposed hotel use complies with the City’s definition of ‘Boutique Hotel".



Staff researched other Curio and Indigo boutique hotel locations to learn more about these brands. Curio
and Indigo boutique hotels are typically found in unique settings, usually in a downtown area. Both brands
use architecture and interior design to create an individual identity that is representative of the local history
and culture. Research finds that these hotel brands provide high quality services and amenities, including
restaurants, room service, valet parking, concierge, day spa, retail shops, meeting space and banquet
facilities. According to its website, Curio Collection by Hilton only has one (1) location in the state of
Georgia, The Partridge Inn Augusta. Hotel Indigo has a location in Atlanta Midtown across from the Fox
Theater, which is located in a historic building and has a visual music theme.

A variance is requested to reduce a portion of the rear setback to 0’. The Downtown Code requires a
minimum &' rear setback in the DT-C zoning district when there is no alley. The applicant’s site plan meets
this requirement, except for a 20" section where the proposed structured parking deck is depicted 0’ from
the rear property line. The property has an unusual shape, which necessitates the rear setback variance.
According to the applicant, the structured parking deck will be approximately 10" above grade in the
location of the requested setback variance.

The applicant requested a height variance to increase the building height in number of stories to five (5)
stories and 60’. The Downtown Code requires a maximum building height of four (4) stories and 60" in the
DT-C zoning district, of which the proposed building meets the maximum building height of 60’. However,
all zoning districts in the City, with the exception of the Downtown zoning districts, have a maximum
building height as measured in feet.

The applicant requests a road abandonment of a portion of Old Canton Street between the proposed hotel
and Old Milton Park. The abandonment is proposed in order to utilize the area for a valet pick up and to
integrate the hotel and Old Milton Park and addition of public sidewalks and outdoor seating. Pedestrian
and emergency vehicle access will be maintained through the valet area. The applicant has committed to
various improvements, including a $50,000 budget for hardscape and landscape improvements within
Old Milton Park, traffic control signage and hydraulic bollards.

The applicant requests removal of the structures on the subject property, including the structures located at
21, 29 and 35 Milton Avenue. 35 Milton Avenue is on the City’s Historic Resources Inventory list; however,
the building does not meet the criteria to be designated as a historic property. The applicant has met several
times with members of the Historical Society to learn about the history of the property to incorporate into
the theme of the hotel.

SITE PLAN

The submitted site plan depicts a 5-story (with basement), 120-room boutique hotel with 129 parking
spaces, of which seven (7) are on-street parking spaces. The proposed building height is 60, which is
equal to the maximum height permitted in the DT-C district. The development is proposed to be served by
one (1) full-movement driveway on Old Canton Street. Pedestrian access is provided by way of a paseo
off Milton Avenue, which connects to the rear of the site. Minimum building setbacks are in compliance
with the DT-C regulations, except that a variance is requested to reduce the rear setback from 6’ to 0 for
a portion of the underground parking deck that will be above-grade.



The UDC parking requirement for hotel use is one (1) space per each guestroom, plus one (1) employee
space for each 20 guest rooms, plus one (1) space per 500 square feet of convention rooms, conference
rooms, ballrooms, restaurant and retail shops. The proposed hotel and accessory uses would require 170
parking spaces. The UDC allows up to a 25% shared parking reduction, which would reduce the required
parking to 128 spaces. The applicant proposes 122 spaces within an underground valet parking structure
with hydraulic lifts and seven (7) on-street, parallel parking spaces adjacent to the property. Therefore, the
applicant’s site plan is in compliance with the Downtown parking requirements.

A valet drop-off area is depicted along Milton Avenue and a valet pick-up area is depicted within Old
Canton Street between the hotel and Old Milton Park. According to the applicant, vehicles are proposed
to be staged in the valet drop-off area at the rear of the building and in the angled parking spaces in front
of the hotel along Milton Avenue. A valet will move vehicles from the drop-off area or angled parking to
the parking deck. Valet parking will be reserved for hotel, spa and restaurant guests only. The applicant
may need to request a road abandonment or seek approval of a development agreement for exclusive
rights to public parking spaces along Milton Avenue, as determined by the City Attorney.

The DT-C district has an open space requirement of a minimum 10% amenity space. Amenity space is
intended for private use and may include rooftop decks, balconies, patios and porches, outdoor dining
areas, pool areas, tennis courts and similar uses, yards and gardens, hardscape areas improved for
pedestrian enjoyment, and wooded areas. The site plan depicts 0.39 (39%) acres of amenity space,
including outdoor dining areas, hardscape areas, green lawns and landscape planters, at the rear of the
hotel building over the structured parking area. Currently there is no amenity space on the parcels. This
application would provide over 1/3 of the property to be open for public use.

The property is almost entirely developed with only a few trees along the northwest property line. None of
the trees are of specimen quality. The applicant intends to address stormwater requirements through an on-
site vault or other approved facility.

ELEVATIONS

The applicant submitted elevations of the proposed boutique hotel building and the description below of
the building architecture and color palette. As requested by staff in order to address number of floor
concerns, the applicant revised the building elevations to provide a step back of the building above the
firstfloor along Milton Avenue.

“The Cotton House Hotel architectural style is a blended of ‘Mill/Mercantile’ with ‘Greek Revival’ and/or
‘ltalianate’ approved Architectural Styles described in the Alpharetta Downtown Design Guidelines, dated
August 29, 2017. This eclectic combination of the approved styles will break up the overall building massing
as the guidelines require.”

“The use of muted, subdued or earth tone colors will be used to establish timelessness in the color schemes
will be incorporated in the building design. Colors are intended to enhance the architecture of the project.”

The City’s Downtown Architect reviewed the proposed building elevations and finds the elevations to be
generally in compliance with the approved Downtown architectural styles. The following comments were
provided by the Downtown Architect:



e Massing and scale of the Milton Avenue elevation is appropriate.

e East side of building should taper down to help with transition of scales to the north with smaller buildings.

e Architectural details should be authentically historic. Currently, details (window trim, keystones, etc.) seem a
little contemporary. However, overall scale and proportions are appropriate.

e Typical hotel window AC units should not be visible from the street.

e Window openings are sized correctly and feel good. However, the mullions or grids should be reconsidered.
Looks too much like modern aluminum storefront profiles.

TRAFFIC

The applicant submitted trip generation figures for the proposed project. As shown in the tables below, the
proposed uses will generate 197 PM Peak Hour trips when adjusted for internal capture trips.

Table 2: Project Trip Generation Summary

ITE Daily Traffic AM Peak Hour PM Peak Hour
Land Use Density Code
Enter Exit Enter Exit Enter Exit
Hotel 120 rooms 310 350 350 38 26 a7 35
High-Turmover (Sit-Down) Restaurant 13,500 SF 932 859 859 a0 66 a0 23
Mixed-Use Reduction -172 -172 -2 -2 -4 -4
Total New Trips 1,037 1,037 116 90 113 B84

A traffic impact study was also prepared to assess traffic impacts from the proposed development on the
local street network. Based on the conservative assumptions outlined in the report, intersections studied are
generally anticipated to operate at or near existing levels of service. The intersection of Milton Avenue and
Roswell/Canton Street; however, was identified as potentially degrading below typically accepted
standards in the future due to background traffic (growth from the surrounding areas). Installing a
westbound rightturn lane from Milton Avenue onto Canton Street mitigated the deficiency and also
accommodated the future growth from the development.

