
City Council Meeting and Public 
Hearing

SEPTEMBER 26, 2016
ALPHARETTA CITY HALL

COUNCIL CHAMBERS
2 PARK PLAZA

6:30 PM

I.  CALL TO ORDER 

II.  ROLL CALL 

III.  PLEDGE TO THE FLAG 

IV.  CONSENT AGENDA 

 A. Council Meeting Minutes (Meeting of 09/19/2016) 

V.  PUBLIC HEARING 

 A. Z­16­01/V­16­02: Pence/Old Rucker Road
Consideration of a request to rezone approximately 10 acres from AG to R to construct 6 “for sale” 
detached  homes.  A  variance  is  requested  from  UDC  Section  3.3.1  (D)  to  the  Stormwater 
Management Manual Section 6, Item 3 to allow stream buffer within the area of a residential lot and 
a variance to allow gravel driveways. The property is located at 850 and 860 Old Rucker Road and 
is legally described as being located in Land Lots 1243 and 1244, 2nd District, 2nd Section, Fulton 
County, Georgia.

 B. MP­16­06/V­16­16: Academy Sports
This item has been deferred by the Applicant until October 24, 2016 and will be neither heard 
nor considered during tonight's meeting.
Consideration of a request to amend the North Point Business Center Master Plan Pod 1 to 
add additional stand­alone retail density in order to develop a 62,943 square foot Academy 
Sports retail building. A variance to UDC Section 3.7.2 (2) to reduce the minimum 25% clear 
glass on a commercial building requirement along roadway facades is requested. The 
property is located on the north side of North Point Drive west of Haynes Bridge Road and is 
legally described as Land Lots 743 & 754, 1st District, 2nd Section, Fulton County, Georgia.

 C. V­16­25: Marriott Courtyard/Parkway 400
Consideration of  a  variance  request  to  reduce  the waiting period  for  an application  for 
zoning  change  affecting  the  same  property  from  one  (1)  year  to  six  (6)  months,  per 
Unified Development Code Section 4.2.1(C). The property  is  located on the west side of 
Amber Park Drive south of Old Milton Parkway and is legally described as Land Lot 804, 
1st District, 2nd Section, Fulton County, Georgia.

 D. MP­16­08/V­16­18: Marriott Courtyard/Parkway 400 
Consideration  of  a  request  to  amend  the  Parkway  400 Master  Plan  Pod  C  to  allow  an 
additional hotel and to allow a porte­cochere to encroach upon the front setback in order 
to  develop  a  115­room  Marriott  Courtyard  Hotel.  Variances  are  requested  from  UDC 
Section 2.2  to  increase  the maximum  impervious area  in  the O­I district  and  from UDC 
Section 2.5.1 (B) to reduce the required parking. The property is located on the west side 
of Amber Park Drive south of Old Milton Parkway and  is  legally described as Land Lot 
804, 1st District, 2nd Section, Fulton County, Georgia.



 E. PH­16­15 Thompson Street Flats/Kairos Development
Consideration of a request to change a previous condition of zoning to revise the 
configuration of the buildings on the site in order to allow all four buildings to front 
Thompson Street and to revise the architecture. The property is located at 51, 61, 71, and 83 
Thompson Street and is legally described as being located in Land Lot 748, 1st District, 2nd 
Section, Fulton County, Georgia. 

VI.  OLD BUSINESS 

 A. Consideration Of Ordinance Amendment: Article XI Of Chapter 12 Of City Code (Second 
Reading)
 An ordinance of the Mayor and Council of the City of Alpharetta, Georgia to amend Article 
XI of Chapter 12 (Mobile Food Vendors) of the Code of the City of Alpharetta, Georgia; to 
provide for an effective date; and for other purposes. 

VII.  NEW BUSINESS 

 A. Design/Build for Webb Bridge Park Spectator Seating, RFP #17­101 

VIII.  WORKSHOP 

 A. Rucker Road Corridor Roundabouts 

IX.  PUBLIC COMMENT 

X.  REPORTS 

XI.  ADJOURNMENT TO EXECUTIVE SESSION 





















CITY COUNCIL MEETING
STAFF REPORT

SUBMITTING DEPARTMENT: COMMUNITY DEVELOPMENT 
SUBMITTED BY:  KATHI COOK

DRAFTED BY:  MICHAEL WOODMAN

I. AGENDA ITEM TITLE: Z-16-01 PENCE/OLD RUCKER ROAD

CITY COUNCIL: SEPTEMBER 26, 2016

This item was heard at the September 7, 2016 Planning Commission meeting. A few residents spoke in opposition to the 
request stating that the rezoning would take away from the rural character of the area. After discussion, the Planning 
Commission recommended to approve this item. Vote (4-2)

II. RECOMMENDATION:

Approve Z-16-01 Pence/Old Rucker Road subject to the following conditions:

1. The property to be rezoned shall have an “R” zoning classification with single-family detached minimum lot sizes of 
one (1) acre. Density shall not exceed 0.56 dwelling units per acre.

2. Property shall be subdivided substantially as depicted on the 6-lot site plan prepared by Jones Consulting Group, 
dated 8/29/16, except that the site shall meet all City requirements and lot yield is not guaranteed.

3. Provide minimum 5-foot landscape strips along the west and south property lines of the 10.66-acre parcel.
4. Driveways shall be crushed stone to minimize impacts to specimen trees.
5. Homes shall be a historic architectural style and substantially similar to renderings provided by the applicant, with 

final approval by Staff.
6. Layout and home placement shall minimize impacts to specimen trees shown to be in ‘Fair’ to ‘Good’ condition as 

identified in the tree assessment prepared by Arborguard, dated 4/29/16, as approved by Staff.
7. Trees of Quality as determined by the City Arborist to be designed around during individual lot permitting. This will 

require the trees and house layouts on the neighboring lots to be considered in order to properly save trees.
8. Additional encroachment in to the CRZ of trees to be saved will be allowed as long as innovative techniques are 

implemented in order to reduce the impacts of encroachment as approved by the City Arborist.
9. If stormwater management is determined to be required, it shall be located on a separate lot as approved by Staff.
10. The applicant shall assess the vegetative condition of the 35-foot state buffer and 100-foot undisturbed city buffer. A 

buffer enhancement planting plan shall be prepared, as approved by Staff, and implemented during land disturbance 
activities.

11. Subdivision plat shall identify and assign maintenance responsibility of property containing stream and stream 
buffers and shall note that the parcel cannot be developed with a residential dwelling unit.

12. Applicant shall be responsible to repair and/or replace existing gravel roadway impacted by construction traffic as 
determined by Staff prior to each home CO.

III. REPORT IN BRIEF:

The applicant, Robert Forrest, requests a change in zoning for 10.66 acres from AG (Agriculture) to R (Dwelling ‘For-
Sale’, Residential) for the purpose of subdividing two (2) properties into six (6) single-family detached lots. The subject 
properties are located at 850 and 860 Old Rucker Road.

IV. ATTACHMENTS:

 Site Plan

 Examples of Homes



DISCUSSION

The submitted request, if approved, will allow for six (6) single-family detached lots with a proposed density of 
0.56 dwelling units per acre. The two (2) properties are zoned AG (Agriculture) and are located on the northeast 
side of Old Rucker Road. Each property is developed with a single-family detached home and accessory 
structures. The total acreage of the properties is 10.66 acres, with 850 Old Rucker Road being approximately 2.75 
acres and 860 Old Rucker Road being approximately 7.9 acres. In addition, the applicant proposes a land swap 
(0.10 acres) with the property located at 840 Old Rucker Road to allow for a better lot configuration of Lot 6, as 
shown on the applicant’s site plan.

Properties surrounding the subject parcels are zoned AG and R-22 to the north, AG to the west, R-15 to the east, 
and AG and R-15 to the south. The adjacent AG property to the west is 0.97 acres, the AG properties to the south 
are 1 acre, 1.12 acres, 1.28 acres, and 1.13 acres, and the AG property to the north is 6.76 acres. The Preserve at 
Charlotte and Charlotte Walk subdivisions are located to the east and are developed as 1/3-acre lots.



The City’s Comprehensive Plan reflects a Very Low Density Residential future land use designation for the 
property. The R (minimum 1 acre) and R-22 (minimum 22,000 square feet) zoning districts are shown as 
appropriate zoning districts in the Very Low Density Residential designation. Because the surrounding area 
primarily consists of AG-zoned properties, the R zoning district is the most appropriate zoning district for the 
subject properties.

The property at 825 Old Rucker Road received approval with conditions for a rezoning from AG to R on August 
22, 2016. The zoning proposal requested subdivision of a 3.5-acre parcel into two (2) lots (1.19 acres and 2.3 
acres) to allow for two (2) single-family detached homes. The applicant’s request was consistent with the future 
land use designation of the property and did not include any variances.

A public hearing application was submitted to the City in February 2013 and included the subject properties. The 
zoning proposal requested a change of zoning from AG to R-15, comprehensive land use plan amendment from 
Very Low Density Residential to Low Density Residential, and lot width and front setback variances to allow a 
19-lot subdivision. The request was ultimately withdrawn by the applicant.

The Broadwell Road II public hearing application was submitted to the City in April 2013, which included 800 
Old Rucker Road and two (2) parcels along Broadwell Road. The zoning proposal requested a change of zoning 
from AG to R-15, comprehensive land use plan amendment from Very Low Density Residential to Low Density 
Residential, and a front setback variance to allow an 18-lot subdivision. The application was denied without 
prejudice on July 1, 2013.

SITE PLAN ANALYSIS

The applicant’s site plan depicts six (6) single-family detached lots ranging in size from 1.01 acres to 1.53 acres 
with an average lot size of 1.2 acres. The west property line is proposed to be reconfigured through a land swap 
(0.10 acres) with the property located at 840 Old Rucker Road, which will allow for a better lot configuration of 
Lot 6. All lots are shown with frontage along Old Rucker Road. The site plan reflects compliance with the 
minimum development standards in the R zoning district, including lot width (100 feet), maximum building 
coverage (25%), minimum floor area of a dwelling unit (1,800 square feet) and minimum setbacks (Front – 50 
feet, Side – 25 feet, Rear – 50 feet). A 3.45-acre unbuildable parcel of land contains the stream and stream buffer.

Currently the properties are developed with two (2) existing homes, several accessory structures and a concrete 
driveway that will be removed. The applicant has stated that impervious area with be minimized by requiring all 
driveways to be pervious (pavers or gravel material). Also, all homes will have rain barrels or a cisterns installed.

