
PLANNING COMMISSION MEETING
JUNE 7, 2018

ALPHARETTA CITY HALL
COUNCIL CHAMBERS

2 PARK PLAZA
6:30 PM

I.  CALL TO ORDER 

 a. Welcome New Board Member ­ William Perkins 

II.  ROLL CALL 

III.  APPROVAL OF MEETING MINUTES 

 a. We will consider approval of May 10, 2018 Meeting Minutes on July 12, 2018. 

IV.  ITEMS FROM BOARD MEMBERS 

V.  ITEMS FROM STAFF 

VI.  PUBLIC HEARING 

 a. CLUP­18­03/Z­18­03/V­18­06 Kings Ridge Christian School
Consideration of a request to rezone approximately 2.03 acres from AG (Agriculture) to SU 
(Special Use) in order to incorporate the property into the King’s Ridge Christian School 
campus and develop the property with a soccer field. A Comprehensive Land Use Plan 
amendment is requested to change the designation of the property from ‘Very Low Density 
Residential’ to ‘Public, Institutional, Education’. A variance is requested to reduce tree 
recompense. The property is located at 13695 Cogburn Road and is legally described as 
being located in Land Lot 896, 2nd District, 2nd Section, Fulton County, Georgia. 

 b. MP­18­05/Z­18­04 Lux Atlanta/Northwinds Master Plan 
Consideration of a request to amend the Northwinds Master Plan to allow ‘Athletic 
Facilities/Fitness Studio’ and free­standing ‘Retail Establishment’ and ‘Restaurant’ as 
permitted uses in Pod A, to add approximately 1 acre of land to the Northwinds Master Plan 
and to amend developments standards in Pod A. A rezoning is requested for approximately 
1 acre from O­P (Office­Professional) to O­I (Office­Institutional). The property is located at 
the west corner of Northwinds Parkway and Kimball Bridge Road and is legally described as 
being located in Land Lots 805 and 806, 1st District, 2nd Section, Fulton County, Georgia. 

 c.  MP­18­04 North Point Mall/Office Use 
Consideration of a request to amend the North Point Mall Master Plan to allow for the 
conversion of approximately 27,000 square feet of in­line retail space to professional office 
use within North Point Mall. The property is located at 1000 North Point Circle and is legally 
described as being located in Land Lots 700, 701, 742 & 743, 1st District, 2nd Section, Fulton 
County, Georgia. 

VII.  ADJOURNMENT 
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I. AGENDA ITEM TITLE: CLUP-18-03/Z-18-03 KING’S RIDGE CHRISTIAN SCHOOL/SOCCER FIELD 

PLANNING COMMISSION: JUNE 7, 2018 

CITY COUNCIL:   JULY 9, 2018 

II. RECOMMENDATION: 

Approve CLUP-18-03/Z-18-03 King’s Ridge Christian School/Soccer Field, subject to the following conditions: 
 
1. The site, consisting of approximately 2.03 acres, shall be zoned SU and developed substantially similar to 

site plan submitted by CP&E, dated 3/29/2018, except for modifications required to comply with the 
conditions below and subject to meeting all City code requirements and conditions of zoning. 

2. Existing trees shall be preserved as depicted on tree plan prepared by TJ Schell, dated 3/26/2018. Tree 
recompense shall not be required for the removal of Tree #10 (10” Sourwood) and #12 (15” Sourwood). 

3. Existing trees shall be saved, where possible, along Cogburn Road, as approved by Staff. 
4. Sidewalk connection between the soccer field and parking lot to the north shall be installed with the least 

impact to existing trees, as approved by Staff. Centerline of sidewalk shall be staked in the field and location 
reviewed and approved by the City Arborist. 

5. Developer shall construct a 10’ concrete multi-use path/sidewalk within the Cogburn Road right-of-way or 
within a dedicated public trail easement with the least impact to existing trees, subject to review by Milton 
Public Works Director and City Arborist. Centerline of path/sidewalk shall be staked in the field and location 
reviewed and approved by the City Arborist. Impact fee credits shall be provided for public improvements. 

6. Existing residential driveway shall be removed and area shall be stabilized. 
7. Stormwater facilities shall not be visible from Cogburn Road, unless constructed as a decorative amenity. Any 

visible stormwater structures shall be faced with decorative stone. 

III. REPORT IN BRIEF: 

The applicant, Keith Allen, is requesting a change in zoning for 2.03 acres from AG (Agriculture) to SU (Special 
Use) to incorporate the property into the King’s Ridge Christian School campus and to construct a high school 
soccer field. A comprehensive land use plan amendment is requested from ‘Very Low Density Residential’ to 
‘Public, Institutional, Education’. A variance is requested to eliminate the required tree recompense for the removal 
of two (2) trees. The subject property is located at 13695 Cogburn Road, on the west side of Cogburn Road and 
south of Bethany Bend. 
 

DISCUSSION 
 
The submitted request, if approved, would allow for a 2.03-acre property to be incorporated into the King’s 
Ridge Christian School campus for the purpose of constructing a high school soccer field. King’s Ridge 
Christian School plans to expand its athletic programs and facilities and has acquired the subject property 
to add to its campus master plan. The subject property is located at 13695 Cogburn Road, on the west 
side of Cogburn Road and south of Bethany Bend. 



2 
 

The property is zoned AG (Agriculture) and is developed with one (1) single-family detached home and 
the Roadrunner baseball field. Surrounding properties are zoned SU (Special Use) and are developed with 
uses for King’s Ridge Christian School. Cambridge High School is located to the east, in the City of Milton. 
The Comprehensive Land Use Plan designation of the property is ‘Very Low Density Residential’. The King’s 
Ridge Christian School property has a future land use designation of ‘Public, Institutional, Education’. 
Therefore, the applicant’s request for the SU zoning requires a comprehensive land use plan amendment 
to ‘Public, Institutional, Education’, which is consistent with surrounding properties. 
 
A variance is requested to eliminate the required tree recompense for the removal of two (2) understory 
specimen trees. The applicant intends to remove two (2) healthy trees (10” Sourwood and 15” Sourwood). 
Unified Development Code (UDC) Subsection 3.2.7(C) states that, “Specimen trees that cannot be saved 
must be replaced with recompense plantings equal to three (3) times the DBH of the tree(s) removed. 
Recompense trees shall be a minimum of four-inch (4″) caliper at time of planting.” The tree recompense 
calculation provided below shows that 75 inches or 19 – 4” caliper trees would be required as replacement 
for the removal of the two (2) Sourwoods. King’s Ridge Christian School plans a high school soccer field, 
which impacts the two (2) understory specimen trees. According to the applicant, the site plan has been 
redesigned several times to limit impacts to trees and the King’s Ridge Christian School campus exceeds 
the City’s required tree density (tree inches per acre). 
 
Tree #10:  10” Sourwood 
Tree #12:  15” Sourwood 
25” x 3 = 75 inches 
Tree Replacement = (75 inches/4 inches) = 18.75 – 4” caliper trees 

 
SITE PLAN 
 
The submitted site plan depicts approximately half of a 195’ x 360’ soccer field on the 2.03-acre property. 
Existing parking from the adjacent Lower School parking lot, to the north, will be used for the soccer field, 
including a proposed sidewalk connection between the parking lot and soccer field. 
 
Staff contacted the City of Milton to coordinate the Cogburn Road streetscape. The Milton Public Works 
Director requested that the applicant construct a 10’ wide, concrete multi-use path or sidewalk within the 
Cogburn Road right-of-way or within a dedicated public trail easement. 
 
Stream buffers are present on the south end of the property; however, the applicant’s site plan respects the 
buffers. The property consists primarily of hardwoods. The applicant proposes the removal of two (2) 
understory specimen trees (Tree #10 – 10” Sourwood and Tree #12 – 15” Sourwood) according to the 
applicant’s tree survey and arborist report. If approved, staff recommends a tree save area along Cogburn 
Road to provide a natural screen from the road. 
 
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: 
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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 allow a 2.03-acre property to be incorporated into the King’s 
Ridge Christian School, which is consistent with the use of adjacent and nearby properties. 
 
b. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 
property. 
 
Response: The zoning proposal is consistent with the zoning and existing use of adjacent and nearby 
properties, which are developed as part of the King’s Ridge Christian School campus. 
 
c. Whether the zoning proposal will adversely affect the natural environment. 
 
Response: The applicant’s site plan respects stream buffers and limits impacts to trees. If approved, 
staff recommends a tree save area along Cogburn Road to provide a natural screen from the road. 
 
d. Whether there are substantial reasons why the property cannot or should not be used as currently 
zoned. 
 
Response: The zoning proposal would allow a 2.03-acre property to be incorporated into the King’s 
Ridge Christian School, which is consistent with the use of adjacent and nearby properties. 
 
e. Whether the zoning proposal will result in a use that will or could cause an excessive or burdensome 
use of public facilities or services, including but not limited to existing streets and transportation facilities, 
schools, water or sewer utilities, and police or fire protection. 
 
Response: The zoning proposal should not have significant impacts on public facilities or services. 
 
f. Whether the zoning proposal is supported by new or changing conditions not anticipated or 
reflected in the existing zoning on the property. 
 