Staff reviewed the report findings and does not recommend implementation of the westbound rightturn lane
at Milton Avenue onto Canton Street. While traffic operations are an important consideration in evaluating
a new development, improving the walkability of an area with pedestrian-oriented infrastructure, interesting
destinations and activities typically takes precedence over vehicle operations within downtown areas.
Implementation of the turn lane can be accommodated with striping and the current roadway geometry,
but would take away from the pedestrian experience with faster vehicle speeds and increased conflicts with
turning vehicles.

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 would permit uses that are suitable given the surrounding zoning and
development. The proposed boutique hotel would be suitable as a complementary use fo the surrounding
Downtown development and provide a use that is currently not available in the Downfown. If approved,
this would be the first boutique hotel in the City of Alpharetta.

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

properties. The proposed boutique hotel would complement surrounding Downtown development and
provide a use that is currently not available in the Downtown. If approved, this would be the first boutique
hotel in the City of Alpharetta.

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

Response: Not applicable.

d. Whether there are substantial reasons why the property cannot or should not be used as currently
zoned.
Response: The property is currently zoned C-2, which allows the requested uses either by right or with

approval of a conditional use permit. The applicant requests a rezoning to DT-C fo allow a greafer building
height, as well as fo implement the vision of the Downtown Master Plan. C-2 has a maximum building
height of 40" and DT-C has a maximum building height of 80". The Downfown Master Plan reflects a new
vision for the Downtown Activity Center and the proposed DI-C zoning district is consistent with that vision.
Although five (5) stories, the building is lower than Liberty Hall and same height as Teasley Place. Also, the
applicant has stepped the center sections back fo provide a better pedestrian feel and added landscaping
fo soffen.

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 hotel use would not result in a significant change to impacts on public facilities
or services as compared fo the current uses on the property. However, the proposal would add a use that
currently does not exist in the Downfown Overlay. The addition of a boutique hotel would enhance the
vision for the Downtown to promote a place to live, work and play.

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 Downtown Master Plan reflects a new vision for the Downfown Activity Cenfer and the
proposed DT-C zoning district is consistent with that vision. This use and height is consistent for this location
in the Downtown Core.

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 rezone the property from C-2 fo DT-C reflects a reasonable balance as the
proposed zoning is consistent with the Comprehensive Land Use Plan designation of the property, which is
Central Business District. The proposed boutique hotel would complement surrounding Downfown
development and provide a use that is currently not available in the Downtown. If approved, this would be
the first boutique hotel in the City of Alpharetta.

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

Response: The property is currently zoned C-2, which allows the requested uses either by right or with
approval of a conditional use permit. The applicant requests a rezoning to DI-C fo allow a greater building
height, as well as to implement the vision of the Downfown Master Plan. C-2 has a maximum building
height of 40" and DT-C has a maximum building height of 80". The Downtown Master Plan reflects a new
vision for the Downtown Activity Center and the proposed DI-C zoning district is consistent with that vision.

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

Response: The zoning proposal is consistent with the Comprehensive Land Use Plan designation of the
property, which is Central Business District.

CONDITIONAL USE REVIEW CRITERIA

City staff has reviewed the applicant’s request and compared it to the conditional use standards established

in UDC Sec. 4.2.3 (B) which are as follows:

A conditional use otherwise permitted within a zoning district shall be considered to be compatible with
other uses permitted in the district, provided that due consideration is given to the following objective
criteria at a public hearing and satisfactory provisions or arrangements are made for:

1. Access into and out of the property with regard to traffic and pedestrian safety, volume of traffic
flow, and emergency vehicles, as well as the type of street providing access;

Response: The subject property will have dlirect vehicular access onto Old Canton Street and pedestrian
access by way of a paseo from Milfon Avenve.

2. The extent to which refuse areas, loading and service areas, off street parking, and buffers and
screening are provided on the property;



Response: The proposed development can sufficiently address all development requirements mentioned
above.

3. Ensuring that the conditional use will not be injurious to the use and enjoyment of the environment
or of other property in the immediate vicinity or diminish and impair property values within the surrounding
neighborhood;

Response: The proposed ‘Boutique Hotel’ use would complement the surrounding Downtown
development and there are no hotels currently in the Downtown Overlay. The nearest hotels to the
Downftown are over a mile away.

4. Ensuring that the conditional use will not increase local or state expenditures in relation to the cost
of servicing or maintaining neighboring properties;

Response: Not applicable.

5. Ensuring that the conditional use will not impede the normal and orderly development of surrounding
property for uses predominant in the area; and

Response: The condlitional use would not adversely affect the development of surrounding properties.
The proposed boutique hotel would complement surrounding Downtown development and provide a use
that is currently not available in the Downtown. If approved, this would be the first boutique hotel in the
City of Alpharetta.

6. Ensuring that the location and character of the conditional use is considered to be consistent with a
desirable pattern of development for the city, in general.

Response: The location and character of the conditional use is consistent with the desired development
pattern in the Downtown. The proposed boutique hotel would complement surrounding Downfown
development and provide a use that is currently not available in the Downtown. If approved, this would be
the first boutique hotel in the City of Alpharefta.

VARIANCE REVIEW CRITERIA

The City of Alpharetta Unified Development Code Atrticle 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. The proposed rear setback reduction from 6 fo

0’ is for a small 20" section of the structured parking deck that extends approximately 10" above grade.

The DI-C zoning district requires a maximum building height of four (4] stories and 80°, of which the

proposed building meets the maximum building height of 80°. However, all zoning districts in the City,

with the exception of the Downtown zoning districts, have a maximum building height as measured in feet.
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The infent is fo restrict buildings in the City as measured in feet, which regulates mass. In addition, the
applicant revised the building elevations to step the building back along Milton Avenuve in an effort fo
address concerns over height. The building is the same height as Teasley Place.

(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 all development standards.

However, the unusual shape of the property necessitates the requested rear setback variance. The proposed
building meets the maximum building height of 60°. A variance is requested to increase the maximum
building height in stories from four (4] to five (5] stories. However, all zoning districts in the City, with the
exception of the Downfown zoning districts, have a maximum building height as measured in feet. In
ad(dition, the applicant revised the building elevations fo step the building back along Milton Avenue in an
effort fo address concerns over height. This proposal also would allow 0.39 acres of shared public space
where none currently exists.

(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. The proposed rear setback reduction from 6’ to
0’ is for a small 207 section of the structured parking deck that extends approximately 10 above grade.
The proposed building meets the maximum building height of 60°. A variance is requested fo increase the
maximum building height in stories from four (4] stories to five (5] stories. The applicant revised the building
elevations to step the building back along Milfon Avenuve in an effort to address concerns over height. The
height allows a greater area for event space and public space.

(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 of the variances should not cause substantial detriment to the public good.
CONCURRENCES

Staff has reviewed the applicant’s proposal and finds that it can support the request for rezoning,
conditional use and variances. The boutique hotel will complement surrounding development and will bring
a use to the Downtown that is not currently provided. Staff would normally have concerns with approval of
another hotel given the number of existing hotels, approved hotel sites and hotels under construction.
However, there are currently no boutique hotels serving the City and no hotels in the Downtown Overlay.
This hotel would offer a different type of hotel that is not similar to any within our existing market.