A stream runs along the east property line and includes a 35’ state tributary buffer, 100’ City undisturbed buffer, 
and 150’ City impervious setback. The applicant’s tree assessment identified several specimen trees on the subject 
property with large groups of the specimen trees concentrated on the north, east and south sides of the property, 
especially within the stream buffer. The applicant’s lot layout and building footprints minimize impacts to 
existing specimen trees.

The applicant submitted home elevations and floor plans that can be accommodated within the buildable area of 
the proposed lots. Homes will be of similar size, quality, and style to homes in the surrounding area. According to 
the applicant, homes will be priced from $600,000 to $1+ million.

SCHOOLS

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

FULTON COUNTY SCHOOLS – 6 Single-Family Detached Residential Units



School Estimated # New FCS Students Generated
Crabapple Crossing Elementary School 1 to 3 students
Northwestern Middle School 0 to 1 students
Milton High School 1 to 2 students
TOTAL 2 to 6 students
 
Based on the total figure for all three school levels, it can be assumed that the proposed development could house 
approximately 2-6 school age children. Numbers provided by Fulton County Schools show that Crabapple 
Crossing Elementary is already at capacity and Northwestern Middle School and Milton High School are both 
over capacity by 172 and 225 students, respectively.

TRAFFIC

A trip generation analysis was provided by the applicant and states that a total of nine (9) PM Peak Hour trips 
would be generated by the proposed six (6) single-family detached homes. The net increase of four (4) single-
family detached homes will generate six (6) PM Peak Hour trips.

The Old Rucker Road right-of-way will remain a gravel surface. Gravel roads are sufficient for traffic volumes of 
up to 400 vehicles per day, which equates to approximately 40 homes accessed on a dead end gravel road. If the 
applicant’s request is approved, a total of 13 homes (4 additional homes) will have access on Old Rucker 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:

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 ‘For-Sale’ single-family detached homes on minimum one (1) 
acre lots, which is consistent with the use of adjacent and nearby properties. The adjacent AG property to the 
west is 0.97 acres, the AG properties to the south are 1 acre, 1.12 acres, 1.28 acres, and 1.13 acres, and the AG 
property to the north is 6.76 acres. The Preserve at Charlotte and Charlotte Walk subdivisions are located to the 
east and are developed as 1/3-acre lots.

b. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 
property.

Response: The zoning proposal will not adversely affect the existing use or usability of adjacent or nearby 
properties, if conditions are included protecting the tree canopy and stream, and requiring architectural 
standards. In addition, the Old Rucker Road gravel surface will remain and has sufficient design capacity to 
handle four (4) additional single-family detached homes.
 
c. Whether the zoning proposal will adversely affect the natural environment.

Response: The proposed development will not have significant impacts on the natural environment. The 
applicant’s site plan depicts the stream and buffers to be undisturbed and located on a separate 3.45-acre parcel. 
In addition, Staff recommends conditions to protect specimen trees and the tree canopy.

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



Response: The two (2) properties are currently zoned AG and each are developed with a single-family 
detached home. The UDC allows an additional ‘For-Sale’ single-family detached home on properties in the AG 
zoning district with approval of a conditional use permit.

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: Four (4) additional single-family detached lots will not create a significant impact on public 
facilities or services. The Old Rucker Road gravel surface will remain. Gravel roads are sufficient for traffic 
volumes of up to 400 vehicles per day, which equates to approximately 40 homes accessed on a dead end gravel 
road. If the applicant’s request is approved, a total of 13 homes will have access on Old Rucker Road.

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 vision in the City’s Comprehensive Plan for the Old Rucker Road area is 1-2 dwelling units 
per acre. The applicant’s request for 0.56 dwelling units per acre is well below the allowable densities in the 
area.

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 properties from AG to R reflects a reasonable balance due to the 
Comprehensive Land Use Plan designation being Very Low Density Residential, which allows densities of 1-2 
dwelling units per acre. The applicant’s request for 0.56 dwelling units per acre is well below the allowable 
densities in the area.

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

Response: The Very Low Density Residential designation allows densities of 1-2 dwelling units per acre, 
which is higher than the applicant’s request for 0.56 dwelling units per acre.

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

Response: The proposed R zoning district meets the Comprehensive Land Use Plan designation, which is 
Very Low Density Residential.

CONCURRENCES

City Staff has reviewed the applicant’s proposal and finds that it can support the applicant’s request for rezoning. 
The R zoning district allows minimum one (1) acres lots, which is consistent with the Very Low Density 
Residential Comprehensive Land Use Plan designation of the subject properties. In addition, the Very Low 
Density Residential designation allows for densities of 1-2 dwelling units per acre. The applicant’s request is for 
0.56 dwelling units per acre, which is less than the Comprehensive Land Use Plan designation and consistent with 
the rural character of the area. The minimum lot size depicted of one (1) acre (average lot size of 1.2 acres) is 
smaller than some of the adjacent properties; however, Staff recommends architectural standards, as well as site 
conditions to preserve the rural character of the area.

CITIZEN PARTICIPATION PLAN

The report submitted by the applicant states that property owners within 500’ were contacted by letter, phone, 
email, and personal visits regarding the applicant’s intent. The report states that some property owners generally 



support the request while another property owner will not support the request, if additional traffic is shown on Old 
Rucker Road.
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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:

Robert Forrest 404-514-8575

12611 Itaska Walk

Milton GA 30004

404-514-8575 rob@stonewalkco.com

850 & 860 Old Rucker Road AG

2 2 1243-1244 22 418012430508 & 22 418012430359

R Two houses
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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):

Rezone the property from AG to R to allow the development of 4 additional homes (6 total) on about 10.655 acres

To rezone the property from AG to R to allow 6 total lots each 1 acre or more.  We are proposing not disturbing the current 
Old Rucker Road just retaining the current gravel road and terminating the road as is - currently a dead end.  Homes of no 
less than 3,000 sq.ft. would be built and would be similar in nature to those already on Old Rucker (farm 
house/traditional/etc). 
 
Also a variance is requested from Section 6 Item 3 of the Storm Water Management Design Manual which says "No portion 
of any lot with residences shall contain any stream buffer.  All stream buffers shall be included in a common area deeded to 
the homeowners association for that subdivision development.  We are also hoping to not have a HOA in keeping with the 
rural nature of this street and the current homes there are not a part of an HOA either.  We would like each 
builder/homeowner to provide their own stormwater management on their lot. 
 
A variance is requested to allow the street to remain gravel - again in keeping with the rural nature of this street and area.

The surrounding properties outside of this 30+/- acre "pocket" of Alpharetta are already developed as R15/R20. The 
property to the West (840 Old Rucker) is 42,334 sq.ft. (just under an acre), and the properties along Rucker Road that are 
across the street from this property are 865 Rucker Road - 48,787 sq.ft, 875 Rucker Road - 55,756 sq.ft., and 855 Rucker 
Road - 50,529 sq.ft.   
 
As depicted on our rezoning plan, our lots range in a similar/larger range - 51,613 sq.ft. (1.2+/- ac) to 102,579 sq.ft. (2.4+/- 
ac) with an average of 77,355 sq.ft. (1.77+ acres) per lot. 
 
In order to maintain the rural look/nature of this street/area, we are also requesting a variance to not require the stream 
buffer be put into a HOA or the creation of any HOA as residents of these types of areas/lots (including the current residents 
on this street) desire to purchase and live here because there is no HOA and don't desire one.  We would propose that each 
resident that would have stream buffer on their lot (half of the lots) be responsible for their own property. 
 
As one of the biggest draws to this street is that it is not paved but rather a narrower gravel road and the three homes on 
the south side of Old Rucker across from our lots also have access/frontage on this gravel road today, that we would 
maintain the current gravel road as-is and not disturb it. 
 
Our overall intent is to keep everything as it is today and just subdivide the current 2 lots into a total of 6 lots replacing the 
two current homes with six total homes that would in fact be more similar in size and style to the others found on this road 
today.
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DISCLOSURE FORM

The Official Code of Georgia Annotated requires disclosure of campaign contributions to government officials 
by an applicant or opponent of a rezoning or public hearing petition (O.C.G.A. 36-67 A-1). 

Applicants must file this form with the City of Alpharetta Community Development Department within ten (10) 
days after filing for rezoning or public hearing.  Opponents to a rezoning or public hearing petition must file this 
form five (5) days prior to the Planning Commission meeting at which the subject rezoning or public hearing 
petition is scheduled to be heard.

Name of Applicant or Opponent:

Subject Public Hearing Case:

Campaign Contribution Information:

Please provide the requested information for each contribution with a dollar amount or value of $250 or more made within 

the past two (2) years to an Alpharetta Official by the individual identified above.  Please use a separate form for each 

Alpharetta Official to whom such a contribution as been made. 

If the individual identified above has made no such contributions to an Alpharetta Official within the past two (2) years, 

please indicate this by entering "N/A" on the appropriate lines below.

Name of Official: Position:

Description of Contribution: Value:

Value:Description of Contribution:

Value:Description of Contribution:

Value:Description of Contribution:

Value:Description of Contribution:

I do solemnly swear and attest, subject to criminal penalties for false swearing, that the information provided in this Disclosure 
Form is true and accurate and that I have disclosed herein any and all campaign contributions made to an Official of the City of 
Alpharetta, Georgia in accordance with O.C.G.A. 36-67 A-1.

Campaign Contribution Information:

Date:Signature:

Robert Forrest

Old Rucker Road

NA NA

NA NA

NA NA

NA NA

NA NA

NA NA

January 4, 2016
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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 property directly to the West and the properties directly to the south are all the same or smaller size lots as the ones 
proposed.  Lots to the East and elsewhere around this "pocket" of 30 or so acres are all smaller R15-R20.

It is complimentary to the surrounding properties with home prices anticipated to be $600k-$1M+

AG zoning only allows 1 unit per 5 acres and there is no zoning anywhere near this property that is similar. While Old 
Rucker is a rural looking gravel road (which look/feel we are maintaining) this area is characterized by 1-3 units per acre 
rather than 1 unit per 5 acres. Of the 12 properties that abut Old Rucker Road, only 3 (25%) meet the 5+ acre minimum 
required of AG zoning and as such should really be zoned R not AG.  Upkeep/maintenance is much greater the larger the 
lot as well.

4 net new houses with 12-15 total population and 30 or so vehicle trips per day on the existing city-owned road.