Response: Not applicable. 
 
g. Whether the zoning proposal reflects a reasonable balance between the promotion of the public 
health, safety, morality or general welfare against the right to unrestricted use of property. 
 
Response: The applicant’s zoning proposal generally reflects a reasonable balance as the proposed 
development is consistent with development on surrounding properties, which are owned by and part of 
the King’s Ridge Christian School campus. 
 
h. Whether there are substantial reasons why the property cannot be used in accordance with existing 
zoning. 
 
Response: The zoning proposal would allow a 2.03-acre property to be incorporated into the King’s 
Ridge Christian School, which is consistent with the use of adjacent and nearby properties. 
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i. The extent to which the zoning proposal is consistent with the Comprehensive Plan. 
 
Response: The request to rezone the property to SU requires a change to the Comprehensive Land Use 
Plan designation of the property from ‘Very Low Density Residential’ to ‘Public, Institutional, Education’. 
 
COMPREHENSIVE LAND USE PLAN 
 
Unified Development Code Section 4.1.3 Standards for CLUP amendment approval, provides the following 
criteria for consideration when evaluating a request for a change in land use: 
 
A. The extent to which a change in the economy, land use or development opportunities of the area has 
occurred. 
 
Response: Not applicable. 
 
B. The extent to which the proposed designation is in compliance with the goals and policies of the Plan. 
 
Response: The proposal is consistent with development on surrounding properties, which are owned 
and part of the King’s Ridge Christian School campus. 
 
C. The extent to which the proposed designation would require changes in the provision of public facilities 
and services.  
 
Response: The applicant’s proposal should not have significant impacts on public facilities or services. 
 
D. The extent to which the proposed designation would impact the public health, safety, and welfare.  
 
Response: The applicant’s proposal generally reflects a reasonable balance as the proposed 
development is consistent with development on surrounding properties, which are owned and part of the 
King’s Ridge Christian School campus. 
 
E. The extent to which additional land area is needed to be developed for a specific type of use.  
 
Response: Not applicable. 
 
F. The extent to which area demographics or projections are not occurring as projected. 
 
Response: Not applicable. 

VARIANCE REVIEW CRITERIA 

The Alpharetta Unified Development Code Article IV, Section 4.5.3 outlines the criteria set forth for granting 
a hardship 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”: 
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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: Site layout is limited given space requirements of the soccer field (195’ x 360’), the property 
being part of a larger campus master plan, as well as the presence of stream buffers. According to the 
applicant, the King’s Ridge Christian School campus exceeds the City’s tree density requirement. 
 
2. The application of the Ordinance to this particular piece of property would create an unnecessary 
hardship; or 
 
Response: The application of the City’s Tree Preservation Ordinance would require tree replacement 
with 19, 4” caliper trees. However according to the applicant, the King’s Ridge Christian School campus 
exceeds the City’s minimum tree density requirements.  
 
3. There are conditions that are peculiar to the property which adversely affect its reasonable use or 
usability as currently zoned; or 
 
Response: Site layout is limited given space requirements of the soccer field (195’ x 360’), the property 
being part of a larger campus master plan, as well as the presence of stream buffers. 
 
4. Relief, if granted, would not cause substantial detriment to the public good or impair the purpose 
and intent of the Ordinance. 
 
Response: According to the applicant, the King’s Ridge Christian School campus exceeds the City’s 
minimum tree density requirements. 
 
CONCURRENCES 
 
Staff has reviewed the applicant’s proposal and finds that it can generally support the applicant’s request 
for rezoning and comprehensive land use plan amendment. The proposal is consistent with surrounding 
properties, which are owned by and part of the King’s Ridge Christian School campus. If approved, 
conditions are recommended requiring protection of the existing tree canopy and streetscape standards for 
Cogburn Road. 
 
CITIZEN PARTICIPATION PLAN 
 
The report submitted by the applicant states that property owners were contacted regarding the applicant’s 
intent. According to the report, no comments were received. 

IV. ATTACHMENTS: 

 King’s Ridge Campus Master Plan 

 Site Plan 

 Specimen Tree Location and Assessment Plan 
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CITY OF ALPHARETTA 
PUBLIC HEARING APPLICATION
  COMMUNITY DEVELOPMENT DEPARTMENT 2 PARK PLAZA ALPHARETTA, GA  30009

This page should be the first page in each of your completed application packets. 

It is preferred that all responses be typed.  Illegible applications will not be accepted. 

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

Payment of all applicable fees must be made at the time of application.  Payment may be made via cash, credit card (American Express, 
Master Card or Visa), or check made payable to "City of Alpharetta." 

Applications will be accepted only on the designated submittal dates between the hours of 8:30 AM and 3:30 PM. 

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

1. 

2.  

3. 

4. 

5. 

6.

Contact Information:

Contact Name: Telephone:

Address: Suite:

City State: Zip:

Mobile Tel: Email:

Subject Property Information:

Address: Current Zoning:

District: Section: Land Lot: Parcel ID:

Proposed Zoning: Current Use:

This Application For  (Check All That Apply):

Conditional Use

Rezoning

Variance

Comprehensive Plan Amendment Other

Master Plan Review

Master Plan Amendment

(Specify):

Public Hearing

FOR OFFICE USE ONLY

Case #:

Fee Paid Initial:

Fax:

Mr. Keith Allen, King's Ridge Christian School 770.754.5738 x212

2765 Bethany Bend

Alpharetta GA 30004

keith.allen@kingsridgecs.org

13695 Cogburn Road AG

2 2 896 22 509008960340

SU Residential

770.764.3327

CLUP-18-03/Z-18-03 
KINGS RIDGE CHRISTIAN SCHOOL



APPLICANT REQUEST AND INTENT

What is the proposed use(s) of the property?

Applicant's Request (Please itemize the proposal):

Applicant's Intent (Please describe what the proposal would facilitate):

High School Soccer Field

We are requesting a re-zoning of the property from AG to SU to bring the property (2.03 acres) into the overall King's Ridge
Christian School campus. KRCS currently owns the property surrounding this property.

King's Ridge Christian School is currenlty in discussions with the owner of the parcel at 13695 Cogburn Road located in the
southeast quadrant of the current KRCS campus in Alpharetta. There is an existing 2 story brick residence on this property with
associated detached garage/barn/asphalt driveway. This property will be incorporated into the KRCS campus and used,
along with the surrounding property owned by KRCS (SU zoning), to install a High School Soccer Field. Existing parking from
the adjacent Lower School parking lot will be used for this field as a sidewalk connection will be made between the parking lot
and proposed field.

CLUP-18-03/Z-18-03 
KINGS RIDGE CHRISTIAN SCHOOL
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KINGS RIDGE CHRISTIAN SCHOOL



ALPHARETTA PLANNING COMMISSION REVIEW CRITERIA

How will this proposal be compatible with surrounding properties?

How will this proposal affect the use and value of the surrounding properties?

Can the property be developed for a reasonable economic use as currently zoned?  Please explain why or why not.

What would be the increase to population and traffic if the proposal were approved?

What would be the impact to schools and utilities if the proposal were approved?

How is the proposal consistent with the Alpharetta Comprehensive Plan; particularly the Future Land Use Map?

Are there existing or changing conditions which affect the development of the property and support the proposed request?

On a separate sheet or sheets, please provide any information or evidence that supports your request and the statements that 
you have provided in this application.

The adjacent property surrounding the subject property is part of the existing King's Ridge Christian School campus (zoned
SU). Also, back in 2013, KRCS zoned the property to the south of the existing KRCS campus to SU for the future High School
Baseball Field.

The proposed use of the site is consistent with the use of the adjacent properties and the proposed use of the property should
not adversely affect the value and use of the adjacent properties.

King's Ridge Christian School would like to expand it's athletic programs. The subject property is surrounded by the existing
KRCS campus and makes the most sense to be incorporated into the campus and used to further expand the athletic fields
provided by the school (proposed use as a High School Soccer Field). Under the City Code, athletic fields are not allowed in
the areas zoned AG as a principal use.

The proposed use of the property will be an amenity of KRCS and school enrollment will not be affected by the addition of the
new High School Soccer Field. The impact on traffic in the immediate area will be negligible.

There should be no negative impact to the existing schools in the area. KRCS will benefit greatly from the addition of a High
School Soccer Field to their athletics program. There should be no impact to the existing utilities in the area.

As discussed above, the subject property is surrounded by the existing KRCS campus and a logical fit to become part of the
campus, consistent with the 2013 rezoning of the property to the south of the existing campus.

As discussed above, the subject property is surrounded by the existing KRCS campus and a logical fit to become part of the
campus.