The unusual shape of the property necessitates the rear setback variance, which has been limited to the
minimum necessary by the applicant. Out of an abundance of caution, the applicant requested a variance
to increase the maximum building height in stories to five (5) stories. The DT-C zoning district requires a
maximum building height of four (4) stories and 60’, of which the proposed building meets the maximum
building height of 60’. However, all zoning districts in the City, with the exception of the Downtown zoning
districts, have a maximum building height as measured in feet. Staff believes the intent is to restrict buildings

10



in the City as measured in feet, not in the number of stories. Staff will recommend a text amendment to
remove the maximum building height requirement for number of stories in the Downtown zoning districts.
In addition, the applicant revised the building elevations to step the building back along Milton Avenue in
an effort to address concerns over height.

Over 1 million square feet of office has been constructed in the City over the last two (2) years, which has
increased demand for hotel rooms. Alpharetta hotels are mostly full during the week, with availability only
on the weekends. There are currently 23 hotels operating in the City including one (1) fullservice (318
rooms), 15 limited-service (1,524 rooms), and seven (7) select-service hotels (923 rooms). None of the
existing hotels operating in the City are located within the Downtown Overlay and the nearest hotel is over
one (1) mile away. There are no boutique hotels operating or under construction in the City. Four (4) hotel
projects consisting of 697 rooms are currently under construction, as shown in the table below. One hotel
has been issued an LDP several months ago, but has not moved forward. Avalon Hotel and Conference
Center, EVEN Hotel and Courtyard by Marriott are approximately 1.25 miles from the center of the
Downtown Core.

Entitled Hotel Properties — Under Construction/Land Disturbance Permit

Project Location Type/Chain Scale Rooms | Status
Avalon — Marriott Autograph | Avalon Phase 2 Full-Service/Upper 330 Under
Collection Hotel & Alpharetta Upscale Construction
Conference Center
Aloft North Point Pkwy & Mansell | Select-Service/Upscale | 120 Under

Rd Construction
EVEN Hotel Parkway 400 Select-Service/Upscale | 132 LDP Issued
Courtyard by Marriott Parkway 400 Select-Service/Upscale | 115 Under

Construction

TOTAL 1FS,3SS 697

There are nine (9) sites in the City that are currently approved for hotel use and could be developed without
a public hearing. However, none of the sites are located within the Downtown Overlay and only two (2)
sites are approved for boutique hotels. 360 Tech Village was approved for one (1) boutique or full-service
hotel with a maximum 200 rooms. Northwinds Summit was approved for one (1) boutique or full-service
hotel with a maximum 140 rooms. Windward Park was approved for one (1) full-service or select-service
hotel with a minimum of 130 rooms and a maximum of 250 rooms. The other six (6) approved sites are
located in the Preston Ridge, Brookside and Windward master plans.

The Downtown Master Plan and Comprehensive Land Use Plan identify the DT-C zoning district as the
appropriate zoning district for the subject property. As identified in the 2035 Comprehensive Plan, the
property is located in the Downtown Activity Center Character Area, which is described as:

“PRESERVE and ENHANCE historic features and smalltown character. CREATE a central “heart” of the city
and a community destination for civic activities, shopping, businesses and residences. It is the intent to
encourage a frue mixed use destination that creates a walkable and vibrant community center.

Downtown Activity Center Character Area is the historic center of Alpharetta and includes a mix of
commercial, office, residential and civic uses. Mixed-use, “traditional main street” buildings along with single-
use activity on individual lots defines the general development pattern. The street network is composed of
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linear streets with short distances between intersections. Buildings have moderate to shallow setbacks and
use the building structure or landscaping to frame the street.

Green space is limited on individual lots and is instead primarily located in shared spaces such as along
street edges or in public parks. Neighborhood and community parks take the form of pocket parks, plazas
and greens which provide recreation and community gathering opportunities. Streetscape enhancements that
include wide sidewalks, street furniture, street trees and other plantings are necessary to define and enhance
the character of streets.

Connectivity is high for vehicles, pedestrians, bicycle users and public transit riders. Roadway cross sections
are typically defined by the roadway, curb and gutter, sidewalks and a well-defined pedestrian environment.

Future development should emphasize a strong concentration of activity along Main Street, Milton Avenue,
and Academy Street surrounded by a mix of residential and commercial uses generating a high level of
activity and reinforcing a walkable, downtown development pattern. The vision for the downtown district is
to preserve and strengthen the historic core of Alpharetta through the strategic protection of historic resources
and integration of complementary new development. Central to this strategy is expanding the mix of retail,
restaurant, and professional uses in downtown while providing new distinct housing opportunities.

The downtown district is intended to be the most walkable area within Alpharetta. A generous network of
sidewalk and bicycle facilities should be integrated with existing and new green spaces and streetscapes
creating a safe and pleasant walking environment that makes the area a destination. Significant historic
buildings and sites should be enhanced with appropriate maintenance and rehabilitation while adding
vertical mixed-use buildings that make downtown a vibrant town center.”

Approval of the proposed boutique hotel would add a use in the Downtown that is currently not provided.
The applicant’s proposal would provide a walkable, mixed-use development that will enhance activity
along Milton Avenue and Main Street. In addition, the theme and building architecture is appropriately
linked to the history and culture of the City of Alpharetta.

CITIZEN PARTICIPATION PLAN

The applicant notified surrounding property owners of their application and intent for the property. The
report states that no comments were received.

Staff has received correspondence regarding the applicant’s proposal. The owner of the City Center
property has indicated support for the proposed boutique hotel. However, they are opposed to the
accessory day spa use. The property owner has a lease agreement with Natural Body Spa to be the anchor
retail tenant at City Center. There is concern that the Downtown cannot support more than one (1) spa.

V. ATTACHMENTS:

Site Plan
Renderings
Elevation Building Height Dimension
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EXHIBIT A - Milton Avenue Streetscape

NOTES:

1. TREE PLANTING LOCATIONS SHOWN ARE 4’ X &
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RECOMMENDATION:
Approve Z-17-16/CU-17-12/V-17-35 Cotton House Hotel subject to the following conditions:

APPLICANT VERSION

1.

~

11.

12.

13.

14.

15.