A net increase potential of 4-10 school aged children and minimal utility impacts

The future land use map shows this area a very low density which allows R and R22 zoning. We originally were going to as 
for R22 zoning but after discussing with staff are now seeking R zoning (1 acre lots).

All of the surrounding properties have been zoned and developed in the area to higher densities. The family that owns this 
land desires to sell it to us and R zoning meets the future land use plan.
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CITIZEN PARTICIPATION FORM - PART A

This form must be completed and submitted with the applicant's completed Public Hearing Application. 
Applications submitted to the City of Alpharetta without a completed Citizen Participation Form - Part A will not 
be accepted.

Public Hearing or Project Name:

Telephone:Contact Name:

The following people will be notified of this application and provided information describing the subject proposal.  Please note that ALL 
adjoining property owners MUST be notified.  Use additional pages as needed.

Method by which these individuals will be contacted.  Please mark all that apply.  If you select "Other," please provide a description of
the method of contact that will be used.

Letter

Telephone

Email

Personal Visits

Group Meeting

Other  (Please Specify)

Please describe the method(s) by which these individuals will have the opportunity to respond or contact the applicant with questions or 
concerns about the proposal.

Old Rucker Road

404-514-8575Robert Forrest

See attached list

They can schedule a meeting or discuss via voice, email, or text with me at rob@stonewalkco.com or 404-514-8575 
anytime.

6/15/16
Z-16-01/V-16-02 

Pence/Old Rucker Rd



820	OLD	RUCKER	RD	
BARKETT	GEORGE	E	&	FLORENCE	
	
12275	BROADWELL	RD	
AYCOCK	JEFF	V	II	&	ASHLI	
	
12285	BROADWELL	RD	
LANIER	THOMAS	Z	IV	&	LANIER	LEIGH	M	
	
12295	BROADWELL	RD	
HANEY	PETER	M	&	MARY	H	
	
755	OLD	RUCKER	RD	
FIORINI	ASSUNTA	
	
825	OLD	RUCKER	RD	
GARRETT	MARIE	
	
865	RUCKER	RD	
TVS	PROPERTY	LLC	
	
855	RUCKER	RD	#	RT	4	
KATHERINE	WORLEY	COLEMAN	REVOCABLE	
LIVING	TRUST	THE	
	
875	RUCKER	RD	
JOHNSON	DAVID	R	
	
910	RUCKER	RD	
CAMPOS	LUIS	F	
	
12100	CHARLOTTE	DR	
PRESERVE	ON	CHARLOTTE	DRIVE	
HOMEOWNERS	ASSOCIATION	INC	
	
1025	SPENCE	ST	
RUTTLE	CHRISTOPHER	P	&	RUTTLE	MOLLY	
	
1035	SPENCE	ST	
JAIN	AMIT	&	SHARMA	SHWETA	
	
1010	SPENCE	ST	
HOLBROOK	LOVICK	W	&	HOLBROOK	MARJAN	
D	
	
1020	SPENCE	ST	
MANTHEY	KEITH	W	&	MANTHEY	SUSAN	M	
	
1030	SPENCE	ST	
BERT	GREGORY	R	&	HICKMAN	NATALIE	C	
	
1040	SPENCE	ST	
RUTHVEN	SEAN	D	&	RUTHVEN	EMILY	L	
	
1045	SPENCE	ST	
GOLLA	MURALI	K	&	GOLLA	RADHA	R	
	
12120	SPENCE	WAY	
RYAN	PATRICK	&	RYAN	MAUREEN	FARRELL	

	
12110	SPENCE	WAY	
BOARMAN	MATTHEW	E	&	BOARMAN	KAREN	
B	
	
1065	SPENCE	ST	
PENDYALA	KIRANPAL	R	&	PENDYALA	
GEETHA	
	
12125	SPENCE	WAY	
PHADKE	RAHUL	&	PHADKE	DEEPIKA	
	
12115	SPENCE	WAY	
DAVIS	CHRISTOPHER	J	&	DAVIS	DANA	KAY	
	
12190	CHARLOTTE	DR	
STRAUS	FAMILY	LIMITED	PARTNERSHIP	
THE	
	
12220	CHARLOTTE	DR	
WILSON	JEFFREY	SCOTT	&	KIMBERLEY	ANN	
	
960	REECE	RD	
OAKS	ON	CHARLOTTE	DRIVE	HOMEOWNERS	
ASSOCIATION	INC	
	
950	REECE	RD	
KUMAR	AKHILESH	&	SINGH	PREETI	
	
940	REECE	RD	
ONEACRE	CRAIG	R	&	AMY	S	
	
930	REECE	RD	
LERIT	BRUCE	M	&	VAN	THI	
	
970	REECE	RD	
HUNDELT	THOMAS	K	JR	&	SHANNON	
JENNIFER	L	
	
980	REECE	RD	
PADIGALA	MAHESH	&	JAKKA	SHIRESHA	
	
975	REECE	RD	
GAYNOR	JEFFREY	R	&	LORRAINE	M	
	
955	REECE	RD	
AHMED	KASHIF	&	KASHIF	BILQUEES	HUMA	
	
945	REECE	RD	
HERMAN	ROBERT	S	&	JENNY	
	
1005	REECE	RD	
CHAMBERS	JA	JUAN	B	
	
990	REECE	RD	
BECKMAN	BRADLEY	W	
	
12200	MCCOY	WAY	
RAYOL	HILTON	&	ADRIANY	W	
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    Intensity Daily AM Peak Hour PM Peak Hour 
ITE Land Use 	   Trips Total In Out Total In Out 

                      
Code Description                   
	 	                   

210 
Single-Family Detached 
Housing 6 Total 77 13 3 9 9 5 3 

  4 Net New 52 9 2 6 6 4 2 
	 
  
Trip Generation (9th Ed.) 
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Key and/or legend and site location map with North arrow 

Boundary survey of subject property which includes dimensions along property lines that match the metes and bounds of the 
property's written legal description and clearly indicates the point of beginning. 

Acreage of the subject property. 

Location of land lot lines and identification of land lots. 

Existing, proposed, new dedicated, and future reserved rights-of-way of all streets, roads, and rail lines adjacent to and on the 
subject property. 

Proposed streets on the subject site. 

Current zoning of the subject site and adjoining properties. 

Existing buildings (with square footages, heights, and stories), wells, driveways, fences, cell towers, and any other structures or 
improvements on the subject property. 

Location of proposed buildings with square footages, heights, and stories. 

Layout and minimum lot size of proposed single-family residential lots. 

Topography of subject site. 

Required and proposed setbacks. 

100-year flood plain horizontal limits and flood zone designations as shown on survey or FEMA FIRM maps. 

Required landscape strips, undisturbed buffers, and any other natural areas as required or proposed. 

Tree lines, woodlands, significant trees with critical root zones (1.3 x trunk diameter), and open fields on subject site. 

Required and proposed parking spaces, loading, and unloading facilities. 

Lakes, streams, and other waters on the site and associated buffers.  Wetlands shown on GIS maps or survey. 

Proposed stormwater management facilities. 

Entrance distance profile assuming the driver's eye at a height of 3.5 feet. 

Existing driveways located within 150 feet of the subject property on adjacent or nearby parcels (including those parcels on the 
opposite side of a public street). 

Proposed access driveways and the available intersection sight distance (according to AASHTO Green Book).

Element Description

This document is provided as a resource for the applicant to assist in the preparation of site plans to be 
submitted in support of applications for public hearing.  The items listed below reflect the minimum information 
that must be included on all site plans submitted as part of the public hearing process. 

Site plans submitted as part of a public hearing application must be drawn to scale, and the scale must be 
displayed in the lower left corner of the plan page.  The maximum page size for original full-size plan 
documents is 30" x 42".  Plan copies submitted as part of the completed application packets may be a 
maximum of 11" x 17", must be folded to a size of 8.5" x 11", and must be attached to each submittal packet 
set. 

Applications that include site plan documents that do not meet these requirements will not be accepted.

SITE PLAN CHECK LIST
6/15/16
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N/A

N/A

N/A

N/A

N/A

Min. footprint and max. height shown

Proposed Driveways will be off of Old Rucker Road

N/A
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SITE LOCATION MAP

PROPERTY ACREAGE: 10.66 AC
CURRENT ZONING: AG
TARGET ZONING: R
ZONE R REQUIREMENTS:
Minimum Lot Size--1 acre (43,560 square feet).
Minimum Lot Width--100 feet.
Minimum Setbacks.

Front yard--from all street frontages:
From right-of-way of local street--50 feet.
From right-of-way of all other streets--65 feet.

Side yard--25 feet.
Rear yard--50 feet.

Maximum Ground Coverage By Principal
Buildings--25%.
Maximum Building Height--35 feet.
Minimum Floor Area of a Dwelling Unit--1,800 square
feet.

STORMWATER MANAGEMENT:
THE STORMWATER MANAGEMENT CONCEPT IS
THAT THE INDIVIDUAL LOTS WILL BE SLOPED TO
THE REAR WHERE THE OVERLAND FLOW WILL BE
INTERCEPTED BY A GRASS SWALE.  THESE
SWALES WILL BE ROUTED TO A LEVEL SPREADER.
THE SURFACE RUNOFF WILL THEN SPILL OVER AS
SHEETFLOW INTO THE STREAM BUFFER.  THE
LEVEL SPREADERS WILL BE DESIGNED TO
FACILITATE ANY STORAGE NECESSARY AFTER
THE STORMWATER CREDITS FOR WATER QUALITY
ARE TAKEN INTO CONSIDERATION.