CLUP-18-03/Z-18-03 
KINGS RIDGE CHRISTIAN SCHOOL



Written Description: 
13695 Cogburn Road 
 
All that tract or parcel of land lying and being in Land Lot 896, 2nd District, 2nd Section, Fulton County, 
Georgia, and being more particularly described as follows: 
 
TO FIND THE TRUE POINT OF BEGINNING, COMMENCE at the intersection of south r/w of Bethany Road (60’ 
r/w) and west r/w of Cogburn Road (60’ r/w) and follow along western r/w of Cogburn road 1,384.72 feet  to 
a 1” IPS (30 feet of centerline of Cogburn Road), said point being the TRUE POINT OF BEGINNING;  
 
FROM THE TRUE POINT OF BEGINNING AS THUS ESTABLISHED;  
thence continuing south along said r/w of Cogburn Road S08°23'42"W for a distance of 27.10 feet to a point; 
thence continuing south along said r/w of Cogburn Road S08°42’37"W for a distance of 52.84 feet to a point; 
thence continuing south along said r/w of Cogburn Road S08°37’40"W for a distance of 48.16 feet to a point; 
thence continuing south along said r/w of Cogburn Road S08°32’46"W for a distance of 49.34 feet to a point; 
thence continuing south along said r/w of Cogburn Road S08°42’24"W for a distance of 51.85 feet to a point; 
thence continuing south along said r/w of Cogburn Road S08°43’38"W for a distance of 57.77 feet to a point; 
thence continuing south along said r/w of Cogburn Road S08°48’06"W for a distance of 2.62 feet to a point; 
thence leaving said r/w of Cogburn Road S89°04’29"W for a distance of 310.00 feet to a point; 
thence N08°38’01"E for a distance of 290.00 feet to a point; 
thence N89°08’17"E for a distance of 309.99 feet to a point, said point being the TRUE POINT OF BEGINNING; 
 
Said tract or parcel of land contains 2.0347 acres. 
 
 
 
 

CLUP-18-03/Z-18-03 
KINGS RIDGE CHRISTIAN SCHOOL
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1. 24" RED OAK
   FAIR TO POOR COND.
   (TAG #17)

2. 33" RED OAK BELOW SPLIT
    FAIR TO POOR CONDITION
    (TAG #16)

9. 10" SOURWOOD
    GOOD CONDITION
    (TAG #10)

5. 28" POST OAK
    FAIR TO POOR COND. (TAG #14)
    TO REMAIN UNDISTURBED

6. 24" WHITE OAK
    GOOD CONDITION
    (TAG #13)

8. 24" WHITE OAK
    GOOD CONDITION
    (TAG #11)

36.4'
CRZ

31.2'
CRZ

13'
CRZ

7. 15" SOURWOOD (2 X)
    GOOD CONDITION
    (TAG #12)

4. 11" SOURWOOD
   GOOD CONDITION
   UNDISTURBED (TAG #18)

3. 11" SOURWOOD
    GOOD CONDITION
    UNDISTURBED (TAG #15)14.3'

CRZ

14.3'
CRZ

31.2'
CRZ42.9'

CRZ

10. 35" POPLAR (AT NARROWEST PT.)
     FAIR CONDITION (8.5% DISTURBANCE)
     (TAG #9)

19.5'
CRZ

31.2'
CRZ

11. 26" OAK
    GOOD CONDITION (8% DISTURBANCE)
    LOCATED ON PREVIOUS SURVEY

33.8'
CRZ

13. 26" OAK (5% NEW DIST.)
    GOOD CONDITION
    LOCATED ON PREVIOUS SURVEY

12. 26" HICKORY - GOOD COND.
     (5% DISTURBANCE)
     LOCATED ON PREVIOUS SURVEY33.8'

CRZ

26" OAK
31.2'
CRZ

33.8'
CRZ

PROPOSED LIMITS OF
DISTURBANCE

PROPOSED LIMITS OF
DISTURBANCE

45.5'
CRZ

Know what's below.
before you dig.Call
Dial 811

Or Call 800-282-7411

OWNER/24 HOUR EMERGENCY CONTACT:
KINGS RIDGE CHRISTIAN SCHOOL
24 HOUR CONTACT:
MR. KEITH ALLEN
770.337.7195
            

TERESA H. ELDREDGE
       SO-5442A
            

TREE SURVEY AND ARBORIST REPORT REQUIREMENTS

1. No existing non-specimen 'landscape trees'
2. Boundary Trees shown (data obtained from

previous survey)
3. CRZ's shown as 1.3 feet x inches DBH
4. Dimensions of CRZ's shown on plan
5. Trees to be removed are shown with an X

            

CLUP-18-03/Z-18-03 
KINGS RIDGE CHRISTIAN SCHOOL
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I. AGENDA ITEM TITLE: MP-18-05/Z-18-04 LUX ATLANTA/NORTHWINDS MASTER PLAN 

PLANNING COMMISSION: JUNE 7, 2018 

CITY COUNCIL:   JULY 9, 2018 

II. RECOMMENDATION: 

Approve MP-18-05/Z-18-04 Lux Atlanta/Northwinds Master Plan, subject to the following conditions: 
 

1. The 1-acre property shall be zoned O-I and shall be incorporated into Pod A of the Northwinds Master Plan. 
The 4.75-acre site shall be developed substantially similar to the plan prepared by KSGW, dated 
5/25/2018, except for modifications required to comply with the conditions below and subject to meeting 
all City code requirements and conditions of zoning. 

2. Development regulations shall be as follows: 
a. Athletic Facility – Maximum 40,000 square feet and building height of at least 2 stories and no more 

than 60’. Use square footage shall be deducted from the remaining Master Plan office entitlement. 
b. Office – Maximum 10,000 square feet and building height no greater than 3-stories or 45’. Use 

square footage shall be deducted from the remaining Northwinds Master Plan office entitlement. 
c. Restaurant – Maximum 12,800 square feet and minimum height of 2 stories or 20’. Use square 

footage shall be deducted from the remaining Northwinds Master Plan office/accessory retail 
entitlement. Restaurants shall not be drive-through, but shall include outdoor dining areas. 

d. Hotel – One luxury boutique or full-service hotel, similar to The St. Regis, shall be permitted with a 
maximum 60 rooms and no greater than 4 stories or 65’. Hotel rooms shall be deducted from the 
remaining Master Plan hotel entitlement, which has an exchange rate of 800 SF of office per hotel 
room or 48,000 square feet of office for 60 hotel rooms. Hotel may not be an extended stay facility. 

e. Parking Decks – Structured parking shall be developed as depicted on the site plan prepared by 
KSGW, dated 5/25/2018. Parking deck along Northwinds Parkway shall have its top level on-
grade with the adjacent surface parking lot and aligned with the finished elevation of Northwinds 
Parkway. Parking deck visible from Northwinds Parkway and/or Kimball Bridge Road shall be 
treated with comparable materials and finishes as the buildings they serve and/or shall be screened 
by over-sized landscaping (12” – 15” caliper trees). Suitability of parking deck elevation, visibility 
and landscape screening shall be approved by the DRB. 

3. Freestanding retail uses shall not be permitted. 
4. Architectural style shall require final approval by the DRB. 
5. Retaining walls shall receive architectural façade treatment or be heavily landscaped, as approved by DRB. 

Retaining walls visible from developed areas exceeding 16’ in height shall be terraced. 
6. Backside of buildings or ‘back of house’ functions, such as loading or dumpster areas, shall not be visible 

from the public right-of-way. Parapet walls shall be used to screen roof-top mechanical equipment and views. 
7. Corner of Northwinds Parkway and Kimball Bridge Road shall be designed with a minimum 2,000 square 

foot open space to incorporate decorative hardscape and landscape with a water feature, sculpture or similar 
focal point feature, as approved by DRB. Corner feature shall be completed with the first CO. 
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8. A 20’ landscape strip with trees and shrubs shall be provided along Kimball Bridge Road and Northwinds 
Parkway. Existing street trees along Northwinds Parkway shall be saved, as approved by Staff. Pedestrian 
lights shall be required along Kimball Bridge Road. Existing pedestrian lights along Northwinds Parkway 
shall be replaced, where necessary, and supplemented with additional lights as approved by Staff. 

9. Developer shall construct a minimum 6’ sidewalk and 4’ planting strip (between curb and sidewalk) along 
Kimball Bridge Road and Northwinds Parkway, as approved by Staff. 

10. A traffic impact study shall be required at LDP to determine the site driveway configuration and potential 
mitigation measures necessary for the intersection at Kimball Bridge Road and Northwinds Parkway. The 
scope of the study to be developed with the City’s Senior Transportation Planner. 

11. Developer shall dedicate necessary right-of-way to accommodate the required streetscape and future traffic 
signal equipment. 

12. Existing curb cut on Northwinds Parkway shall be removed, if not utilized for the development. 
13. Specimen trees, tree groupings and trees of quality shall be given special consideration and every attempt to 

incorporate them into the site plan shall be made, as approved by Staff. 
14. Developer shall dedicate a permanent easement to the City and construct a 12’ concrete, accessible multi-

use path (Alpha Loop) as depicted on the plan prepared by KSGW, dated 5/25/2018, with final 
alignment/design/materials approved by Staff and construction completed prior to first CO. Width of the 
path may be reduced, if not designated as the main Alpha Loop path, as approved by Staff. Enhanced 
crossings shall be provided across Kimball Bridge Road and Northwinds Parkway and shall include design 
and materials approved by Staff. Path shall including seating/gathering areas, lighting (pedestrian and 
bollard), landscape, hardscape, bike share station, wayfinding signage and public parking, as approved by 
Staff. Path entrance gateways/arches shall be provided on Northwinds Parkway and Kimball Bridge Road. 