The property shall be zoned “DT-C” and the site shall be developed substantially similar to the plan by
Kimley-Horn & Associates, dated 10/18/2017. However, site plan is subject to meeting all City Code
requirements and conditions of zoning.
One boutique hotel shall be permitted not to exceed 60’ in height with a maximum 120 guest rooms. First-
floor building height shall be a minimum 15’. Accessory uses shall be limited to restaurant, day spa and
fitness center. Boutique hotel shall be limited to Curio Collection by Hilton or Hotel Indigo by IHG. No
extended stay or “suites” hotel shall be permitted.
Building architecture and materials shall be substantially similar to elevations prepared by archStudio7, dated
10/26/2017, with final approval by DRB. Building elevations shall require authentically historic details,
including window trim, keystones, window mullions, etc. Window A/C units shall not be visible on the
exterior of the building. Building shall step back a minimum 10” along Milton Avenue and include planters
and landscaping as depicted on the elevations.
Development shall be permitted the following setbacks:

a. 0’ Front Yard

b. 0’ Side Yard

¢. 0’-6’ Rear Yard, per the approved zoning plan
Dedicate a 10’ permanent easement to the City for public access along the northwest property line, as depicted
on the site plan, dated 10/18/2017. The easement shall include landscaping, low-level path lighting, seating
areas, as approved by Staff. A bike share station shall be provided as approved by Staff.
Developer shall provide a minimum of one (1) original sculpture located at a prominent location in the
development. Sculpture and location shall require approval by DRB. Sculpture shall be installed prior to the
issuance of a CO, AT A BUDGET OF $15,000.00.
A minimum 5’ brick paver sidewalk shall be provided along Old Canton Street.
Decorative foundation plantings (ornamental trees, shrubs, vines, grasses, etc.), in planting beds or in
decorative containers, shall be provided along the building frontage on Milton Avenue and Old Canton Street,
as approved by DRB.
Edge of planting areas shall be no closer than 45 14’ to the face of the building or overhangs, balconies, etc.,
OR as approved by Staff.

Minimum 8-39 0.30* acres of amenity space shall be provided as depicted on site plan, dated 10/18/2017,
including landscape, hardscape, lighting and seating/gathering areas, as approved by DRB. The
plaza/courtyard at the rear of the hotel shall be open to the public, except when used for events by the hotel.

‘Back of house’ functions, such as loading or dumpster areas, shall not be visible from the street. Generator
and dumpster shall be contained within an enclosure with materials that match the building and shall include
landscape screening as approved by DRB. Parapet walls shall be used as needed to screen roof-top
mechanical equipment and views.

Retaining walls and walls associated with the structured parking shall receive architectural fagade treatment
or be heavily landscaped.

Areas between the building and the street shall include decorative hardscape consisting of pavers or other
materials, as approved by Staff. Landscaping shall also be required in well-defined planting beds and trees
in tree wells, as approved by Staff.

Developer shall provide bicycle racks, benches, trash receptacles, decorative crosswalks, planters, kiosks and
other street furniture, where appropriate, throughout the development.

Awnings shall be provided on buildings at street level, where reasonably appropriate.

Tree-lined streets shall be provided along Milton Avenue and Old Canton Street, as approved by Staff.
Provide detailed street planting for Milton Avenue and Old Canton Street. Streetscape shall meet the



17.

19.

20.
21.

22.

23.

24.

25.

26.

Downtown Code requirements and shall incorporate tree wells and pedestrian lighting, as approved by Staff.
Streetscape shall incorporate large canopy trees (WI||0W Pin, or Shumard Oaks) on the southwest southeast,
and northeast corners of the burldlng 3 3 areas-with-a

ef—undergreuﬂd—reetmgarear REASON OUR PROJECT WILL I\/IEET CODE, HOWEVER CERTAIN
AREAS WILL BE CONFINED IN ORDER TO MEET BUILDING PROGRAM AND TO MEET
STREETSCAPE REQUIREMENTS. ALL LANDSCAPE DESIGN WILL BE SUBMITTED TO
STAFF FOR APPROVAL. THERE IS NOT ROOM FOR A TREE AT THE NORTHEAST
CORNER.

The remainder of the Old Canton Street streetscape shall incorporate large-and medium canopy trees with
planting pits and underground soil volumes as approved by Staff, SUBJECT TO CONDITION #9.

All tree planting areas shall be designed using green infrastructure techniques to incorporate trees and
stormwater in order to reduce their stormwater |mpacts on the surroundrng downtown area. Such-as

REASON: OTHER GREEN INFRASTRUCTURE COI\/IPONENTS WILL BE INCORPORATED.
THESE MAY INCLUDE BIOSWALES AND A CISTERN.

Impacts to off-site trees shall be minimized. The owner(s) of off-site trees shall be notified of any
encroachment greater than 20% or as directed by the City Arborist. This notification shall include a letter
from the project Arborist detailing the extent of the encroachment and possible outcomes.

All utilities shall be located underground.

Developer shall improve Old Canton Street area with decorative hardscape and hydraulic bollards. Based on
the commitment by the developer, Old Milton Park shall be improved with a budget of $50,000, including
hardscape, landscape and seating, with final approval by Staff. APPLICANT SHALL BE PERMITTED
IMPACT FEE CREDITS FOR ALL MODIFICATIONS LEADING TO AND AFFECTING
CHANGES TO THE PARK AREA INCLUDING HARD AND SOFT COSTS. REASON: ALL
IMPROVEMENTS WILL BE ENOYED BY THE GENERAL PUBLIC.

Developer shall provide ‘No Through Traffic/Dead End’ signs at the entrance to Old Canton Street from
Canton Street, as approved by Staff. “‘No parking’ signs shall be provided at the turnaround point. Additional
design consideration shall be given to the design and functionality of the turnaround area at LDP review.
Hydraulic bollards shall be provided in the valet lane to prevent conflicts from normal roadway traffic, as
approved by Staff. Valet lane shall be constructed per requirements of the City’s Fire Marshall.

Property owner shall apply for road abandonment or seek approval of a development agreement to allow
exclusive rights to public parking along Milton Avenue adjacent to the property.

Developer shall improve Milton Avenue streetscape on the north side of Milton Avenue ALONG THE
HOTEL SITE FRONTAGE between Canton Street and Main Street, IN CONCEPT as depicted on Exhibit
A, with final approval by Staff. Improvements shall include brick paver sidewalk, decorative pedestrian
lights, on-street parallel parking, curb and gutter and landscaping, with final approval by Staff. Developer
shall be permitted road impact fee credits for off-site streetscape improvements. APPLICANT SHALL BE
PERMITTED ROAD IMPACT FEE CREDITS FOR OFF-SITE AND STREET IMPROVEMENTS
INCLUDING PARALLEL PARKING, CURB AND GUTTER AND OTHER IMPROVEMENTS
BENEFHFHING ENJOYED BYTHE GENERAL PUBLIC. REASON: THESE INFRASTRUCTURE
IMPROVEMENTS ARE SYSTEM IMPROVEMENTS.

Developer shall construct a mid-block crosswalk aligned with the Ceviche patio, as depicted in Exhibit A.
Crosswalk shall be enhanced with brick pavers, curb extensions and a pedestrian refuge island, as approved
by Staff. APPLICANT SHALL BE ENTITLED TO IMPACT FEE CREDITS FOR THIS SYSTEM
IMPROVEMENT. REASON: THE MID-BLOCK CROSSWALK IS APUBLIC IMPROVEMENT.
Valet drop-off area along Milton Avenue shall be designed as depicted on Exhibit A. Valet operation shall
not overflow onto Milton Avenue. If VValet operation is deemed deficient by the City Transportation Planner,
the Hotel Operator shall work with staff to develop a revised service plan.
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The Cotton Gin Spa

The Cotton Gin, Curio Collection by Hilton
offers a luxury spa and state of the art
fitness center.