N
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PENCE PROPERTY LEGAL DESCRIPTION 
 
THE TRUE POINT OF BEGINNING IS LOCATED AT THE INTERSECTION OF LANDLOTS 22-1243, 
22-1244, 22-1278, AND 22-1277.  FROM THIS POINT OF BEGINNING, COMMENCE SOUTH 89 
DEGREES, 19 MINUTES, 01 SECONDS EAST A DISTANCE OF 446.33 FEET TO A POINT; THENCE 
NORTH 18 DEGREES, 08 MINUTES, 07 SECONDS WEST A DISTANCE OF 653.77 FEET TO A 
POINT; THENCE SOUTH 81 DEGREES, 49 MINUTES, 00 SECONDS WEST A DISTANCE OF 237.97 
FEET TO A POINT; THENCE SOUTH 00 DEGREES, 39 MINUTES, 24 SECONDS WEST A DISTANCE 
OF 20.08 FEET TO A POINT; THENCE SOUTH 82 DEGREES, 41 MINUTES, 14 SECONDS WEST A 
DISTANCE OF 31.70 FEET TO A POINT; THENCE NORTH 53 DEGREES, 17 MINUTES, 06 SECONDS 
WEST A DISTANCE OF 114.64 FEET TO A POINT; THENCE NORTH 63 DEGREES, 12 MINUTES, 28 
SECONDS WEST A DISTANCE OF 106.60 FEET TO A POINT; THENCE NORTH 83 DEGREES, 56 
MINUTES, 55 SECONDS WEST A DISTANCE OF 64.85 FEET TO A POINT; THENCE SOUTH 07 
DEGREES, 17 MINUTES, 03 SECONDS WEST A DISTANCE OF 10.90 FEET TO A POINT; THENCE 
NORTH 89 DEGREES, 05 MINUTES, 11 SECONDS WEST A DISTANCE OF 233.06 FEET TO A 
POINT; THENCE SOUTH 10 DEGREES, 13 MINUTES, 13 SECONDS WEST A DISTANCE OF 258.50 
FEET TO A POINT; THENCE SOUTH 49 DEGREES, 18 MINUTES, 47 SECONDS EAST A DISTANCE 
OF 293.00 FEET TO A POINT; THENCE SOUTH 49 DEGREES, 20 MINUTES, 07 SECONDS EAST A 
DISTANCE OF 439.40 FEET TO A POINT; THENCE NORTH 00 DEGREES, 44 MINUTES, 48 
SECONDS EAST A DISTANCE OF 57.43 FEET TO A POINT, WHICH IS THE POINT OF BEGINNING. 
 
SAID TRACT OR PARCEL OF LAND CONTAINS 10.659 ACRES AND IS DEPICTED ON THAT TREE 
SURVEY EXHIBIT FOR PENCE PROPERTY SURVEYED AND CERTIFIED BY JESSE GUNNIN, GA 
RLS 3079, DATED MARCH 09, 2016. 
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HOMES	WILL	BE	OF	SIMILAR	SIZE,	QUALITY,	AND	STYLE	TO	THESE	FOUND	NEARBY	THE	AREA	
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The Preserve      
at Charlotte 
Revision 1 

          Tree Assessment 
 

 

For: 
Steven Henry 
CANOPY, LLC 
P.O. Box 70052 
Marietta, GA 30007 
 
 
 
 
By: 
Jay West 
ISA Certified Arborist #SO-6905A 
Arborguard Tree Specialists, Inc. 
PO Box 477  
111 North Clarendon Avenue 
Avondale Estates, GA  30002 
 
 
 
April 29, 2016

6/15/16
Z-16-01/V-16-02 

Pence/Old Rucker Rd



 

The Preserve at Charlotte, Revision 1 • Specimen Tree Assessment by Arborguard • 4/29/16 • Page 1 
 

Tree Assessment 

Assignment 

Survey, tag and record the following data for City of Alpharetta specimen 
trees meeting the size criteria for hardwood trees ≥ 24” in Diameter at Breast 
Height (DBH), softwood trees ≥ 30” DBH and flowering understory trees ≥ 8” 
DBH site-wide: tree number, diameter, species, vitality, and other comments 
relative to condition.  Provide photograph of any tree in Fair, Poor, or Dead 
condition. 

Methods 

Information for the following parameters was recorded for each tree and 
provided in the following survey. 

 
Term Description 

Tree No. All trees were tagged on the side of the trunk with an aluminum 
tag, bearing a unique number to identify trees, at about 5 feet. 

DBH Diameter of trunk in inches, measured at 4.5' feet above average 
soil level. Measurements were taken using a forestry diameter 
tape. 

Species Listed as the North American common name. 

Condition Good ......... Tree has excellent vigor and is actively growing without 
any serious pathogenic problems.  Tree exhibits a 
structural form that is safe and typical of the species. 

Fair ........... Tree is in moderate health, but may have a minor 
pathogenic problem.  Some insects and disease could 
be present.  Tree may have minor structural defects, 
but does not exhibit optimal form for the species in an 
urban environment.  A tree in fair condition may not 
react favorably to site developments or additional 
stress. 

Poor .......... Tree's vigor is low to moderate. It may also have 
moderate to severe structural defects or a form that is 
undesirable for the species.  Some trees in poor 
condition are not recoverable and could degrade into a 
state of advanced decline leading to death. 

Dead ......... Tree is dead. 
Invasive .... Trees that are non-indigenous to the Atlanta area, 

Piedmont region. 
Hazardous . Tree with uncorrectable defects severe enough to pose 

present danger to people or buildings under normal 
conditions, as determined by a City Arborist or City 
Forester. 

Comments Additional information regarding health and condition of the trees. 
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Tree Assessment Data 

TAG# DBH SPECIES CONDITION NOTES TREE OF CHARACTER    

1 30 Red Maple Fair Boundary Tree (BT), decay in upper 
canopy, few dead limbs No    

2 24 Tulip 
Poplar Fair BT, co-dominant at approximately 35’, 

contorted canopy, few dead limbs No    

3 30 Loblolly 
Pine Good BT Yes    

4 30 Loblolly 
Pine Good  Yes    

5 13 Sourwood Poor Large basal cavity at root crown, severe 
lean, lead is dead No 

   

6 34 White Oak Good  Yes    

7 34 Loblolly 
Pine Good Multiple calloused basal wounds, 

included barb wire No    

8 28 Tulip 
Poplar Fair BT, root flare growing around adjacent 

tree No    

9 39 Red Maple Poor 

Large basal cavity at root crown, 
approximately 30% canopy dieback, 
severe epicormic sprouts, large fungal 
fruiting body at approximately 25’ 

No 

   

10 35 White Oak Fair Creek has severely undercut root plate No    

11 34 Tulip 
Poplar Fair Creek has severely undercut root plate, 

contorted canopy No 
   

12 25 Tulip 
Poplar Fair Creek has severely undercut root plate, 

sinuous trunk, 1 large dead limb No    

13 26 Tulip 
Poplar Poor Hollow at root crown, heavy vine 

coverage No    

14 30 Red Maple Fair 
Phomopsis, 1 large dead limb, few dead 
limbs, crook in stem at approximately 
25’ 

No 
   

15 29 Tulip 
Poplar Good BT, few dead limbs Yes    

16 25 Tulip 
Poplar Good  Yes    

17 24 Tulip 
Poplar Fair 1 large dead limb, multiple dead limbs, 

sinuous trunk No    

18 35 Tulip 
Poplar Fair 

Co-dominant in upper canopy, few dead 
limbs, creek has undercut root plate, 
sinuous trunk 

No 
   

19 29 Tulip 
Poplar Poor 

Creek has severely undercut root plate, 
tip is dead, large basal cavity from 
approximately 20’-25’ 

No 
   

20 27 Red Maple Good Moderate lean Yes    
21 26 Sweetgum Good Weak stem union at approximately 25’ Yes    

22 39 Tulip 
Poplar Fair 

Weak stem union at approximately 6’ 
with severe included bark and decay in 
union, few dead limbs 
 

No 

   

DESIGN AROUND TREE
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23 42,13 Tulip 
Poplar Poor 

Weak stem union at approximately 4’ 
with basal cavity in union, slime flux, 
phomopsis, co-dominant at 
approximately 20’ with 1 lead dead 

No 

   

24 30,20 Tulip 
Poplar Fair 

Co-dominant at approximately 3’ with 
weak stem union and severe included 
bark, heavy vine coverage, few dead 
limbs 

No 

   

25 26 Sweetgum Fair Few large dead limbs, co-dominant at 
approximately 20’ No    

26 8 Sourwood Good Basal wound with decay at root crown No    
27 26 Willow Oak Good Exposed roots with few wounds Yes    
28 8 Dogwood Good Multiple dead limbs Yes    

29 8,7,4 Dogwood Poor 
Tri-stem at root crown with weak stem 
union and included bark, basal wound at 
root crown, severe epicormic sprouts 

No 
   

30 31 Loblolly 
Pine Good Asymmetrical canopy No 

   

31 11,7 Dogwood Fair 
Weak stem union at root crown, small 
lead is approximately 80% dead, 
multiple dead limbs, epicormic sprouts 

No 
   

32 37 Loblolly 
Pine Fair 

Co-dominant at approximately 10’ with 
weak stem union and severe included 
bark 

No 
   

33 10,7 Crabapple Poor 

Co-dominant at approximately 1’ with 
weak stem union, 2 large dead limbs, 
severe epicormic sprouts, basal cavity 
at approximately 3’, multiple prune 
wounds 

No 

   

34 27 Water Oak Fair BT, basal cavity at approximately 10’, 
multiple dead limbs No    

35 8,7,6,6 Arborvitae Good Multi-stem at approximately 2’, 
asymmetrical canopy No 

   

36 26 Pecan Fair Fungal fruiting body at root crown No    

37 26 Pecan Poor 

Large basal cavity from approximately 
2’-5’, 2 large prune wounds with decay, 
weak stem union with severe included 
bark at approximately 10’ 

No 

   

38 36 Pecan Good Overhead light at approximately 12’ Yes    

39 37 Northern 
Red Oak Good Multiple large calloused prune wounds Yes    

40 30 Northern 
Red Oak Fair 2 large prune wounds, 1 prune wound 

has slime flux, severe epicormic sprouts No    

41 26 Northern 
Red Oak Good 1 large dead limb, weak stem union at 

root crown is dead Yes    

42 27 Northern 
Red Oak Good 2 large dead limbs, epicormic sprouts Yes    

43 25 White Oak Good Co-dominant at approximately 20’, 
slight phototrophic lean Yes    
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44 12,5 Sourwood Fair 
Co-dominant at root crown, large basal 
cavity on small lead, multiple dead 
limbs, exposed root with basal wound 

No 
   

45 12 Sourwood Good  Yes    
46 24 White Oak Good BT Yes    
47 28 White Oak Good BT Yes    

48 11 Sourwood Fair BT, top is dead, severe epicormic 
sprouts No    

49 26 White Oak Good  Yes    
50 24 White Oak Good Co-dominant in upper canopy Yes    

51 25 White Oak Fair 
2 large fungal fruiting bodies at root 
crown, basal wound with decay at root 
crown, asymmetrical canopy 

No 
   

52 25 White Oak Good Co-dominant at approximately 5’ No    

53 34,6 Tulip 
Poplar Good Weak stem union at root crown, co-

dominant at approximately 30’ Yes    

54 28 Northern 
Red Oak Good Multiple dead limbs Yes    

55 25 Northern 
Red Oak Good Few dead limbs Yes    

56 31 American 
Beech Fair Multiple calloused basal wounds on 

trunk, few large dead limbs Yes    

57 31 Post Oak Good Asymmetrical canopy No    

58 34 Tulip 
Poplar Good  Yes    

59 40 Tulip 
Poplar Fair 

Co-dominant at approximately 5’ with 
weak stem union and included bark, few 
dead limbs 

No 
   

60 25 Tulip 
Poplar Good  Yes    

61 33 White Oak Fair BT, creek has severely undercut root 
plate, multiple dead roots No    

62 35 White Oak Good BT, creek has undercut root plate, 
moderate lean No    

63 27 American 
Beech Fair Few large dead limbs, severe epicormic 

sprouts Yes    

64 26 White Oak Fair 
Approximately 20% canopy dieback, 
epicormic sprouts, soil cut 
approximately 10’ from base 

No 
   

65 32 White Oak Good BT Yes    

Summary 

65 trees were tagged on this site that met the City of Atlanta specimen tree 
size criteria. 