15. Detention facilities shall not be visible from the public right-of-way, except a decorative water feature 
approved by Staff. 

16. All new utilities shall be located underground. 

III. REPORT IN BRIEF: 

The applicant, Brandon Wheeless, is requesting a master plan amendment to the Northwinds Master Plan Pod A 
to modify development standards and permitted uses and to add approximately 1-acre of land to Pod A to allow 
for the construction of a 40,000 square foot ‘Athletic Facility’, 10,000 square foot office, 12,800 square feet 
freestanding restaurant uses, 60-room boutique hotel and two (2) below-grade parking structures on 4.75 acres. 
A rezoning is requested for a 1-acre parcel from O-P (Office-Professional) to O-I (Office-Institutional). The subject 
property is located at the northwest corner of Northwinds Parkway and Kimball Bridge Road. 

 
DISCUSSION 
 
The submitted request, if approved, will allow for the construction of a 40,000 square foot ‘Athletic Facility’, 
10,000 square foot office, 12,800 square feet of free-standing restaurants, 60-room ‘Boutique Hotel’ and 
below-grade parking structures on 4.75 acres. The proposed development is an exclusive athletic facility 
based on private membership and geared toward professional and developing athletes. The facility will 
provide athletic training and development, as well as injury recovery/rehabilitation. Amenities and services 
include sports courts, high-end exercise equipment, physical fitness specialists and trainers, locker rooms, 
recovery center, medical staff, lounge, hotel and spa, restaurants, and a multi-use trail. The subject property 
is located at the northwest corner of Northwinds Parkway and Kimball Bridge Road. 
 
The property is zoned O-I (Office-Institutional) and O-P (Office-Professional) and the O-I parcel is subject to 
the Northwinds Master Plan Pod A. The property is bound by Northwinds Parkway to the east and Kimball 
Bridge Road to the north. Surrounding properties are Jackson Healthcare to the east, Braeden subdivision 
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to the north, Clear Springs Baptist Church and a cemetery to the west and the Northwinds VII office building 
to the south. The property has a Comprehensive Land Use Plan designation of ‘Corporate Office’, which 
allows the applicant’s proposed uses. 
 
The Northwinds Master Plan was approved in 1986 and has been amended on a few occasions over the 
years. The Master Plan was approved for approximately 4.3 million square feet of office and 
retail/restaurant uses in Pods A & C. Free-standing retail/restaurant uses are only permitted in Pod C. 
Retail/restaurant use in Pod A must be located within an office building and is limited to no more than 25% 
of the floor area of the office building. A master plan amendment was approved in June 2017 for the 
Northwinds Summit mixed-use development, which is located at the northeast corner of Haynes Bridge 
Road and Georgia 400. That amendment utilized existing entitlements in the Northwinds Master Plan, 
including the approved residential uses that require an exchange for existing office density.  
 
As shown in the table below, Pods A & C have a remaining entitlement of 1,125,159 square feet of office 
and retail/restaurant use and 284 hotel rooms. The applicant is requesting to add ‘Athletic Facility’ and to 
allow free-standing restaurant use in Pod A. If the zoning proposal is approved, it is recommended that the 
applicant’s proposed uses are deducted from remaining entitlements in the Northwinds Master Plan. 
 

Applicant’s Proposal vs Original Master Plan 

Use Applicant’s Proposal Original Master Plan Remaining Approval Remaining Approval, 
incl. Applicant 

Athletic Facility 40,000 SF Use Not Permitted N/A N/A 

Office & Free-
standing 
Restaurant 

10,000 SF Office 
12,800 SF Restaurant 

4,340,140 SF 
(Pods A & C) 

1,125,159 SF 
(Pods A & C) 

1,102,359 SF 
(Pods A & C) 

Hotel 60 rooms 600 rooms* 284 rooms 224 rooms** 

*300 hotel rooms approved in the Northwinds Master Plan. Master Plan allows for the exchange of 800 SF of office 
density for one (1) hotel room up to a maximum of 300 additional hotel rooms in Pod A. 
**48,000 SF of office use would need to be exchanged for 60 hotel rooms to accommodate the applicant’s request. 
 
SITE PLAN ANALYSIS 
 
The applicant’s site plan depicts a 40,000 square foot athletic facility, 10,000 square foot 
professional/medical office and 60-room boutique hotel with below grade parking and located on the 
south end of the property. A grouping of restaurant buildings, consisting of 12,800 square feet, are 
depicted on the north end of the property. The Alpha Loop enters the property at the southeast corner of 
the site, running along the southern property line before traversing the site to the corner of Northwinds 
Parkway and Kimball Bridge Road. This was the original location of the Alpha Loop, but has recently been 
moved in order to cut construction costs by using an existing sidewalk on the east side of Northwinds 
Parkway. Moving the Alpha Loop also saved the construction cost of a bridge, which may be built in the 
future. Routing away from major roadways is a preferred option even if it will be several years before the 
links are constructed. 
 
Site access is depicted at three (3) locations with two (2) driveways on Northwinds Pkwy and one on 
Kimball Bridge Rd. Setbacks are depicted to be 50’ along Northwinds Pkwy and Kimball Bridge Rd, except 
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that a below-grade parking deck is approximately 15’ from Northwinds Pkwy. Side and rear setbacks are 
depicted to be 15’. Northwinds Master Plan has conditional setbacks based on site plan approval. 
 
Restaurant buildings are generally oriented to the multi-use trail and includes outdoor areas for 
seating/gathering, civic space and amenity space. Restaurant uses will be open to the general public. 
Restaurant buildings vary in size ranging from 1,200 – 4,000 square feet and having building heights of 
one (1) story to 2.5 stories. Parking surrounds the grouping of restaurants with two (2) rows of parking 
depicted between the street and the buildings. Attached to the athletic facility is the 10,000 square foot 
professional/medical office, which is proposed to be three (3) stories and 45’. 
 
The applicant proposes a ‘Boutique Hotel’ with a maximum 60 rooms and building height of four (4) stories 
or 65’. According to the applicant, the hotel will include high-end finishes, concierge services, spa, pool 
and upscale food and beverage services. The hotel will be open to the public, with a number of VIP rooms 
set aside for members of the private athletic facility. The site plan depicts the hotel connected to the athletic 
facility with a 3-level, below grade parking structure underneath the hotel and athletic facility uses. The 
City’s Unified Development Code (UDC) defines a ‘Boutique Hotel’ as: 
 

“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 
exterior 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.” 

 
Northwinds Master Plan Pod A is approved for 300 hotel rooms with an additional 300 hotel rooms 
permitted through an exchange of one (1) hotel room per 800 square feet of approved office use. The 
applicant’s request for a 60-room hotel would require the exchange of 48,000 square feet of office use. 
 
The proposed uses would require a total of 405 parking spaces, as calculated in the table below. Parking 
is provided in two (2) structured parking deck, one under the hotel/athletic facility (180 spaces) and one 
along Northwinds Parkway at the project entrance (150 spaces). The 3-level parking deck along 
Northwinds Parkway has its top level on-grade with the adjacent surface parking and Northwinds Parkway 
finished elevation. According to the applicant, the 3-level parking deck under the hotel/athletic facility will 
include valet parking. An additional 77 surface parking spaces are provided along north end of the 
property closest to Kimball Bridge Road, for a total of 407 parking spaces provided on-site. 
 
Use Size (SF/rooms) Parking Rate Parking Required 

Boutique Hotel 60 rooms 1 space/room + 1 employee space/20 
rooms + 1 space/500 SF for meeting 
space, retail, restaurant 

60 + 3 + 10 = 73 

Athletic Facility 40,000 SF 1 space/500 SF court, field, spectator area 
+ 1 space/200 SF other patron use areas 

60 + 40 = 100 

Office (Prof/Med) 10,000 SF 1 space/200 SF 50 

Restaurant 18,200 SF 1 space/100 SF 182 

Parking Required   405 
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Parking Provided   407 (330 Deck, 77 
Surface) 

 
The applicant’s site plan consists of approximately 35% green space and 9% plaza space, which is 
described by the applicant as hardscaped areas used for civic or amenity space. Plaza space includes the 
Alpha Loop, paver plazas, reflecting pool, outdoor seating/gathering areas, rooftop lounge, yoga lawn, 
sculpture garden, aquarium, gardens/lawns, tree save areas and turf event lawn. Civic, or public, space 
is generally limited to the Alpha Loop on the applicant’s site plan. 
 
A 12’ multi-use path is depicted running through the proposed development and incorporated into the 
City’s Alpha Loop project. The Alpha Loop enters the property from the corner of Northwinds Parkway and 
Kimball Bridge Road and traverses the development before running along the south property line to 
Northwinds Parkway. The Alpha Loop’s current alignment is along the east side of Northwinds Parkway. If 
approved, staff recommends that the developer dedicate a permanent easement for public access and 
construction of the 12’ Alpha Loop path through the property as depicted on the applicant’s site plan, 
including enhancements such as an accessible path, seating/gathering areas, lighting, landscape, 
hardscape, bicycle facilities, crosswalks and wayfinding signage. 
 