Indulge in relaxing spa therapies that
include massages, facials, hot stones,
) aromatherapy and body treatments. The
salon offers pampering manicures and
pedicures, hair services and makeup
. — —= application. Salon services are also
“@vailable for men, including waxing, nail

. ’gnd our Gentlemen's Facial.
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Highlights

Spa offering therapies using high-
quality, natural ingredients in a
calming atmosphere

Treatments that showcase healing
traditions from around the world

Choose from massages, skincare, nalil
services and body treatments to
create a relaxing spa experience.

eds uIH U010 3y




The modern 1,500 sq. ft. fitness facility offers cardio and strength
training equipment; yoga, Pilates and movement studios; and
fitness classes.
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ABOUT HILTON
OU © A COLLECTION BY HILTON

Hilton is one of the largest and fastest growing hospitality companies in the world, with more
than 5,000 properties and more than 825,000 rooms in 103 countries and territories. In the
nearly 100 years since our founding, we have defined the hospitality industry and established a
portfolio of 14 world-class brands, including our flagship Hilton Hotels & Resorts brand, which is
the most recognized hotel brand in the world. Our premier brand portfolio also includes Waldorf
Astoria Hotels & Resorts, Conrad Hotels & Resorts, Canopy by Hilton, Curio Collection by Hilton,
Tapestry Collection by Hilton, DoubleTree by Hilton, Embassy Suites by Hilton, Hilton Garden Inn,
Hampton by Hilton, Tru by Hilton, Homewood Suites by Hilton, Home2 Suites by Hilton and Hilton
Grand Vacations. We have more than 65 million members in our award—winning customer loyalty

program, Hilton Honors.
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Curio is a collection of independent, remarkable
hotels whose only unifying characteristic is their
glorious individuality. Each hotel is hand-picked
for its distinct character and personality,
appealing to passionate travelers seeking local
discovery.

A delight to discover and impossible to forget,
each remarkable hotel is prized for their
authenticity and independence. They're part of
the fabric of their cities: true locals, each
embodying the spirit of their home.
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STREET PARTNERS
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1.0 INTRODUCTION

This report presents the analysis of the anticipated traffic impacts associated with the Cotton House Hotel
development. The site is located in the northwest quadrant of the intersection of Milton Avenue and Old
Canton Street, west of Main Street in the City of Alpharetta, Georgia. The overall site includes 0.99-acres
and is currently occupied by retail and restaurant space with surface parking. The current buildings are
parking are proposed to be replaced by the proposed development. The site is proposed to consist of a
120-room hotel and 13,500 SF of high-turnover (sit-down) restaurant. It should be noted that the hotel
amenities, such as spa, café, and fitness, are inside the hotel and will be services offered by the hotel in
the same building.

The Cotton House Hotel development is proposed to be completed and open to traffic by year 2019. This
report summarizes the analyses of the following three (3) scenarios:

1. Existing 2017 Traffic Conditions

2. Projected 2019 No-Build Traffic Conditions

3. Projected 2019 Build Traffic Conditions
The proposed development will be served by valet only at the front entrance of the hotel along Milton
Avenue. The valet will be located on the north side of Miiton Avenue for the westbound approach.

Additionally, the valet will bring vehicles back to the front of the development via Old Canton Street (right-

out only).

Figure 1 provides a location map. Figures 2 and 3 provide zoomed in and zoomed out aerial imageries of
the project site. Additionally, a copy of the proposed site plan is provided in Appendix A.

2.0 STUDY AREA DETERMINATION

The study area consists of the following eight (8) existing intersections:

Old Milton Parkway (SR 120) @ S Main Street / Alpharetta Highway (signalized)
Old Milton Parkway (SR 120) @ Roswell Street (signalized)

S Main Street / N Main Street @ Academy Street / Milton Avenue (signalized)
Milton Avenue @ Roswell Street / Canton Street (signalized)

Milton Avenue @ Old Canton Street / Old Roswell Road (two-way stop-controlled)
Canton Street @ Old Canton Street / School Drive (two-way stop-controlled)
Canton Street @ Church Street (two-way stop-controlled)

N Main Street @ Church Street (two-way stop-controlled)

© N o o s~ 0N =
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3.0 EXISTING TRAFFIC CONDITIONS
The roadways within the study network have the following characteristics:

Old Milton Parkway (SR 120) is a six-lane divided roadway east of S Main Street / Alpharetta Highway with
turn lanes and a four-lane divided roadway west of Roswell Street with turn lanes. Old Milton Parkway has
a posted speed limit of 45 MPH. GDOT counts taken east of S Main Street / Alpharetta Hwy indicate a 2016
AADT of 41,400 vehicles per day.

Milton Avenue is a two-lane undivided roadway with turn lanes and a posted speed limit of 25 MPH. GDOT
counts taken west of Roswell Street / Canton Street indicate a 2016 AADT of 6,590 vehicles per day.
Additionally, on-street parking is allowed along Milton Avenue between Roswell Street / Canton Street and
Old Canton Street / Old Roswell Road on both sides of the road.

S Main Street is a four-lane divided roadway with turn lanes and a posted speed limit of 35 MPH. GDOT
counts taken just south of Milton Avenue / Academy Street indicate a 2016 AADT of 31,500 vehicles per
day.

N Main Street is a four-lane divided roadway with turn lanes at Milton Avenue / Academy Street, and a
posted speed limit of 35 MPH. GDOT counts taken just north of Mayfield Road indicate a 2016 AADT of
26,400 vehicles per day.

Canton Street is a two-lane undivided roadway with no turn lanes and a posted speed limit of 30 MPH.
GDOT counts taken just north of Church Street indicate a 2016 AADT of 8,640 vehicles per day.

Old Canton Street is a two-lane undivided roadway with no turn lanes and a posted speed limit of 25 MPH.
There are no GDOT count stations along Old Canton Street.

Roswell Street is a two-lane undivided roadway with a two-way left-turn lane north of Old Milton Parkway,
and a posted speed limit of 25 MPH. There are no GDOT count stations along Roswell Street.

Church Street is a two-lane undivided roadway with no turn lanes and a posted speed limit of 25 MPH.
There are no GDOT count stations along Church Street.

This analysis considers Old Milton Parkway, Milton Avenue, and Church Street as having an east-west
orientation. Additionally, this analysis considers Main Street, Alpharetta Highway, Roswell Street, and
Canton Street as having a north-south orientation.

Vehicle peak hour turning movement counts during the AM period (7:00 AM to 9:00 AM) and the PM period
(4:00 PM to 6:00 PM) were performed on Wednesday, October 11, 2017. The counts are provided in
Appendix D. Figure 4 illustrates the Existing 2017 peak hour volumes.
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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 construction and opening of the proposed project. The Existing 2017 peak hour
traffic volumes were increased by 2.0% per year for two (2) years to account for the expected background
growth in traffic to 2019.

Figure 5 illustrates the Projected 2019 No-Build traffic conditions for the AM and PM peak hours and the
recommended improvements.

4.1 FUTURE ROADWAY/INTERSECTION PROJECTS

The Atlanta Regional Commission’s (ARC’s) Atlanta Region’s Plan was researched for currently
programmed transportation projects within the vicinity of the proposed development. Two (2) major projects
were identified:

1. Atlanta Region’s Plan project FN-067A is a programmed project to widen N Main Street (SR 9)
from two-lanes to four-lanes between Academy Street and Windward Parkway.

2. Atlanta Region’s Plan project FN-067B is a programmed project to improve S Main Street (SR
9) between Upper Hembree Road and Academy Street. Improvements include, but not limited to,
side roads reconfiguration, signal upgrades, multi-use paths, on-street parking, and sidewalk
improvements.