 32 trees are in Good condition 
 25 trees are in Fair condition 
   8 trees are in Poor condition 
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Tree #2 
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CITIZEN PARTICIPATION FORM - PART B

Telephone:Contact Name:

Public Hearing or Project Name:

This form must be completed and submitted to the City of Alpharetta Community Development Department a 
minimum of twenty (20) working days prior to the scheduled Public Hearing.  Failure to do so will result in 
cancellation of the scheduled hearing.

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.  

Other  (Please Specify)

Group Meeting

Personal Visits

Email

Telephone

Letter

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.

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

I, the undersigned, as an authorized representative of the applicant and Public Hearing item identified above, do solemnly swear and
attest, subject to 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.  I 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.

Signature of Authorized Agent: 
Date:

Print Form
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City Council Meeting and Public Hearing
STAFF REPORT

 

Submitting Department: Community Development
Submitted By: 

Meeting Date: September 26, 2016

 

I. AGENDA ITEM TITLE: 

V-16-25: MARRIOTT COURTYARD/PARKWAY 400
CONSIDERATION OF A VARIANCE REQUEST TO REDUCE THE WAITING PERIOD FOR AN 
APPLICATION FOR ZONING CHANGE AFFECTING THE SAME PROPERTY FROM ONE (1) YEAR TO 
SIX (6) MONTHS, PER UNIFIED DEVELOPMENT CODE SECTION 4.2.1(C). THE PROPERTY IS 
LOCATED ON THE WEST SIDE OF AMBER PARK DRIVE SOUTH OF OLD MILTON PARKWAY AND 
IS LEGALLY DESCRIBED AS LAND LOT 804, 1ST DISTRICT, 2ND SECTION, FULTON COUNTY, 
GEORGIA.

II. RECOMMENDATION:
 
III. BUDGET IMPLICATIONS: 

 

BUDGETED ITEM: NO FISCAL IMPACT: NO 
INCLUDED IN CURRENT FY CPTL BUDGET: NO INCLUDED IN CURRENT FY OPRT. BUDGET: NO 
TOTAL PROJECT COST:   
APPROPRIATIONS: 

ACCOUNT TITLE/NUMBER DOLLAR AMOUNT 

EXTERNAL FUNDING SOURCES: 

ACCOUNT TITLE/NUMBER DOLLAR AMOUNT 

IV. REPORT IN BRIEF: 
 
V. ALTERNATIVES: 
 
VI. ATTACHMENTS: 
 Council Agenda Report, February 1, 2016 City Council Minutes 



CITY COUNCIL MEETING
STAFF REPORT

SUBMITTING DEPARTMENT: COMMUNITY DEVELOPMENT 
SUBMITTED BY:  KATHI COOK

DRAFTED BY:  MICHAEL WOODMAN

I. AGENDA ITEM TITLE: V-16-25 MARRIOTT COURTYARD/PARKWAY 400

CITY COUNCIL: SEPTEMBER 26, 2016

II. RECOMMENDATION:

Approve V-16-25 Marriott Courtyard/Parkway 400 request for variance.

III. REPORT IN BRIEF:

The applicant, Hotel Development Partners, LLC, requests a variance to reduce the waiting period for Council 
consideration of an application for zoning change affecting the same property from one (1) year to six (6) months, per 
Unified Development Code Section (UDC) 4.2.1(C). A master plan amendment and variance request (MP-15-06/V-15-
12) was denied on February 1, 2016 to allow a hotel use (Courtyard by Marriott) on the subject property in Parkway 400 
Master Plan Pod C. The subject property is located south of Old Milton Parkway on the west side of Amber Park Drive 
and within the Parkway 400 Master Plan.

IV. ATTACHMENTS:

 February 2, 2016 Council Meeting Minutes

DISCUSSION

The submitted request, if approved, will allow Hotel Development Partners, LLC to forward a master plan 
amendment and variance for Council consideration on the same property within six (6) months of a previous 
consideration. The subject property is located south of Old Milton Parkway on the west side of Amber Park Drive 
and within the Parkway 400 Master Plan.



A master plan amendment and variance request (MP-15-06/V-15-12) was denied on February 1, 2016 to allow a 
hotel use (Courtyard by Marriott) on the subject property in Parkway 400 Master Plan Pod C. The current request 
for the Courtyard by Marriott is the same request, except that a feasibility study has been provided by the applicant 
to justify the hotel.

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.



MP1506/V1512 Marriott Courtyard/Pkwy 400 Pod C  Play >>  
 

  Council Member Kennedy offered a motion to remove this item from the table
 

         The motion was seconded by Council Member Mitchell
 

         Motion approved (7-0)
 

    Director of Community Development, Kathi Cook, came forward to present this item on behalf of 
staff
 

   This item was heard at the December 3 Planning Commission meeting. One person spoke against 
the request for the parking variance. After discussion, the Planning Commission voted 3-2-0 to 
approve the project.

 
         The applicant went to City Council on December 14 and the motion was to table. The applicant 

revised their plan and cut the room count from 125 to 115 and shortened the building by a floor to 
6 floors. Also, they brought the parking closer in line to one parking space for each room of 113 
spaces and eliminated pervious parking. The site plan presented depicts a 74% lot coverage which 
is over the 70% maximum permitted.

 
         Deny MP-15-06/V-15-12 Marriott Courtyard/Parkway 400 request for a Master Plan amendment 

adding a second hotel as an approved use within the Parkway 400 Master Plan and a concurrent 
variance for reducing parking to 113 spaces and the variance for reduction of front setback for the 
porte-cochere and a variance to the percent of lot coverage over the 70% to 74%.

 
         If project is approved, Staff recommends the following conditions:

 
1.        One limited service business class hotel shall be permitted not to exceed 6 stories in height with a maximum 

115 guest rooms. No extended stay or “suites” hotel shall be permitted. 

2.        Site shall be developed substantially as shown on plan dated November 18, 2016 prepared by MDA. Only the 
porte-cochere shall encroach into the front setback.

3.        A traffic study shall be prepared assessing traffic operations at proposed curb cut, and intersections Private 
Drive/Kimball Bridge Road and Amber Park Drive/Old Milton Parkway.  City Senior Transportation 
Engineer shall approve the scope of the study.

4.        Development shall be permitted the following setbacks:

         35’ Front Yard along private road with variance for porte-cochere to 17’ 8”.
               20’ Side Yard
               25’ Rear Yard

 
5.        Building shall be constructed with architectural detail and ornamental features on all 4 sides with final 

approval by the Design Review Board. Site plan and landscaping shall also require Design Review Board 
approval.

6.        Building shall be brick on all sides. 

7.        Extensive landscaping and decorative street lights shall be provided along the private road and Amber Park 
Drive and along the project entrance.

8.      Sidewalks shall be installed on the north and east of the property at least 6” wide.

9.     Provide one (1) electric vehicle charging station.

10.    A water feature with a statue shall be installed on the corner of Amber Park Drive and private road or along 
private road to be approved by DRB.

javascript:top.SetVidMarker(7);


11.    The generator and the dumpster shall be enclosed with materials that match the building and landscaping 
screening.

 
         The subject property is located on the south side of a private road and west side of Amber Park 

Drive within the Parkway 400 Master Plan, Pod C, Building Site 6. The applicant, Hotel 
Development Partners, LLC, is requesting a master plan amendment in order to add a second 
hotel (first was Even Hotel) to be constructed on Building Site 6 as well as a concurrent 
variance to required parking of 113 spaces and a variance to the 35 foot front setback to allow 
17’ 8” for the porte-cochere and lot coverage to allow more than 74% rather than the 70%. 
 

         The submitted request, if approved, will allow Hotel Development Partners, LLC to construct 
a 115 room hotel on Building Site 6.  The parcel is approximately 1.9 acres and zoned O&I. 
The Parkway Master Plan was approved for restaurants and various office and office support 
businesses. This particular parcel was zoned in Fulton County in 1998 and annexed into the 
City in 2004 with zoning conditions. The property is located on the south side of Old Milton 
Parkway and south of private road and west of Amber Park Drive.

 
         East and south of the property are zoned O&I and currently contains an office use. North of 

the property is the Kiku Japanese restaurant and the Fifth Third Bank, both zoned O - I. West 
of the property is O&I within the Master Plan and zoned for the Even Hotel.

 
         The applicant proposes a hotel which has a restaurant that serves breakfast and dinner and 

beverage service and a 24 hours market where customers can “grab and go” with snacks. It will 
have a meeting room and a business library with a computer, printer, and internet access. It 
also provides fitness equipment and a pool and outdoor spaces with seating and a fire pit.

 
         The hotel is a mid-priced business Marriott Courtyard and is marketed as a hotel which targets 

generally the same corporate travel that Alpharetta’s other 23 hotels are targeting. There is 
currently only one full service hotel in Alpharetta therefore additional full service hotels are in 
higher demand.

  
         The applicant has requested setbacks of:

 
                                    Front Yard                     35 feet with variance for porte-cochere to 17’ 8”. 
                                    Side Yard                      20 feet
                                    Rear Year                      25 feet
            

         Impervious space is limited to 70% in the O-I zoning district. The proposed site plan shows an 
impervious area of 74%. The Master Plan for Parkway 400 requires the landscape strip along 
all internal streets is 10’. The applicant is now meeting that requirement. The UDC and 
Parkway 400 Master Plan allow for up to 20% (24 parking spaces) of the spaces to be compact 
spaces.