The property is heavily wooded, including of a mix of Pines and hardwoods. A row of street trees exist 
along Northwinds Parkway and should be saved. According to the applicant, stormwater will be handled 
in underground facilities. 
 
TRAFFIC 
 
The applicant submitted trip generation figures for the proposed project. As shown in the tables below, the 
proposed use would generate a total of 325 PM Peak Hour trips, which includes trip reductions for pass-
by trips. The applicant assumed that approximately 105,000 square feet of office could be developed on 
the subject property, which would generate approximately 375 PM Peak Hour trips. Based on the existing 
approvals on the property, the applicant’s proposal represents a 13% decrease in PM Peak Hour trips. 
 

 
 
STANDARDS FOR ZONING CHANGES 
 
The Planning Commission and the City Council shall consider the following standards in considering a 
rezoning application, giving due weight or priority to those factors particularly appropriate to the 
circumstances of each application: 
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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 would complement surrounding office and 
residential development. 
 
b. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 
property. 
 
Response: The property is subject to the Northwinds Master Plan, which has a remaining entitlement 
of approximately 1.1 million square feet of office and retail use and 284 hotel rooms. The zoning proposal 
would permit uses that would complement surrounding office and residential developments.  
  
c. Whether the zoning proposal will adversely affect the natural environment. 
 
Response: The proposed development should not have significant impacts on the natural environment. 
 
d. Whether there are substantial reasons why the property cannot or should not be used as currently 
zoned. 
 
Response: The property is subject to the Northwinds Master Plan, which has a remaining entitlement 
of approximately 1.1 million square feet of office and retail use and 284 hotel rooms. The zoning proposal 
would permit uses that would complement surrounding office and residential developments. The 
development would reduce impacts on City public facilities and services, if the applicant’s proposed uses 
are deducted from the existing Northwinds Master Plan entitlements. 
 
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 development represents a mix of uses and includes walkable infrastructure, 
which should result in reduced impacts on public facilities and services. The applicant’s proposal represents 
a decrease in vehicular trips generated for the subject site. 
 
f. Whether the zoning proposal is supported by new or changing conditions not anticipated or 
reflected in the existing zoning on the property. 
 
Response: Not applicable. 
 
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 proposed development represents a mix of uses and includes walkable infrastructure, 
which should result in reduced impacts on public facilities and services. 
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h. Whether there are substantial reasons why the property cannot be used in accordance with existing 
zoning. 
 
Response: The property is subject to the Northwinds Master Plan, which has a remaining entitlement 
of approximately 1.1 million square feet of office and retail use and 284 hotel rooms. The zoning proposal 
would permit uses that would complement surrounding office and residential developments. The 
development would reduce impacts on City public facilities and services, if the applicant’s proposed uses 
are deducted from the existing Northwinds Master Plan entitlements. 
 
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 
subject property, which is ‘Corporate Office’. 
 
CONCURRENCES 
 
Staff has reviewed the application and can generally support the applicant’s request for master plan 
amendment and rezoning. The proposed development is compatible with the Northwinds Master Plan and 
would complement and serve office and business employees, as well as residents in the surrounding area. 
The development is proposed to be integrated with the City’s Alpha Loop project, thereby promoting 
walkability and vehicular trip reduction. Also, the proposed mix of uses are permitted under the 
Comprehensive Land Use Plan designation of the property, which is designated ‘Corporate Office’. 
 
CITIZEN PARTICIPATION PLAN 
 
The report submitted by the applicant states that letters were mailed to each property owner within 500’ of 
the subject property stating the applicant’s intent. The report states that no concerns were received. The 
applicant indicated that they spoke to Jackson Healthcare and Clear Springs Baptist Church, of which both 
were supportive of the proposed development. 

IV. ATTACHMENTS: 

 Site Plan 
 Environmental Visuals – Mood Board 
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LUX Atlanta Trip Generation Report

LAND USE ITE CODE IN OUT IN OUT
HOTEL 310 8.92 /rooms 0.6 /rooms 60.00            rooms 535 TRIPS 32 TRIPS 15 17 36 TRIPS 17 19
GYMNASIUM 492 32.93 /1000 S.F. 3.53 /1000 S.F. 40,000.00    S.F. 1317 TRIPS 127 TRIPS 69 58 141 TRIPS 72 69
BUSINESS/MEDICAL 720 36.13 /1000 S.F. 3.57 /1000 S.F. 10,000.00    S.F. 361 TRIPS 39 TRIPS 31 8 36 TRIPS 10 26
HIGH TURNOVER RESTAURANT (WINE CAFÉ) 932 76.20 /1000 S.F. 6.69 /1000 S.F. 2,500.00      S.F. 191 TRIPS 18 TRIPS 11 8 17 TRIPS 5 12
HIGH TURNOVER SIT DOWN RESTAURANT 932 76.20 /1000 S.F. 6.69 /1000 S.F. 4,000.00      S.F. 305 TRIPS 29 TRIPS 17 12 27 TRIPS 7 19
HIGH TURNOVER SIT DOWN RESTAURANT 932 76.20 /1000 S.F. 6.69 /1000 S.F. 1,800.00      S.F. 137 TRIPS 13 TRIPS 8 6 12 TRIPS 3 9
HIGH TURNOVER SIT DOWN RESTAURANT 932 76.20 /1000 S.F. 6.69 /1000 S.F. 1,800.00      S.F. 137 TRIPS 13 TRIPS 8 6 12 TRIPS 3 9
HIGH TURNOVER SIT DOWN RESTAURANT 932 76.20 /1000 S.F. 6.69 /1000 S.F. 1,200.00      S.F. 91 TRIPS 9 TRIPS 5 4 8 TRIPS 2 6
COFFEE SHOP 936 491.15 /1000 S.F. 24.45 /1000 S.F. 1,500.00      S.F. 737 TRIPS 40 TRIPS 23 17 37 TRIPS 10 26
TOTAL 3811 TRIPS 322 TRIPS 187 136 325 TRIPS 130 195

*All land uses in 800 and 900 series are entitled to a "pass by" trip reduction of 60% if less than 50,000 ft2.  A 40% reduction was applied.

105,000 s.f. Business/Medical Trip Generation Report

LAND USE ITE CODE IN OUT IN OUT
BUSINESS/MEDICAL 720 36.13 /1000 S.F. 3.57 /1000 S.F. 105,000.00  S.F. 3794 TRIPS 412 TRIPS 239 173 375 TRIPS 105 270

PMAM

AM PM

DAILY TRIPS PEAK HOUR TOTAL PEAK HOUR TOTALPM PEAK TRIPS UNITS DAILY TOTAL

PEAK HOUR TOTALDAILY TRIPS PM PEAK TRIPS UNITS DAILY TOTAL PEAK HOUR TOTAL
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All of the following information is based upon visual field observations and 30 years of practical 
horticultural experience. No scientific or lab tests have been performed. I certify that all information in 
this report is true and inclusive to the best of my knowledge and is prepared in good faith. 
 
 

 

 

 

 

 

 

 

 

 

On Site Specimen Evaluation Date: May 21, 2018 

Report Date: May 25, 2018 
Revised Date:  
 
 
 
 
 
 
 
 
 
  

 

Outdoor Spaces, LLC 
Scott Hall, Owner 
RLA, Certified Arborist 
Certificate Number: SO-5434A 
404-328-6561 Cell 
678-965-4784 Fax 
scottandcyrena@bellsouth.net  
 

 

Outdoor Spaces, LLC 

 
 
By Scott Hall, Owner 
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Warranty Disclaimer:  
 

Although, this report will determine whether or not a tree is a specimen or “Tree of Quality”; it is 
provided as best judgment opinion. Ultimately, the governing body’s (City of Alpharetta) 
arborist or representative shall determine whether a tree is classified as a specimen/“Tree of 
Quality” or not. 
 
All specimen/“Tree of Quality” tree locations shall be approximate. The provided tree locations 
shall NOT be GPS located and in no manner shall the provided tree location plan be used or 
represented as a tree survey. It is the sole responsibility of the OWNER to have all tagged 
specimen/“Tree of Quality” trees located by a Certified Land Surveyor. 
 
No warranties express or implied are made with respect to the report of aforementioned 
specimen trees. It is understood the OWNER makes use of this report by the ARBORIST at 
OWNER’s sole risk and that the report is provided as best judgment opinion. In no manner does 
this report guarantee the life or imply any length of life span of the trees that are determined to 
be specimens. 

 
 
Arborist Note: 
 

Due to certain species and undesirable traits, some trees shall be considered in poor condition if 
the following is true. Numerous trees grown in a native setting may appear to grow as multi-
trunk; however this is not desirable in most trees. Most trees that have multi-trunks at the base 
are usually created when two separate trees grow together or the tree branches off at an early age 
and they become Co-Dominate Leaders. Either scenario is an undesirable condition for most 
trees because they both create weak crotches, included bark and/or a prime place for debris and 
water to get trapped that will always cause decay. In this case these trees become a life safety 
issue and can not be considered specimen trees. 
 