Fact sheets for the future roadway/intersection projects are included in Appendix E.

Cotton House Hotel Development | Traffic Impact Study 7
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5.0 PROJECT TRAFFIC

Project traffic used in this analysis is defined as the vehicle trips expected to be generated by the
development and the distribution and assignment of that traffic through the study roadway network. This
traffic impact study evaluated the impacts of developing a 120-room hotel and 13,500 SF of high-turnover
(sit-down) restaurant.

5.1 PROJECT SITE ACCESS

Access to the proposed Cotton House Hotel development will be will be served by valet only at the front of
the development along Milton Avenue. The valet will be located on the north side of Milton Avenue for the
westbound approach. The vehicles will be dropped off and picked up at the valet location. The vehicles
being dropped off will be taken to a parking deck on the south side of Old Canton Street at the rear of the
hotel. Additionally, the valet will bring vehicles back to the front of the development via Old Canton Street
(right-out only).

See the referenced site plan in Appendix A for a visual representation of vehicular access and circulation

throughout the proposed site.

5.2 PARKING

Existing parking lot is currently a gravel surface parking lot. With the proposed Coftton House Hotel
development, a below grade parking structure will be constructed to replace the gravel surface parking lot.

To determine the parking required with the proposed development, the parking required by the City of
Alpharetta Unified Development Code was calculated. As it pertains to the land uses proposed with the
Cotton House Hotel development, the Alpharetta Code provides a minimum number of spaces required
based on density, but does not account for the potential sharing of parking within a mixed-use development.
Based on conversations with City staff, the Downtown parking code was used in lieu of the City-wide code
because of the nature of the development being in keeping with the desired development Downtown.

In addition to the Downtown Alpharetta Code to determine minimum parking requirement, there is also a
shared parking reduction that can be applied to developments in the Downtown Alpharetta area (Section
2.5.2 Shared Parking). If the principal uses on site can be shown to not utilize a shared parking area during
the same hours, the required number of spaces may be reduced by 25% in the common area. For the
proposed Cofton House Hotel development, this reduction applies to all proposed land uses.

The Alpharetta Downtown Code, Article Il Section 2.4 can be found in Appendix F.

Cotton House Hotel Development | Traffic Impact Study
October 2017 | KHA Project #013036000
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The parking calculations based on the City of Alpharetta Code are summarized in Table 1 for the existing

development and proposed development.

Table 1: Parking Required by Downtown Alpharetta Code Section 2.4.1

Proposed
Land Use Code Minimum Requirement
Density Minimum Parking Required
Hotel (Guests) 1 spaces per room/key 120 rooms 120
Hotel (Employees) 1 space per 20 rooms/keys 120 rooms 6
Hotel (amenities) 1 space per 500 SF for amenities 4,000 SF 8
Restaurant 1 space per 500 SF 13,500 SF 27
Parking Spaces Required by Code 161
25% Parking Reduction -40
Parking Required 121
Parking Provided 129*

*Note: Includes 7 existing on-street parking spaces in front of the development.

It should be noted that the above parking demand may be conservative, and the actual number of parking

spaces required may be slightly lower than 121 spaces. This is due to no alternative mode or pass-by

reductions being applied.

5.3 TRIP GENERATION

Traffic for the proposed development was calculated using equations and rates contained in the Institute of
Transportation Engineers (ITE) Trip Generation Manual, Ninth Edition, 2012. The trip generation was
calculated assuming 120 hotel rooms (Land Use 310) and 13,500 SF of high-turnover (sit-down) restaurant

(Land Use 932).

Table 2 summarizes the trip generation for the proposed development at full build-out (year 2019).

Table 2: Project Trip Generation Summary

ITE Daily Traffic AM Peak Hour PM Peak Hour
Land Use Density Code
Enter Exit Enter Exit Enter Exit
Hotel 120rooms | 370 350 350 38 26 37 35
High-Turnover (Sit-Down) Restaurant | 13,500 SF | 932 859 859 80 66 80 53
Mixed-Use Reduction -172 -172 -2 -2 -4 -4
Total New Trips 1,037 | 1,037 116 90 113 84

Cotton House Hotel Development | Traffic Impact Study
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Mixed-use vehicle trip reductions were taken according to the ITE Trip Generation Handbook, Third Edition,
2014, for the AM and PM peak hour volumes and the ITE Trip Generation Handbook, Second Edition, 2004,
for daily volumes. Total internal capture and vehicle trip reduction between the land uses is expected to be
14.2% daily, 3.8% for the AM peak hour, and 7.8% for the PM peak hour as a result of the anticipated
interaction between the hotel and restaurant land uses within the proposed development.

It should be noted that a higher mixed-use percentage is expected due to the proximity of the proposed
development to other retail uses in downtown Alpharetta. However, the expected higher mixed-use
reductions were not assumed for this analysis.

Additionally, for the purposes of a more conservative analysis, pass-by and alternative mode reductions
were not taken.

5.4 TRIP DISTRIBUTION AND ASSIGNMENT

The directional distribution and assignment of new project trips was based on a review of land uses and
population densities in the area, and a review of the existing peak hour travel patterns. It should be noted
that because the predominant land use of the proposed development is hotel, the majority of the project
trips are assumed to orient towards SR 400 via Old Milton Parkway. Additionally, due to the valet operations
where the vehicles being dropped off and picked up are westbound along Milton Avenue, the majority of
the project trips coming to the site are projected to arrive via S Main Street and the majority of the project
trips leaving the site are projected to depart via Roswell Street.

A detailed trip distribution and assignment are illustrated in Figure 6 and the project trips are illustrated in
Figure 7.

Figure 8 illustrates the Projected 2019 Build traffic conditions for the AM and PM peak hours. Appendix B
provides intersection volume worksheets for all intersections and driveways within the study network.
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6.0 LEVEL-OF-SERVICE ANALYSIS

Level-of-service (LOS) determinations were made for the weekday AM and PM peak hours for the existing
study network intersections and proposed site-access intersections using Synchro Professional, Version
9.0. The program uses methodologies contained in the Highway Capacity Manual to determine the
operating characteristics of an intersection. It should be noted that the methodologies contained in the 2000
Highway Capacity Manual were used for signalized intersections, and the methodologies contained in the
2010 Highway Capacity Manual were used for unsignalized intersections. This is due to the limitations in
the analysis of non-standard intersections and u-turns with the methodologies contained in the 2070
Highway Capacity Manual.

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. 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.

In addition to the Existing 2017 traffic conditions, an analysis was performed for the AM and PM peak hours
for the Projected 2019 No-Build and the Projected 2019 Build traffic conditions. The results of the LOS
analysis are summarized in Table 3. Synchro analyses reports are available in Appendix C.