 
         A variance is required for the encroachment of the porte-cochere on the front building setback 

which is 35’. The main building is more than 35’ from the front setback however it is only the 
porte-cochere that encroaches on the setback. The applicant is requesting to reduce the setback 
to 17’ 8” for the porte-cochere.

 
         Parking required for the hotel is 1 space per each guestroom, plus 1 employee space for each 

20 sleeping rooms, plus one space per 500 square feet of space used for convention rooms, 
conference rooms, ballrooms, restaurant and retail shops. The proposed site requires 125 
parking spaces.  The applicant is requesting 113 parking spaces. The applicant provided a 
study specific to the request for the reduced spaces at the hotel which can be approved by Staff.

 
 



         Staff has reviewed the plan and is concerned about the hotel use being added to the Parkway 
400 master plan because it is limited service. Additionally, the Even Hotel was just approved 
immediately to the west. The conference center and the 325 room hotel were submitted and 
Homes 2 Suite has submitted to build in Preston Ridge. Staff researched land currently zoned 
for hotels in the City and found that 11 sites currently exist in the City that could be developed 
with hotels without a public hearing. 
 

         Staff is concerned with zoning additional land for a hotel which adds to the number of hotels 
that could be built in the City.    

 
         In the past Staff identified factors that could be used to predict or qualify additions to the 

Alpharetta lodging inventory.  Staff found that PKF, a leading hospitality industry research and 
consulting firm, established that one of the best predictors of changes in lodging market 
performance are variations in the level of employment in a given geographic area because most 
lodging markets rely on a number of sources such as business travelers to generate demand.  
Therefore additional office square footage should be built before there is consideration of 
adding more hotel approvals.

 
         Alpharetta has more hotel zoning than is needed and risks overdevelopment by the hotel 

industry.  Therefore, if hotel approval is considered on this site, then the best alternative for the 
City is to require a full-service hotel. The hotel should provide a minimum amount of meeting 
space to serve the business community. Elimination of a hotel site from another location would 
require a master plan amendment.

 
         The applicant notified surrounding property owners of their application and intent for the 

property.  The report states that no comments were received.
 

         This item was heard at the December 3 Planning Commission meeting. One person spoke 
against the request for the parking variance. After discussion, the Planning Commission voted 
3-2-0 to approve the project.

 
         The applicant went to City Council on December 14 and the motion was to table. The 

applicant revised their plan and cut the room count from 125 to 115 and shortened the building 
by a floor to 6 floors. Also, they brought the parking closer in line to one parking space for 
each room of 113 spaces and eliminated pervious parking. The site plan presented depicts a 
74% lot coverage which is over the 70% maximum permitted.

 
         Dennis Webb came forth to make a presentation on behalf of the applicant

 
 
 

         Steve Smith, of Hotel Development Partners, came forward to present components of the 
application to Mayor and Council 

 
 
Public Comment
None

  Council Member Kennedy offered a motion to approve  MP1506/V1512 Marriott 
Courtyard/Pkwy 400 Pod C with a few minor changes:

o    Condition #2- date should read January 18, 2016

o    Condition #5- propose adding language to read, “Building shall be constructed 
with architectural detail and ornamental features on all four sides with final 
approval by staff and Design Review Board.”



         The motion was seconded by Council Member Mitchell with an amendment to add 
“and staff” to Condition #10

         Accepted by Council Member Kennedy

         Motion fails (4-3);  Belle Isle, Merkel, Gilvin, Binder voting no



CITY COUNCIL MEETING
STAFF REPORT

SUBMITTING DEPARTMENT: COMMUNITY DEVELOPMENT 
SUBMITTED BY:  KATHI COOK

DRAFTED BY:  MICHAEL WOODMAN

I. AGENDA ITEM TITLE: MP-16-08/V-16-18 MARRIOTT COURTYARD/PARKWAY 400

CITY COUNCIL: SEPTEMBER 26, 2016

This item was heard at the September 7, 2016 Planning Commission meeting. One resident spoke in opposition to the 
request. After discussion, the Planning Commission unanimously recommended approval of this item. (Vote 6-0)

II. RECOMMENDATION:

Approve MP-16-08/V-16-18 Marriott Courtyard/Parkway 400 subject to the following conditions:

1. One select service business class hotel shall be permitted not to exceed 6 stories in height with a maximum 115 guest 
rooms. No extended stay or “suites” hotel shall be permitted. 

2. Site shall be developed substantially as shown on plan prepared by MDA, dated January 18, 2016. Only the porte-
cochere shall encroach into the front setback, as depicted on the site plan.

3. A traffic study shall be prepared assessing traffic operations at proposed curb cut, and intersections Private 
Drive/Kimball Bridge Road and Amber Park Drive/Old Milton Parkway. City Transportation Engineer shall approve 
the scope of the study.

4. Development shall be permitted the following setbacks:
• 35’ Front Yard along Private road, except porte-cochere may have a setback of 17’.
• 20’ Side Yard
• 25’ Rear Yard

5. Building shall be constructed with architectural detail and ornamental features on all 4 sides with final approval by 
Staff and Design Review Board. Site and landscape plan shall also require Design Review Board approval.

6. Building shall be brick on all 4 sides.
7. Extensive landscaping and decorative street lights shall be provided along the Private Drive, Amber Park Drive and 

at the project entrance, as approved by Staff.
8. Minimum 5’ sidewalk and minimum 4’ planting strip shall be installed along the north and east sides of the property.
9. Decorative foundation plantings shall be provided with final approval by the Design Review Board.
10. A water feature with a statue shall be installed at the corner of Amber Park Drive and the Private Drive as approved 

by the Design Review Board.
11. Generator and dumpster shall be contained within an enclosure with materials that match the building and shall include 

landscape screening as approved by the Design Review Board.
12. Provide a shared parking agreement or set aside sufficient land within the open space to provide for future parking. 

Parking may be reduced by up to 20% where a shared parking agreement is provided or sufficient land is determined 
to be set aside for future parking.

13. Existing Oak trees along Private Drive shall be preserved and the sidewalk shall be placed behind the trees as approved 
by Staff.

14. Existing Maple trees along the south property line shall be protected and preserved during construction.
15. All proposed landscaping shall be coordinated with existing landscaping to avoid conflicts as approved by Staff. 

Placement of parking lot islands shall be coordinated with off-site trees to avoid conflicts as approved by Staff.
16. Pervious pavers shall be used in parking areas to off-set the increase in impervious area over the maximum 70% 

requirement.
17. All previous conditions in the master plan remain in effect unless explicitly superseded with these conditions.

III. REPORT IN BRIEF:

The applicant, Hotel Development Partners, LLC, requests an amendment to the Parkway 400 Master Plan Pod C to allow 
an additional hotel use and to allow a porte-cochere to encroach into the front setback in order to develop a 115-room 
Courtyard by Marriott Hotel. Variances are requested from UDC Section 2.2 to increase the maximum impervious area 
from 70% to 74% and from UDC Section 2.5.1 (B) to reduce the required parking from 125 spaces to 113 spaces. The 



subject property is located on the west side of Amber Park Drive and on the south side of the Private Drive within the 
Parkway 400 Master Plan.

IV. ATTACHMENTS:

 Site Plan

 Building Elevations

DISCUSSION

The submitted request, if approved, will allow Hotel Development Partners, LLC to construct a 115-room select-
service hotel on a 1.9-acre undeveloped property located south of Old Milton Parkway, west of Amber Park Drive 
and on the south side of the Private Drive. The subject property is zoned O-I (Office-Institutional) and is located in 
Pod C of the Parkway 400 Master Plan (F.K.A. Woodland Park Master Plan). Surrounding properties are zoned O-I 
and are also located within the Parkway 400 Master Plan. Office buildings are located to the south and east, Kiku 
Japanese House, Alpharetta Eye Clinic and Fifth Third Bank are located to the north, and properties entitled for the 
EVEN Hotel and office use are located to the west.

The hotel will include a restaurant and lounge, market pantry, 1,200 square foot meeting space, business center, 
indoor pool, fitness room, guest laundry room, and outdoor patio and a fire pit. The Courtyard by Marriott hotel 
brand is a mid-rate product geared toward business travelers. According to U.S. Hotel Appraisals, other hotels in 
the same asset class (select-service) as the Courtyard by Marriott brand include Aloft Hotel, Cambria Suites, 
Clarion, DoubleTree, Four Points by Sheraton, Hilton Garden Inn, Holiday Inn Select, Hotel Indigo, Hyatt Place, 
Ramada, and Wyndham Garden Inn to name a few. According to the feasibility study prepared by HVS, Courtyard 
by Marriott hotels have a nationwide average occupancy level of 73.1%.



The City’s vacant office available (for lease) rate has been steadily declining since 2013. At the end of the 2nd 
quarter of 2016 the City’s vacant office available rate was 9.30%, which is one of the lowest office vacancy rates 
in the Atlanta metro area. According to the development community, spec office is typically developed when office 
vacant available rates drop below 10.00%. Hines and Cousins Properties, Inc. are currently developing a spec office 
building at Avalon.

Parkway 400 Master Plan was approved in 1998 (MP-98-01 Myrick Company) as a mixed-use development 
including 435,000 square feet of office use and 63,000 square feet of retail/commercial use. Pod C was approved 
primarily for office use with subordinate retail/commercial uses permitted within an office building (not 
freestanding). Maximum office density in Pod C is 14,000 square feet/acre. Hotel use was not shown in the master 
plan’s permissible and conditional uses table.

A master plan amendment was requested in 2007 to allow hotel use (Nylo Hotel) in Pod C of the Parkway 400 
Master Plan. The request was denied due to concern over entitling additional hotel sites when several sites already 
existed. In 2015/2016, master plan amendments were approved to add a 132-room hotel use (EVEN Hotel) in Pod 
C, which is located immediately to the west of the subject site.

A master plan amendment and variance request (MP-15-06/V-15-12) was denied on February 2, 2016 to allow a 
hotel use (Courtyard by Marriott) on the same property in Pod C of the Parkway 400 Master Plan. The current 
Courtyard by Marriott request is the same request that was recently denied, with the exception of the current request 
providing a feasibility study to support the proposed use.