Some trees are an exception to this rule, such as, but not limited to:  

Crape Myrtles, Birches, Wax Myrtles, Red Buds, Fringe Trees, Dogwoods, Hollies, 
Cedars, Sourwoods, Sweet Bay Magnolias, Red Bays and Live Oaks. 

 
These are an exception because they naturally create sucker growth from the roots and/or trunk 
or do not typically have the life safety issues because they are not large growing trees. 

 

 

 

Reference: Sinclair, Wayne A., 1936. Diseases of Trees and Shrubs / Wayne A. 

Sinclair and Howard H. Lyon.-2
nd

 Ed.  Published 2005 

 

 

 

 

 



 
SECTION 3.2 - TREE CONSERVATION, LANDSCAPE, AND BUFFER REQUIREMENTS 
(Adopted 05-15-17) 
 
 3.2.2 Definitions.  

For the purposes of this Section, unless the context indicates otherwise, the following terms shall 
have the meaning set forth below:  

Boundary Tree: Any tree located on adjacent property with a critical root zone that will be 
impacted by proposed land disturbance activity. 

Caliper: A standard of trunk measurement for replacement trees. Caliper inches are measured at 
the height of 6 inches above the ground for trees up to and including 4 inch caliper and 12 
inches above the ground for trees larger than 4 inch caliper.  

Conifer Tree: Any tree with needle leaves and a woody cone fruit including, but not limited to, 
pine, juniper and cedar species.  

Critical Root Zone (CRZ): The minimum area beneath a tree which must be left undisturbed in 
order to preserve a sufficient root mass to give a tree a reasonable chance of survival. The 
Critical Root Zone will typically be represented by a concentric circle centering on the 
tree's trunk with a radius equal in feet to one and three-tenths times the number of inches 
of the trunk diameter. EXAMPLE: The CRZ radius of a twenty (20) inch diameter tree is 
twenty-six (26) feet.  

Dead Tree: Any standing tree which is no longer alive or has the ability to sustain itself through 
natural processes as determined by a qualified professional.  

Diameter Breast-Height (DBH): The standard measure of tree size (for trees existing on a site). 
The tree trunk is measured at a height of 4 1/2 feet above the ground. If a tree splits into 
multiple trunks below 4 1/2 feet, the trunk is measured at its most narrow point beneath 
the split.  

Guidance Document: A document maintained by the City of Alpharetta Arborist that includes 
clarifications to requirements with examples and additional technical standards about tree 
protection, tree planting, species selection, and other information relevant to the 
protection and replanting of trees in the City of Alpharetta. The document may be revised 
by the City Arborist as conditions and technical standards evolve.  

Hardwood Tree: Any tree that is not coniferous (cone bearing). This definition is based on the 
colloquialism, and does not necessarily reflect any true qualities of the tree.  

International Society of Arboriculture (ISA): A professional organization that promotes the 
professional practice of arboriculture, sets standards for obtaining professional credentials 
for arborist, and establishes best practices for tree care, pruning, and protection. 

Landscape Tree: A tree or trees that were planted or retained on a developed or previously 
developed site.  

Ornamental Tree: A tree that provides a visual impact in the landscape. The impact may be 
provided through form, bark, branching structure, leaf color, and / or flower color. 
Typically a small or medium size tree. 



Overstory Tree: Those trees that compose the top layer or canopy of vegetation and will 
generally reach a mature height greater than 40 feet and typically have a spreading 
canopy.  

Pine Tree: An evergreen coniferous tree that has clusters of needle-shaped leaves. 

Pruning (Tree Pruning): To cut away dead, overgrown, or undesirable branches or stems. 
Pruning of trees to be done in compliance with standard arboricultural practices as 
outlined in ANSI A300 and shall maintain the trees natural form and structure.  

Qualified Professional: An International Society of Arboriculture (ISA) Certified Arborist; an 
American Society of Consulting Arborists (ASCA) Registered Consulting Arborist, or a 
Registered Forester.  

Shade Tree: Any tree that has a spreading canopy that provides partial to full shade to the 
ground with a minimum height of 20 feet. 

Softwood Tree: Any coniferous (cone bearing) tree. This definition is based on the 
colloquialism, and does not necessarily reflect any true qualities of the tree.  

Specimen Tree: Any tree which qualifies for special consideration for preservation due to its 
size, type, condition, location or historical significance and which also meets the 
minimum size criteria set forth below.  

Size Criteria:  

Pine Trees: 30-inch diameter or larger for trees in the Pinus (Pine) genus.  

Coniferous Trees: 20” diameter or larger for trees in the cedrus (deodar cedar), Thuja 

(Arborvitae), or other ecologically similar trees,  

Overstory Trees: 30-inch diameter or larger for trees in the Liquidambar (Sweetgum) or 
Liriodendron (Tulip poplar) genus 

 20-inch diameter or larger for trees in the Fagus (Beech), Nyssa (Tupelo), Diospyros 

(Persimmon), Sassafras (Sassafras), or other ecologically similar trees,  

 20-inch diameter or larger for Magnolia grandiflora (Southern magnolia) and those 
cultivars that generally reach a mature height over 40’  

 24-inch (24″) diameter or larger for trees in all other genera  

Understory Trees: 8-inch (8″) diameter or larger.  

 10-inch (10”) diameter or larger for Oxydendron arboretum (Sourwood).  

 

See additional requirements for Specimen Trees in The Guidance Document 

Street/Streetscape Tree: Any tree located or proposed to be located along a public or 
private street. The actual location will be determined by the specific zoning district or 
overlay. In situations where there is limited planting space in the right of way and or 
safety concerns, street trees may be located at the back of the sidewalk or within the 
landscape strip on private property and the discretion of the Director.  

Structural Root Plate: The zone of rapid root taper that provides the tree stability against wind 
throw. The radius of the structural root plate is equal to 0.5 feet per inch of DBH.  



Tree: Any living, self-supporting woody or fibrous plant which normally obtains a diameter 
breast height of at least three (3) inches and typically has one (1) main stem or trunk and 
many branches.  

Tree Care Plan: A plan developed to provide an impacted tree the best possible chance of 
survival. A tree care plan should be prepared by a qualified professional and conform to 
the requirements of ANSI A300 and the Guidance Document 

Tree Grouping:  A community of trees as determined by the Director to merit special 
consideration as an ecological feature based upon species composition, form, structure, 
age, and condition. Specimen trees and trees of quality may be included in tree groupings 
and every alternative should be evaluated to save these trees. Except as otherwise 
provided in Section 3.2., Tree Groupings will be treated as specimen trees for 
preservation credits and every alternative should be evaluated to save these trees.  

Tree of Quality: A tree that merits special consideration due to historical significance, ideal 
shape and structure, or uniqueness of the species as determined by the Director. Except as 
otherwise provided in Section 3.2., Trees of Quality will be treated as specimen trees for 
preservation credits and every alternative should be evaluated to save these trees.  

Tree Planting List: List of preferred tree species for use in the City of Alpharetta. Species not 
included on this list may be approved at the discretion of the Director. The Tree Planting 
List is included in the Arborist Guidance Document.  

Tree Protection Area: An area encompassing the critical root zone of a tree that shall remain in 
a pervious state.  

Tree Save Area: An area designated for the purpose of meeting tree density requirements, 
saving natural trees, and/or preserving natural buffers that shall remain in a previous 
state.  

Understory Trees: Those trees that grow beneath the overstory, and will generally reach a 
mature height less than 40 feet. Understory trees may include coniferous trees that meet 
these same height characteristics. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 



Tree # Size/ Species Health 
Condition

Structural 
Condition Specimen Comments Photo # (See 

Attached)
City of Alpharetta's 

Assessment

780-
788 14-21" Willow Oak Good Fair No

Landscape Tree.  Due to condition, 
this tree should be taken into design 

consideration.

789 16" Willow Oak Poor Poor No
Hazard tree with a split trunk. Tree 

should be removed. Due to condition 
tree is not a design consideration.

1

790-
794 14-20" Willow Oak Good Fair No

Landscape Tree.  Due to condition, 
this tree should be taken into design 

consideration.

795 21" Pine Good Good No
Boundary Tree.  Due to condition, 

this tree should be taken into design 
consideration.

796 28" White Oak Poor Poor No

In decline with numerous limbs dead/ 
gone. Trunk canker. Possible 

Hypoxylon Canker. 2 Co-Dominate 
Leaders with weak crotches and 
included bark. Due the species, a 

multi-stem tree at or near the base of 
the tree is undesirable and a life safety 

issue. Due to condition tree is not a 
design consideration.

2-4

797 13" Sourwood Poor Poor No
In decline with numerous limbs dead/ 

gone. Due to condition tree is not a 
design consideration.

5

798 30" White Oak Poor Poor No

Trunk sounds hollow. 2 Co-Dominate 
Leaders with severe decay in crotch 

and included bark. Due the species, a 
multi-stem tree at or near the base of 

the tree is undesirable and a life safety 
issue. Due to condition tree is not a 

design consideration.