Cotton House Hotel Development | Traffic Impact Study
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Table 3: Level-of-Service Summary
LOS (Delay in Seconds)

e Projected 2019 Projected 2019
Existing 2017 . .
Intersection Approach g No-Build Build

AM Peak | PM Peak | AM Peak | PM Peak | AM Peak | PM Peak

1. Old Milton Pkwy (SR 120) @

S Main St/ Alpharetta Hwy Overall E (71.4) E (59.3) E (78.1) E (62.9) E (79.8) E (64.0)
(signalized)*

2. Old Milton Pkwy (SR 120) @
Roswell Street Overall D (35.1) D (37.9) D (37.1) D (41.2) D (38.9) D (47.7)

(signalized)*

3. S Main St/ N Main St @
Academy St/ Milton Ave Overall D (41.0) E (55.2) D (43.3) E (57.2) D (50.1) E (57.8)
(signalized)*

4. Milton Ave @ Roswell St/
Canton St Overall C(29.0) | E(58.3) | C(325) | F(103.9) | D(41.5) | F(116.9)

(signalized)*

5. Milton Ave @ Old Canton St | Northbound | B (10.3) | A(9.6) | B(10.4) | A(96) | B(104) | A(9.6)

/ Old Roswell Road
(unsignalized) Southbound | B (10.0) B (13.1) B (10.1) B (13.4) B (12.4) C (19.8)

NB Left A@B5) | A@BO) | A@B5 | A(BO) | A(@B6) | A(04)

6. Canton St@ Old Canton St SB Left A(8.1) A(8.5) B (8.1) A (8.6) A (8.6) A(0.1)

/ School Dr

(unsignalized) Eastbound | C(18.4) | B(14.9) | C(195) | C(152) | C(21.7) | C(16.1)
Westbound | B(136) | C(16.9) | B(14.0) | C(17.5) | C(15.5) | C(19.9)

7. Canton St@ Church St SB Left AB1) | A@BSB) | A®B2 | A@BB) | A(B2) | A(04)
(unsignalized) Westbound | C(18.1) | B(14.9) | C(19.0) | C(154) | C(19.6) | C(15.6)

8 N Main St@ Church St NBleft | C(157) | B(11.3) | C(165) | B(11.6) | C(16.7) | A(0.7)
(unsignalized) Eastbound | D(32.6) | F(50.0) | E(37.0) | F(166.1) | F(107.0) | E(39.6)

*Note: HCM 2000 methodologies used for signalized intersections instead of HCM 2010 methodologies due to limitations of the HCM 2010
methodologies.

As shown in Table 3, the signalized intersection of Milton Avenue at Roswell Street / Canton Street
(Intersection 4) currently operates at LOS C during the AM peak hour and LOS E during the PM peak hour.
The intersection is projected to continue to operate at LOS C during the AM peak hour and is projected to
operate at LOS F during the PM peak hour under the Projected 2019 No-Build traffic conditions. The
intersection is projected to operate at LOS D during the AM peak hour and is projected to continue to
operate at LOS F during the PM peak hour under the Projected 2019 Build traffic conditions. All other
signalized intersections are projected to operate at acceptable LOS.

The eastbound approach at the unsignalized intersection of N Main Street at Church Street (Intersection 3)
is projected to operate at LOS F during the AM peak hour and LOS E during the PM peak hour under the
Projected 2019 Build traffic conditions. It should be noted that low and failing levels-of-service for side street
approaches are not uncommon, as vehicles may experience significant delay turning onto a major roadway.
No improvements are recommended for this intersection. All other unsignalized intersections are projected
to operate at acceptable LOS.

Cotton House Hotel Development | Traffic Impact Study
October 2017 | KHA Project #013036000




Kimley»Horn

Table 4 provides results for the Projected 2019 No-Build Improved and the Projected 2019 Build Improved
traffic conditions. In order for Intersection 4 to operate at LOS E under the Projected 2019 No-Build and
Build traffic conditions, the following improvement was applied:

Intersection #4: Milton Avenue @ Roswell Street / Canton Street:

e Construct one (1) westbound right-turn lane with a minimum of 75 feet of storage and 50 feet of
taper.

Table 4: Level-of-Service Summary (Improved)
LOS (Delay in Seconds)

Projected 2019 Projected 2019
No-Build Improved Build Improved

AM Peak | PM Peak | AM Peak | PM Peak

Intersection Approach

4. Milton Ave @ Roswell St
/ Canton St Overall C (32.0) E (62.5) D (40.1) E (63.2)
(signalized)

In a downtown, walkable environment like Downtown Alpharetta, other considerations should be taken for
integrating multi-modal solutions to continue to enhance the Downtown character. In this environment,
additional lanes and a wider street may not be the right solution, at which time the City should investigate
other operational improvements, such as signal timing, to alleviate increased delay.

Cotton House Hotel Development | Traffic Impact Study
October 2017 | KHA Project #013036000
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7.0 CONCLUSION

As currently envisioned, the Cotton House Hotel development is proposed to consist of a 120-room hotel
and 13,500 SF of high-turnover (sit-down) restaurant. It should be noted that the hotel amenities, such as
spa, café, and fitness, are inside the hotel and will be services offered by the hotel in the same building.
The site is located in the northwest quadrant of the intersection of Milton Avenue and Old Canton Street,
west of Main Street in the City of Alpharetta, Georgia.

The Cofton House Hotel development is proposed to be completed and open to traffic by year 2019. This
report summarizes the analyses of the following three (3) scenarios:

1. Existing 2017 Traffic Conditions
2. Projected 2019 No-Build Traffic Conditions
3. Projected 2019 Build Traffic Conditions

The proposed development will be served by valet only at the front entrance of the hotel along Milton
Avenue. The valet will be located on the north side of Milton Avenue for the westbound approach.
Additionally, the valet will bring vehicles back to the front of the development via Old Canton Street (right-
out only).

The signalized intersection of Milton Avenue at Roswell Street / Canton Street (Intersection 4) currently
operates at LOS C during the AM peak hour and LOS E during the PM peak hour. The intersection is
projected to continue to operate at LOS C during the AM peak hour and is projected to operate at LOS F
during the PM peak hour under the Projected 2019 No-Build traffic conditions. The intersection is projected
to operate at LOS D during the AM peak hour and is projected to continue to operate at LOS F during the
PM peak hour under the Projected 2019 Build traffic conditions. All other signalized intersections are
projected to operate at acceptable LOS.

Cotton House Hotel Development | Traffic Impact Study
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8.0 GENERAL RECOMMENDATIONS

Kimley-Horn recommends the City consider a system improvement based on the results of this study.

System improvements, or “No-Build” improvements, are needed to serve the background road network
traffic without taking into account the traffic associated with the Cofton House Hotel development.

8.1 RECOMMENDED SYSTEM IMPROVEMENTS

Based on the results of this study, Kimley-Horn recommends the City consider the following system
improvement to serve the Projected 2019 No-Build traffic conditions (note: this would be the improvement
needed to serve the background traffic without taking into account the traffic associated with the Cotfon
House Hotel development traffic):

Intersection #4: Milton Avenue @ Roswell Street / Canton Street:

e Construct one (1) westbound right-turn lane with a minimum of 75 feet of storage and 50 feet of
taper.

In a downtown, walkable environment like Downtown Alpharetta, other considerations should be taken for
integrating multi-modal solutions to continue to enhance the Downtown character. In this environment,
additional lanes and a wider street may not be the right solution, at which time the City should investigate
other operational improvements, such as signal timing, to alleviate increased delay.

Cotton House Hotel Development | Traffic Impact Study
October 2017 | KHA Project #013036000
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CITIZEN PARTICIPATION FORM - PART B

This form must be completed and submitied fo the City of Alpharetta Community Development Department a

minimum of twenlty (20) working days prior fo the scheduled Public Hearing. Failure to do so will result in
cancellation of the scheduled hearing.