SITE PLAN
  
The submitted site plan depicts a 6-story, 115-room hotel with 113 parking spaces, of which 24 are compact. Two 
(2) driveways are proposed to the site, a right-in, right-out driveway on Amber Park Drive and a full-access 
driveway on the Private Drive. The applicant’s site plan shows the following building setbacks:

Front Yard 35 feet, with encroachment of the porte-cochere up to 17’-8”
Side Yard 20 feet
Rear Year 25 feet

A setback variance is requested to allow for the encroachment of a porte-cochere on the front 35’ building setback. 
The primary structure exceeds the front setback from back of curb; however, the porte-cochere is shown 17’-8” 
from back of curb.

The UDC parking requirement for hotel use is one (1) space per each guestroom, plus one (1) employee space for 
each 20 sleeping rooms, plus one (1) space per 500 square feet of space used for convention rooms, conference 
rooms, ballrooms, restaurant and retail shops. The proposed 115-room hotel requires 125 parking spaces. The 
applicant requests a variance to allow 113 parking spaces. The applicant has provided a hotel design publication 
that estimates parking needs based on the number of rooms, occupancy rate, and number/percentage of people 
arriving by car. Using this formula yields a requirement for 74 parking spaces. The proposed 113 parking spaces 
will likely provide sufficient parking for the proposed hotel; however, parking shortages may occur during times of 
maximum occupancy of the hotel. Off-site shared parking agreements have not been provided by the applicant to 
address potential parking shortages.

The site plan depicts an impervious area of approximately 74%. The applicant has requested a variance to increase 
the allowable maximum impervious area requirement of 70% in the O-I zoning district. The required 10’ landscape 
strips along all internal streets are provided on the applicant’s site plan.

The property consists of a mixture of pines, hardwoods, and Magnolias. An arborist report was not provided by the 
applicant. However, the City Arborist conducted a site visit and feels that there are opportunities to design around 
and incorporate existing trees into the site plan.



The applicant’s proposed building elevation is shown below. According to the Feasibility Study, it will have a 
stucco finish. However, the applicant has stated that the building will be stucco and brick.

MARKET STUDY

The applicant provided a Feasibility Study, prepared by HVS Consulting & Valuation. The study states that the 
primary factors contributing to the strengthening of the hotel market included several corporations opening offices 
in the City, as well as a lack of new hotel supply and the opening of Avalon. Using the Smith Travel Research 
(STR) Chain Scale, which classifies the Courtyard by Marriott brand as an Upscale hotel, the national average 
occupancy rate in that category is 73.2% in 2016. The table below provides a historical perspective on the supply 
and demand trends for the applicant’s selected ‘competitive set’ of hotels. The study identifies its competitive set 
classified as Upscale and Upper Midscale. 2016 Year-to-Date data shows a 76.2% occupancy rate.



As shown in the table below, the applicant’s competitive set of hotels are expected to see a drop in occupancy in 
2018 from 76.5% to 71.4% with the new supply of hotel inventory associated with other projects and the proposed 
Courtyard by Marriott. Based on historical occupancy levels in this market and the anticipated impact of the new 
supply, market occupancy is forecast to remain at 71% through 2021.



Staff noted the following concerns regarding assumptions made in the applicant’s feasibility study:

1. The study references future office development at Avalon (225,000 SF), Parkway 400 (720,000 SF), The 
Edison (200,000 SF), and Northwinds (1,200,000 SF) as justification for hotel development. However, Staff 
has no information regarding eminent office development at any of the other listed locations, except at The 
Edison. At the same time, the City has experienced a loss of office properties to other uses, such as assisted 
living facilities, residential, and hotel.

2. The study notes the lack of full-service and select-service hotel rooms to accommodate occupied office 
space in the North Fulton submarket. However, the City has 923 select-service rooms with 252 more rooms 
expected in the next year (total of 1,175 rooms). Only one (1) full-service hotel (318 rooms) is located in 
the City. Even with the opening of the Avalon Autograph Hotel (330 rooms) in the next year, full-service 
hotels should be the priority for future hotel development in the City.



3. The study compares the proposed hotel against its selected ‘competitive set’ of main competitors and 
secondary competitors, which includes seven (7) select-service hotels, five (5) limited-service hotels, and 
one (1) select-service hotel in the City of Milton. However, Staff looks at the City as a whole and there are 
ten (10) limited-service hotels and a full-service hotel that have not been factored into the study. In addition, 
the Home2 Suites is nearly groundbreaking, but was not considered in the study.

STANDARDS FOR MASTER PLAN AMENDMENTS

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 master plan amendment would allow for an additional hotel use in the Parkway 400 Master 
Plan, which is developed with office and accessory retail uses. The proposed hotel use may be suitable as a 
complementary use to the surrounding office, retail and mixed-use development. However, it should be noted that 
entitlement of an additional hotel use may adversely impact occupancy rates of hotels in the City. There are 
currently 14 sites in the City entitled for hotel use, of which one (1) is under construction and three (3) are close to 
breaking ground.

b. Whether the zoning proposal will adversely affect the existing use or usability of adjacent or nearby 
property.

Response: The master plan amendment to add a hotel use will complement the adjacent office and 
retail/restaurant uses and will not represent an over-abundance of hotel uses along the Old Milton Parkway 
corridor. However, it should be noted that entitlement of an additional hotel use may adversely impact occupancy 
rates of hotels in the City. There are currently 14 sites in the City entitled for hotel use, of which one (1) is under 
construction and three (3) are close to breaking ground.
 
c. Whether the zoning proposal will adversely affect the natural environment.

Response: The applicant’s site plan does not depict existing trees to be saved, except for the street trees along 
the Private Drive.

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

Response: Parkway 400 Master Plan Pod C is designated for office use. Comprehensive Plan Land Use 
Strategy 6.2 states, “Designate major entranceways to the city, (the interchanges along GA-400) for office use in 
order to preserve the corporate campus business environment.” The subject property is within 1/3-mile of the 
Georgia 400 interchange at Old Milton Parkway and the City has one of the lowest office vacancy rates in the 
Atlanta metro area at 9.30%. Therefore, it can be justified that the subject property remains a viable office parcel. 
However, the proposed hotel use would complement the surrounding Avalon and office development and there is 
not an over-abundance of hotel development along the Old Milton Parkway corridor.

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 will not result in a significant change to impacts on public facilities or 
services as compared to the current permitted use of office.



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 zoning proposal is not supported by new or changing conditions. Alpharetta has one of the 
lowest office vacancy rates in the Atlanta metro area at 9.30% and it can be justified that the subject property 
remains a viable office parcel. However, the proposed hotel use would complement the surrounding Avalon and 
office development and there is not an over-abundance of hotel development along the Old Milton Parkway 
corridor.

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: Not applicable.

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

Response: The property can be used for office use as envisioned in the Parkway 400 Master Plan. The subject 
property is within 1/3-mile of the Georgia 400 interchange at Old Milton Parkway. In addition, Alpharetta has one 
of the lowest office vacancy rates in the Atlanta metro area at 9.30%. Therefore, it can be justified that the subject 
property remains a viable office parcel. However, the proposed hotel use would complement the surrounding 
Avalon and office development and there is not an over-abundance of hotel development along the Old Milton 
Parkway corridor.

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

Response: The proposed hotel use is consistent with the Comprehensive Land Use Plan designation of the 
subject property, which is Corporate Campus Office.

VARIANCE REQUIREMENTS

The City of Alpharetta Unified Development Code Article IV, Section 4.5.3 outlines the criteria set forth for 
granting a variance.  The ordinance specifically states..."a variance may be granted in whole or in part, or with 
conditions, in such individual case of unnecessary hardship upon a finding that”:

(1) There are extraordinary and exceptional conditions pertaining to the particular piece of property in question 
because of its size, shape or topography; or

Response: There are no extraordinary or exceptional conditions pertaining to the subject property that justify 
the need for the applicant’s requested variances. The property is likely too small to accommodate the proposed 
development. However, the applicant has provided a hotel design publication that estimates parking needs based 
on number of rooms, occupancy rate, and number/percentage of people arriving by car. Using this formula yields 
a requirement for 74 parking spaces. While the proposed 113 parking spaces should provide sufficient parking for 
the proposed hotel, parking shortages may occur during times of maximum occupancy of the hotel. If the applicant’s 
request is approved, a zoning condition is recommended to address parking shortages.

(2)      The application of the Ordinance to this particular piece of property would create an unnecessary hardship; 
or

Response: Unified Development Code parking, setback, and impervious area requirements do not create a 
hardship for the applicant. The property is likely too small to accommodate the proposed development. However, 



additional parking could be provided off-site with a shared parking agreement and pervious pavers could be used 
to off-set the increase in impervious area.

(3) There are conditions that are peculiar to the property which adversely affect its reasonable use or usability as 
currently zoned; or

Response: Not applicable.

(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: If a parking shortage is identified, additional parking can be accommodated off-site through a 
shared parking agreement. In addition, pervious pavers are recommended to off-set the increase in impervious 
area.

CONCURRENCES

Staff has reviewed the applicant’s request and acknowledges that the hotel use will complement the surrounding 
Avalon and office developments. In addition, the Old Milton Parkway corridor does not currently have an over-
abundance of hotel development. However, Staff has concerns about adding another select-service hotel use to the 
Parkway 400 Master Plan given the number of existing hotels, entitled hotel sites, and hotels under construction or 
soon to break ground. In addition, there is an imbalance in the number of full-service versus limited- and select-
service hotels.

Generally, hotel/lodging resources define the three (3) hotel asset classes as follows:  A Limited-Service Hotel is a 
hotel without restaurant or banquet facilities, but may offer a range of amenities including a business center, a 
fitness room, a guest laundry facility, a market pantry, and indoor and/or outdoor pool and whirlpool, and small 
meeting rooms. A Select-Service Hotel offers the same amenities as a limited-service hotel together with a selection 
of the services and amenity characteristics of full-service hotel properties. Usually the select services include a 
restaurant and small meeting space(s). A Full-Service Hotel includes the provision of food and beverage services 
suitable for both guests and groups. Therefore, on-site restaurant, lounges and group meeting spaces with banquet 
facilities are the cornerstones of the full-service offering. In addition, selective amenities such as spas, elaborate 
banquet rooms, doormen, valet parking, extended room services, concierge services, and high-end restaurant and 
boutiques distinguish many full-service hotel properties.