6

799 24" White Oak Fair Poor No

Large limb dead causing decay in 
trunk. In decline with numerous limbs 
dead/ gone. 2 Co-Dominate Leaders 

with weak crotches and included bark. 
Due the species, a multi-stem tree at 

or near the base of the tree is 
undesirable and a life safety issue. 

Due to condition tree is not a design 
consideration.

7

800 18" Hickory Good Good No
Tree of Quality. Due to condition, this 

tree should be taken into design 
consideration.

801 10" Sourwood Good Good Yes  Due to condition, this tree should be 
taken into design consideration.

802 24"(14"-13") White 
Oak Poor Poor No

2 Co-Dominate Leaders with large 
cavity in crotch and included bark. 

Due the species, a multi-stem tree at 
or near the base of the tree is 

undesirable and a life safety issue. 
Due to condition tree is not a design 

consideration.

8
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(General Observations: The site is middle of the Pioneer Phase of succession. No significant trees observed.)



Tree # Size/ Species Health 
Condition

Structural 
Condition Specimen Comments Photo # (See 

Attached)
City of Alpharetta's 

Assessment
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803 33"916"-13"-8") 
Hickory Fair Poor No

3 Trees grown together creating Co-
Dominate Leaders with decay in 

crotches and included bark. Large 
cavity in trunk. Barbed wire in trunk. 
Due the species, a multi-stem tree at 

or near the base of the tree is 
undesirable and a life safety issue. 

Due to condition tree is not a design 
consideration.

9-10

804 38"(18"-13"-12"-
9") White Oak Poor Poor No

4 Co-Dominate Leaders with weak 
crotches and included bark. Cavity 

with decay and active gummosis. Due 
the species, a multi-stem tree at or 

near the base of the tree is undesirable 
and a life safety issue. Due to 
condition tree is not a design 

consideration.

11



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Photo 1 
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Included bark 
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Trunk canker 

Photo 3 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   

Severe dieback 

Photo 4 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   

Severe dieback 

Photo 5 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

   

Decay in crotch 

Photo 6 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Dead limb causing 
decay in trunk 

Photo 7 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Cavity 

Photo 8 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Decay in 
crotch 

Photo 9 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Cavity with 
decay 

Photo 10 



 

 

 

Cavity with 
decay 

Photo 11 



CITY COUNCIL MEETING 

STAFF REPORT 

SUBMITTING DEPARTMENT: COMMUNITY DEVELOPMENT  
SUBMITTED BY:  KATHI COOK 

DRAFTED BY:  MICHAEL WOODMAN 

 
I. AGENDA ITEM TITLE: MP-18-04 NORTH POINT MALL/OFFICE 

PLANNING COMMISSION: JUNE 7, 2018 

CITY COUNCIL:   JULY 9, 2018 

II. RECOMMENDATION: 

Approve MP-18-04 North Point Mall/Office, subject to the following conditions: 
 
1. North Point Mall Master Plan shall be limited to no more than 27,000 square feet of office use. 
2. Floor plan shall be developed substantially in accordance with submitted plan dated 1/18/2018, except for 

modifications required to comply with the conditions below. 
3. Office space shall have clear glass along the common area of the Mall, as approved by Staff. Office space 

visible from the Mall shall have active uses such as reception area, waiting area, common areas and/or co-
working space, as approved by Staff. If visible from the common area of the Mall, opaque cubicles shall not 
exceed four (4) feet in height. 

4. Tables, chairs or other furniture associated with the office space shall be placed in the West Court (common 
area of the Mall) to activate the area, as approved by Staff. 

5. Office space shall include the use of green building materials, as well as energy- and water-efficient fixtures, 
as approved by Staff.  

6. Bicycle racks shall be provided at the outside entrance, as approved by Staff. 
7. Developer shall coordinate with MARTA and City Staff for the installation of a bus shelter at the MARTA bus 

stop in front of SunTrust Bank (6499 North Point Pkwy). Final bus shelter design and location to be approved 
by Staff with installation complete within 6 months of master plan amendment approval. 

8. Outdoor seating area shall be provided at a location near the entrance between Von Maur and AMC Theatre. 

III. REPORT IN BRIEF: 

The applicant, North Point Mall, LLC, is requesting an amendment to the North Point Mall Master Plan to allow 
for the conversion of 27,000 square feet of in-line retail space to co-working office space. The North Point Mall 
Master Plan was approved for a regional shopping mall with only retail and restaurant uses permitted. The subject 
property is located at 1000 North Point Circle. 

 
DISCUSSION 
 
The submitted request, if approved, would allow for the conversion of 27,000 square foot of existing in-
line retail space and common space within the Mall to co-working office space. North Point Mall was 
approved for retail and restaurant uses only. The proposed renovation is interior to the Mall and would not 
alter the current footprint of the Mall. The subject property is located at 1000 North Point Circle. 
 
The property is zoned PSC (Planned Shopping Center), subject to the North Point Mall Master Plan. The 
North Point Mall Master Plan (MP-90-04) was approved on March 19, 1990 and allows a 1,392,132 
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square foot regional shopping mall on 100 acres. Surrounding properties are also zoned PSC, subject to 
the North Point Business Center Master Plan. Surrounding tenants in the Mall are AMC Theater, Von Maur, 
Dillard’s and a variety of smaller retail tenants. The Comprehensive Land Use Plan designation of the 
property is ‘Mixed Use’, which allows the proposed office use with the existing retail and restaurant uses. 
 
The Mall is also located within the North Point Activity Center LCI, which was developed in 2008 with a 
10-year major update adopted by Council in 2018. The LCI envisions the North Point area as a walkable, 
mixed-use environment with a focus on sustainability, greenspace and connectivity. The recent LCI update 
identifies a market potential of 300,000 – 375,000 square feet of office, over the next 5 years. 
 
The applicant’s office tenant is SPACES. The proposed office space consists of both private offices and 
common area for collaborative working. Office amenities typically include communal office space, private 
offices, reception, concierge, mailing services, community networking and social events, storage, phone 
booths and barista-style coffee bar. SPACES has locations around the world, including one in Alpharetta 
at The Avalon Center (8000 Avalon Boulevard). There are also several locations in the Atlanta metro area, 
including The Battery, Perimeter, Colony Square and Midtown East. The applicant anticipates 
approximately 300 daily users of the proposed office space. Photographic examples of the SPACES at The 
Avalon Center are provided below. 
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FLOOR PLAN 
 
The applicant’s floor plan depicts the proposed office space on the upper and lower floors of the retail in-
line space at the south end of the Mall, between Von Maur and AMC Theatre. All depicted renovations 
are interior to the mall and office users will use the existing entrance to the Mall between Von Maur and 
AMC Theatre to access the office space. A total of 25,304 square feet of office space is proposed, with 
12,748 square feet proposed on the lower level and 12,556 square feet on the upper level. Of the 
proposed 25,304 square feet, 6,059 square feet is existing common area of the Mall, including a 
children’s play area. According to the applicant, the children’s play area will be moved to a new location 
within the Mall. The proposed office has approximately 234’ of frontage on the upper level of the mall 
common space and approximately 206’ of frontage on the lower level. 
 
North Point Mall is parked at a rate of one (1) parking space per 198 square feet, which exceeds the UDC 
parking regulations for retail and office uses. Therefore, the applicant’s proposal to convert retail space to 
office space within the Mall is supported by sufficient parking. 
 
TRAFFIC 
 
The applicant submitted a trip generation report for the proposed change of use. As shown in the tables 
below, the proposed office use would generate a total of 33 PM Peak Hour trips, or 17 PM Peak Hour trips 
when reduced for internal capture and pass-by trips. The Mall currently generates 3,770 PM Peak Hour 
trips, as compared to 3,731 PM Peak Hour trips when the proposed office space is introduced. Therefore, 
the applicant’s proposal would represent a decrease of 39 PM Peak Hour trips generated from the site. 
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ALTERNATE TRANSPORTATION 
 
The map below represents existing MARTA bus stops along North Point Parkway in the vicinity of North 
Point Mall. The only MARTA bus stop with a shelter is the stop in front of Chick-fil-a, which has an average 
weekday boarding of 63 per day. The next highest number of boardings can be found at the MATRA bus 
stop in front of SunTrust Bank, which is the closest bus stop to North Point Mall. If approved, staff 
recommends that the applicant provide a bus shelter at the MARTA bus stop in front of SunTrust Bank. 
Additionally since the proposal is located within the North Point LCI, bicycles will become a more common 
mode of travel in the future. Therefore, it is recommended that bicycle racks be provided. 
 

 
 
CONCURRENCES 
 
Staff has reviewed the applicant’s proposal and finds that it can generally support the request for master 
plan amendment. The applicant’s proposed use would add to the mix of uses in the Mall while at the same 
time adding a built-in customer base to patronize the Mall’s retail and restaurant establishments during the 
non-peak hours. The proposed conversion of retail to office space would not generate a significant change 
in demand on public facilities and services and the proposed use would produce fewer vehicular trips. 
 