Public Hearing or Project Name: VS Milton Retail Milton Avenue

Contact Name: Don Rolader Telephone: 770-442-0330

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

None to date. Response will be amended as inquiries are received.

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

Letter ] Personal Visits
] Telephone ] Group Meeting
] Email ] Other (Please Specify)

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

See Exhibit A attached

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

) 904 <~ FV /) _
Signature of Authorized Agent: ,/[/ e/ /i/ m g/ér_/( C,/(/L/ Dote: 10/12/2017

Donald A. Rolader

Print Form ]




Beanies Prop LLC
233 Canton St.
Alpharetta, GA 30004

Thirty Four Thirty Six Church St. LLC
233 Canton Street
Alpharetta, GA 30004

Martha Stone
1525 Holbrook Campground Rd
Cumming, GA 30040

Sara H Lunsford
245 Chinberry Dr
Roswell, GA 30076

Larry L & Marge A Attig
225 Qakmere Dr
Alpharetta, GA 30009

Chalk 2 Champions LLC
38 N, Main St
Alpharetta, GA 30009

Hyper Chatter LLC
11680 Great Oaks Way
Suite 175

Alpharetta, GA 30022

Fast Canton LLC
11785 Northfall Lane
Suite 510
Alpharetta, GA 30009

RAM Development Partners LLC
14195 Hopewell Road
Milton, GA 30004

Delson Stories Inc.
3270 Cochise Drive
Atlanta, GA 30339

28 North Main St. LLC
3270 Cochise Drive
Atlanta, GA 30339

City of Alpharetta
2 Park Plaza
Alpharetta, GA 30009

Alpharetta Town Commons LLC
2801 Buford Hwy NE

Suite T 70

Atlanta, GA 30329

Milton Capital Fund LLC
705 Windwalk Dr
Roswell, GA 30076

Stonewalk Loft Alp. LLC
170 Westbury Lane
Alpharetta, GA 30005

Blue Devil Asso. LLC
1100 Powers Place
Alpharetta, GA 30004

Alpharetta First United Methodist
Church Inc.

69 North Main Street

Alpharetta, GA 30004

GA Fed Sav & Loan Assn.
P.O. Box 2609
Carlsbad, CA 92018-2609

First Baptist Church of Alpharetta
42 Academy Street
Alpharetta, GA 30009-3702

Joseph K Lockwood
369 Dorris Rd
Alpharetta, GA 30004

Parsons Ace Hardware
10465 Stonefield Lndg.
Duluth, GA 30097-5951

Carlos L Bagwell Revocable Trust
40 Roswell St
Alpharetta, GA 30009

33 South Main LL.C
1905 Evergreen Ln
Alpharetta, GA 30009

Palmer Family Investments LLC
79 S. Main St
Alpharetta, GA 30009

Stephen P Leafe
30 Milton Ave
Alpharetta, GA 30009

D & R Miller Holdings LLC
980 Birmingham Rd

Suite 501-391

Alpharetta, GA 30004

44 Milton Ave Partners LLC
53 South Main St

Suite 300

Alpharetta, GA 30009



VS Milton Retail, LLC

Qctober 10, 2017
Property Owner

RE:  Rezoning Application, Variance request and Conditional Use Application by The VS
Milton Retail, LLC for property located on Milton Avenue, Alpharetta, GA; Z-17-16/CU-
17-12IV-17-36

Dear Property Owner:;

VS Milton Retail, LLC has filed an application for rezoning from G-2 to DT-C, a variance
to pelrmit the building height to exceed 60 feet (64') and a Conditional Use to allow the property
to be developed as a hotel, on 0.989 acres on Milton Avenue for the development of a boutique

hotel and associated retail/restaurant use on this property.

T|he Planning Commission meeting is scheduled for November 2, 2017 at 6:30 p.m. at City
Ha]l.mThe City Council meeting is scheduled for November 13, 2017 at 6:30 p.m. at City Hall. If
you have questions or would like additional information, please contact Don Rolader at 770-442-
033C. His fax number is 770-442-0641, and his email is don@roladerandrolader.com. His

address is 1865 Lockeway Drive, Suite 601, Alpharetta, GA 30004.

Sincerely,

By:
Name; Jas g
Title: Mandager

5820 O'Del] Street, Suite 202
Cumming, GA 30040



September 25, 2017

Simon Burgess

Managing Director Partner
Mayfair Street Partners
5920 Odell Street

Suite 202

Cumming, Georgia 30040

RE: Project Trip Generation Memorandum
Cotton House Hotel
Alpharetta, Georgia

Dear Simon:

Kimley-Horn is pleased to provide this memorandum summarizing the projected trip generation for the
proposed Cotton House Hotel development. The purpose of this memorandum is to determine the daily,
AM peak hour, and PM peak hour trips generated by the proposed development.

Project Site Overview

The Cotton House Hotel is a proposed development located in the northwest quadrant of the
intersection of Milton Avenue and Old Canton Street, west of Main Street in the City of Alpharetta,
Georgia. The overall site includes 0.99-acres, currently occupied by retail and restaurant space with
surface parking. The site is currently served by two (2) full-movement driveways on Old Canton Street.
The development is proposed to be served by one (1) full-movement driveway on Old Canton Street,
with pedestrian access via an alley off Milton Avenue. As currently envisioned, the Cotton House Hotel
will consist of a 120-room hotel, 4,000 SF of spa, and 13,500 SF of high-turnover (sit-down) restaurant.
Proposed parking will be located at the rear of the site for all visitors, patrons, and staff.

Project Trip Generation

A summary of the proposed densities for the Cotton House Hotel development are provided in Table
1. The trip generation potential of the development was evaluated using methodologies contained in
the Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 9th Edition, 2012. Anticipated
project trip volumes are shown in Table 1 for Daily, AM, and PM peak hours. Mixed-use reductions
account for the anticipated interaction between the proposed land uses on the site. Note: ITE considers
a spa as a hair salon land use, described as, “facilities that specialize in cosmetic and beauty services
including hair cutting and styling, skin and nail care, and massage therapy. Hair salons may also contain
spa facilities.”

kimley-horn.com | 817 West Peachtree Street, Suite 601, Atlanta, GA 30308 404 419 8700
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Table 1
Trip Generation: Cotton House Hotel
ITE Trip Generation Manual, 9" Edition, 2012

ITE Daily AM Peak Hour PM Peak Hour
Code | Trips | Total | In | Out | Total | In [ Out

Land Use & Density

Hotel (120 rooms) 310 701 64 38 | 26 72 37 35

Hair Salon (4,000 SF) 918 60* 5 5 0 6 1 5

High-Turnover (Sit-Down)

Restaurant (13,500 SF) 932 1,717 146 | 80 | 66 | 133 | 80 53

Gross Trips - Total | 2,478 215 | 123 | 92 | 211 | 118 93

Mixed-Use Reductions - Total -342 -2 -1 -1 -5 -3 -2

New Trips - Total | 2,136 211 | 121 | 90 | 201 | 113 88

* Daily trip calculations are not provided by ITE. Industry standard assumes PM peak hour traffic is 10% of daily
trips.

Summary

In summary, the land use densit<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>