The property is also located within the North Point Activity Center LCI, which envisions a mixed-use, 
walkable environment with an emphasis on sustainability, greenspace and connectivity. The LCI includes a 
concept for the North Point area to become an EcoDistrict, which is described in the LCI, as follows:  
 

“Establishing measures and standards that would transform North Point into a livable and highly sustainable 
mixed-use EcoDistrict might prove effective in helping achieve the placemaking, branding, and asset repositioning 
goals outlined in this report. A future EcoDistrict study should look at strategies and goals to best manage the 
area’s existing assets and natural resources while establishing targets for improving the area’s economic vitality 
and environmental health. Towns and cities nationwide are driving economic development and achieving their 
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placemaking goals through detailed EcoDistrict planning and practices that integrate land use, transportation, 
and environmental planning with high performance infrastructure, buildings, landscapes and urban design. In 
other words, an EcoDistrict approach seeks to foster harmony and interaction between people and nature. 
 
Within North Point specifically, the EcoDistrict concept might be realized by applying a layer of “eco” thinking 
to every investment going forward. For example, the City might consider the following paradigm shifts: 
 

 Incentivizing future energy, stormwater, and transportation infrastructure that meets high-performance 
metrics and goals 

 Encouraging non-motorized mobility by connecting activity nodes, parks, and green spaces with new 
places to walk and bike 

 Promoting more efficient use of buildings by establishing minimum building standards such as LEED, Earth 
Craft, or similar programs 

 Incorporating solar panels and/or use of recycled building materials and geothermal energy 
 Constructing urban design guidelines to shape the design of new parks, plazas, and public spaces 
 Re-imagining streets with low-impact design principles, including bioswales, stormwater collection, native 

vegetation, trailing plants, and grasses to provide habitat and nature in concert with vibrant places for 
people” 

 
Generally, there are six (6) performance areas associated with an EcoDistrict, including Community (Equity, 
Health and Cultural Vibrancy), Transportation, Energy, Water, Habitat and Materials. The applicant is 
encouraged to consider at a variety of strategies to implement the EcoDistrict concept, which may include 
community gardens, gathering areas, public art, MARTA bus shelter, Big Creek Greenway wayfinding 
signage, installation of pedestrian and bicycle infrastructure, energy-efficient building design and materials, 
renewable energy generation, LEED certification, alternative energy sources, water conservation, and 
recycling and composting programs. 
 
More importantly, the proposed office use is consistent with the Comprehensive Land Use Plan designation 
of the property, which is ‘Mixed Use’. According to the applicant, the retail in-line space proposed for 
conversion to office space has been vacant for some time. If approved, staff recommends limiting the 
expansion of the proposed use, as well as conditions to enhance the shopper’s experience inside the Mall 
and implement the EcoDistrict concept for North Point. 
 
CITIZEN PARTICIPATION PLAN 
 
The report submitted by the applicant states that property owners within 500’ were contacted regarding 
the applicant’s intent. The report states that no comments were received. 

IV. ATTACHMENTS: 

 Floor Plan 
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I. AGENDA ITEM TITLE: MP-18-04 NORTH POINT MALL/OFFICE 
PLANNING COMMISSION: JUNE 7, 2018 
CITY COUNCIL: JULY 9, 2018 
 

II. RECOMMENDATION: 
Approve MP-18-04 North Point Mall/Office, subject to the following conditions: 

1. North Point Mall Master Plan shall be limited to no more than 27,00030,000 square feet 
of office use. 

2. Floor plan shall be developed substantially in accordance with submitted preliminary 
plan dated 1/18/2018, except for modifications required to comply with the conditions 
below. 

3. Office space shall predominantly have clear glass along the common area of the Mall, as 
approved by Staff. Office space visible from the Mall shall have active uses such as 
reception area, waiting area, common areas, conference rooms, and/or coworking 
space, as approved by Staff. If visible from the common area of the Mall, opaque 
cubicles shall not exceed four (4) feet in height. 

4. Tables, chairs or other furniture associated with the office space shall be placed in the 
West Court (common area of the Mall) to activate the area, as approved by Staff. 

5. Office space shall make reasonable efforts to include the use of green building 
materials, as well as energy- and water-efficient fixtures, as approved by Staff. 

6. Bicycle racks shall be provided at the outside entrance, as approved by Staff. 
7. Developer shall coordinate with MARTA and City Staff for the installation of a bus 

shelter at the MARTA bus stop in front of SunTrust Bank (6499 North Point Pkwy). Final 
bus shelter design and location to be approved by Staff with installation complete within 
6 months of master plan amendment approval. 

8. Outdoor seating area shall be provided at a location near the entrance between Von 
Maur and AMC Theatre. 
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PHOTOGRAPH OF PIONEER PLACE, PORTLAND, OREGON 

APPLICATION FOR MASTER PLAN AMENDMENT 

CITY OF ALPHARETTA, GEORGIA 

 

 
 
 

 

Photograph of Pioneer Place, Portland, Oregon, showing exterior of a leasable office use within a shopping mall. 
This image is illustrative of a flexible office use only, and the actual tenant may vary. 
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RENDERINGS OF PROPOSED OFFICE USE 

APPLICATION FOR MASTER PLAN AMENDMENT 

CITY OF ALPHARETTA, GEORGIA 
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kimley-horn.com 817 West Peachtree Street, NW, Suite 601, Atlanta, GA 30308 404 419 8700

March 30, 2018

Nick Nocolosi
North Point Mall, LLC
1000 North Point Circle
Alpharetta, Georgia 30022

Re: North Point Mall Trip Generation Comparison

Dear Nick,

Per your request, we have prepared a comparison of existing and anticipated future trips for the proposed
conversion of existing retail to flex office at North Point Mall. North Point Mall is located in Alpharetta
Georgia on North Point Parkway directly east of State Route 400 north of Mansell Road and south of
Haynes Bridge Road. North Point Mall currently exists as a shopping mall with 1,370,000 square feet of
retail floor area. The proposed change to the site includes a conversion of 27,000 square feet of retail area
into flex office space.

The trip generation comparison estimated trips associated with the existing and proposed site
development using methodology provided in the Institute of Transportation Engineers’ (ITE) Trip
Generation Manual, 10th Edition, 2017. Trip generation for the project was calculated based on the
following land uses: General Office Building (ITE 710), and Shopping Center (ITE 820).

The Existing scenario includes estimated trips generated using ITE methodology for the existing shopping
center. The Future Build scenario includes anticipated trips generated for the remaining retail floor area
with 27,000 square feet re-allocated to office space.

Daily mixed use vehicle trip reductions (internal capture) were taken according to the ITE Trip Generation
Handbook, Third Edition, 2014. Trip reductions occur as a result of the interaction between the office and
shopping center in the future scenario.

Applying the mixed use vehicle trip reductions to the gross trips generated, results in the estimated net
number of trips entering and exiting the site. Table 1 and Table 2 include the net number of trips
estimated for the Existing and Future Build scenarios.

Table 1: Existing Net Trip Generation

Daily
Total

AM Peak Hour PM Peak Hour
Total Enter Exit Total Enter Exit

Gross Project Trips 35,644 837 519 318 3,770 1,810 1,960

Shopping Center (1,370,000 SF) 35,644 837 519 318 3,770 1,810 1,960

Office (0 SF) - - - - - - -

Mixed-Use Reduction - - - - - - -

Net Total Existing Trips 35,644 837 519 318 3,770 1,810 1,960
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kimley-horn.com 817 West Peachtree Street, NW, Suite 601, Atlanta, GA 30308 404 419 8700

The conversion of 27,000 square feet of retail space to office space results in a future program that
includes 1,343,000 square feet of retail space with no change in the total floor area. The change in daily
and peak hour trip generation is noted in Table 2 below.

Table 2: Future Build Net Trip Generation

Daily
Total

AM Peak Hour PM Peak Hour
Total Enter Exit Total Enter Exit

Gross Project Trips 35,463 875 555 320 3,747 1,788 1,959

Shopping Center (1,343,000 SF) 35,165 823 510 313 3,714 1,783 1,931

Office (27,000 SF) 298 52 45 7 33 5 28

Mixed-Use Reduction -110 -8 -4 -4 -16 -8 -8

Net Total Future Trips 35,353 867 551 316 3,731 1,780 1,951

The conversion to office space results in very little change to the traffic generation of the site. The total
number of trips reduced at the North Point Mall shopping center is shown below in Table 3.

Table 3: Net New Trips

Daily
Total

AM Peak Hour PM Peak Hour
Total Enter Exit Total Enter Exit

Net Existing Trips 35,644 837 519 318 3,770 1,810 1,960

Net Future Build Trips 35,353 867 551 316 3,731 1,780 1,951

Net New Trips -291 30 32 -2 -39 -30 -9

In conclusion, the total number of vehicular trips anticipated for the proposed future condition is similar to
the existing shopping-center only condition, with a small reduction in traffic during the afternoon peak hour
– the period of highest congestion in the area. Thus, the conversion of 27,000 square feet of existing retail
space to office space is beneficial to the surrounding area.

Please contact me at (404) 201-6155 or at ana.eisenman@kimley-horn.com should you have any
questions.

Sincerely,

Ana Eisenman, P.E.
Project Manager
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