Smith Travel Research (STR), a leader in data collection for the lodging industry, categorizes the hotel industry 
into six (6) segments known as ‘Chain Scales’:  Luxury, Upper-Upscale, Upscale, Upper Midscale (with food and 
beverage), Midscale (without food and beverage), and Economy. These chain scales are based on the actual system-
wide average room rates of the major chains.

As shown in the table below, there are currently 23 hotels operating in the City including one (1) full-service (318 
rooms), 15 limited-service (1,524 rooms), and seven (7) select-service hotels (923 rooms).

Existing Hotels in the City of Alpharetta
Name Location Rooms Type/Chain Scale
Atlanta Marriott Alpharetta 5750 Windward Pkwy 318 Full-Service/Upper Upscale
Comfort Inn 5455 Windward Pkwy W 65 Limited-Service/Upper Midscale
Courtyard by Marriott Alpharetta 12655 Deerfield Pkwy 154 Select-Service/Upscale
DoubleTree by Hilton Alpharetta 2925 Jordan Ct 79 Select-Service/Upscale
Embassy Suites Atlanta - Alpharetta 5955 North Point Pkwy 150 Select-Service/Upper Upscale
Extended Stay America Rock Mill Road 1950 Rock Mill Road 101 Limited-Service/Economy
Extended Stay America Northpoint East 3331 Old Milton Parkway 91 Limited-Service/Economy
Extended Stay America Northpoint West 3329 Old Milton Parkway 90 Limited-Service/Economy
Fairfield Inn & Suites Atlanta Alpharetta 11385 Haynes Bridge Road 87 Limited-Service/Upper Midscale



Hampton Inn - Alpharetta / Roswell 10740 Westside Way 106 Limited-Service/Upper Midscale
Hampton Inn & Suites Alpharetta 16785 Old Morris Road 103 Limited-Service/Upper Midscale
Hilton Garden Inn North/Alpharetta 4025 Windward Plaza 164 Select-Service/Upscale
Hilton Garden Inn North Point 10975 Georgia Lane 125 Select-Service/Upscale
Holiday Inn Express & Suites 12505 Innovation Way 124 Limited-Service/Upper Midscale
Homewood Suites by Hilton 10775 Davis Drive 112 Limited-Service/Upscale
Hyatt Place North Point Mall 7500 North Point Parkway 124 Select-Service/Upscale
Hyatt Place Windward Parkway 5595 Windward Parkway 127 Select-Service/Upscale
La Quinta Inn & Suites Alpharetta 1350 North Point Drive 131 Limited-Service/Midscale
Residence Inn North Point Mall 1325 North Point Drive 120 Limited-Service/Upscale
Residence Inn Windward 5465 Windward Parkway W 103 Limited-Service/Upscale
Staybridge Suites North Point 3980 North Point Parkway 118 Limited-Service/Upscale
TownePlace Suites by Marriott 7925 Westside Parkway 89 Limited-Service/Upper Midscale
Wingate by Wyndham Alpharetta 1005 Kingswood Place 84 Limited-Service/Midscale
TOTAL 2,765 1 FS,15 LS, 7 SS

Four (4) hotel projects consisting of 688 rooms are currently under construction or will begin land development 
activities in the near future, as shown in the table below. EVEN Hotel was recently approved within the Parkway 
400 Master Plan and is located less than ¼-mile from Avalon. Home2 Suites has a land disturbance permit and is 
nearing the beginning of land development activities. Home2 Suites is located approximately ½-mile from Avalon. 
The Avalon Hotel and Conference Center is currently under construction, less than ¼-mile from the subject 
property.

Entitled Hotel Properties – Under Construction/Land Disturbance Permit Review
Project Location Type/Chain Scale Rooms Status
Avalon – Marriott Autograph 
Collection Hotel & Alpharetta 
Conference Center

Avalon Phase 2 Full-Service/Upper 
Upscale

330 Under 
Construction

Aloft North Point Pkwy & Mansell Rd Select-Service/Upscale 120 LDP Pending
EVEN Hotel Parkway 400 Select-Service/Upscale 132 LDP Pending
Home2 Suites Webb Bridge Rd & Morris Rd Limited-Service/Upper 

Midscale
107 LDP Issued

TOTAL 1 FS, 1 LS, 2 SS 688

Staff has identified ten (10) sites that are currently entitled for hotel use in the City. The sites listed below could be 
developed with hotel use without a public hearing.

Entitled Hotel Properties - Undeveloped
Master Plan Location Acreage
Cousins Westside – Pod F Westside Pkwy & Encore Pkwy 21 acres
Preston Ridge – Pod A North Point Pkwy & Old Milton Pkwy 2 acres
Preston Ridge – Pod G Morris Rd & Webb Bridge Rd 12 acres
Preston Ridge – Pod H    Webb Bridge Rd & Morris Rd 13 acres
Preston Ridge – Pod N North Point Pkwy & Old Milton Pkwy 6 acres
Metropolitan Life (Peridot) Haynes Bridge Rd & Lakeview Pkwy 8 acres
Northwinds – Pod A Haynes Bridge Rd & GA 400 12 acres
Windward Mill North Point Pkwy & Windward Pkwy 5 acres
Brookside – Pod A & B Brookside Pkwy 5 acres
Windward – Pod 15A Windward Pkwy & Marconi Dr 11 acres

When the new hotel supply expected over the next year is added to the existing hotel inventory, the City will have 
an estimated 1,631 limit-service hotel rooms, 1,175 select-service hotel rooms, and 648 full-service hotel rooms. 
Full-service hotel rooms will represent just under 19% of all hotel rooms in the City. In addition, there are currently 
ten (10) sites entitled for hotel use including five (5) sites within a ¾-mile radius of Avalon.



The subject parcel is located within a 1/3-mile of the interchange at Georgia 400 and Old Milton Parkway. In 
addition, Alpharetta has one of the lowest office vacancy rates in the Atlanta metro area at 9.30%. Demand for 
office, especially in North Fulton, continues to grow. As parcels zoned for office uses are developed or rezoned for 
other uses, the result will be less opportunity for growth once the office market picks up. Therefore, it can be 
justified that the subject property remains a viable office parcel. In addition, one hotel has already been approved 
for the Parkway 400 Master Plan and most master plans of this size have only one entitled hotel.

If the applicant’s request is approved, conditions are recommended that enhance the site’s landscape and hardscape 
design and address potential parking shortages. Also, special attention should be given to the building architecture 
and materials in order to create a building that contributes to the sense of place in the Parkway 400 Master Plan and 
Old Milton Parkway corridor.

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.
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SUMMARY OF FINDINGS 

Proposed Courtyard by Marriott 
Parkway 400 Alpharetta 
AMBERPARK DRIVE 
ALPHARETTA, GEORGIA 

 
 
 
 
 
 
 
 
 
 
SUBMITTED TO:PR OPOSED 

Mr. Steven C Smith 
Hotel Development Partners 
3414 Peachtree Road Northeast, Suite 1075 
Atlanta, Georgia, 30326 
 
+1 (404) 842-1422 

PREPARED BY: 

HVS Consulting & Valuation 
Division of Hospitality Property Tax, LLC 
400 Trade Center, Suite 5900 
Woburn, MA 01801 
 
+1 (617) 424-8912  

 

September-2016



 

 

September 7, 2016 
 
Mr. Steven C Smith 
Hotel Development Partners 
3414 Peachtree Road Northeast, Suite 1075 
Atlanta, Georgia, 30326 

 
Re: Proposed Courtyard by Marriott Parkway 400 Alpharetta 
 Alpharetta, Georgia 
 HVS Reference:  2016021117 

 
Dear Mr. Smith: 
Pursuant to your request, we herewith submit our summary of findings pertaining 
to the above-captioned property. We have inspected the real estate and analyzed 
the hotel market conditions in the Alpharetta area. We have studied the proposed 
project, and the summary results of our fieldwork and analysis are presented in 
this document. Our report was prepared in accordance with the Uniform 
Standards of Professional Practice (USPAP), as provided by the Appraisal 
Foundation. 
We hereby certify that we have no undisclosed interest in the property, and our 
employment and compensation are not contingent upon our findings. This study is 
subject to the comments made throughout this report and to all assumptions and 
limiting conditions set forth herein. 

Sincerely,  
Hospitality Property Tax, LLC 
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1. Executive Summary 

The subject of the study is a 82,590-square-foot (1.90-acre) parcel to be improved 
with a select-service lodging facility; the hotel will be affiliated with the Courtyard 
by Marriott brand. The property, which is expected to open on April 1, 2018, will 
feature 115 rooms, a restaurant and lounge, an indoor pool, a fitness room, a 
business center a market pantry, a guest laundry room, and an outdoor patio and 
fire pit.an indoor pool, a fitness room, a business center a market pantry, a guest 
laundry room, and an outdoor patio and fire pit.. The hotel will also contain all 
necessary back-of-the-house space.  
The proposed subject property will be located within walking-distance to the 
Avalon mixed-use development and Conference Center that is currently under 
construction, and will be the second Courtyard by Marriott in Alpharetta. The 
hotel's strong brand, coupled with a premier location a growing neighborhood, 
will allow it to become a foremost choice for business travelers. Moreover, the 
subject site is in the center of the primary developments that have been recently 
completed, are under construction, or are planned in Alpharetta. The subject site’s 
location is Amberpark Drive, Alpharetta, Georgia, 30009. 

• Market-wide occupancy levels for the upper-midscale, upscale, and upper-
upscale hotels that are classified as limited-service, select-service, full-
service, and extended-stay in Alpharetta are forecast to stabilize in the low 
70s, which is roughly 5% above the 10-year average for the city 

• The existing unaccommodated demand, ongoing office development, and 
new demand induced by the conference center are expected to support the 
anticipated occupancy levels 

• The proposed subject Courtyard by Marriott should work in concert with 
the Proposed Marriott Autograph Collection hotel and the Alpharetta 
Conference Center in enticing larger and more varied groups to the market. 

• The extend-stay segment is a strong segment in Alpharetta, with above-
market occupancy and average rate levels, and should realize modest 
demand growth over the next several years, concurrent with the strong 
population growth in, as well as corporate relcations to, Alpharetta, which 
is expected to support the opening of the extended-stay Home2 Suites by 
Hilton. 

Subject of the 
Study 

Report Highlights 
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SITE PLAN 

 

VIEW OF SUBJECT SITE 
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AERIAL PHOTOGRAPH 

 

We have assumed that all utilities will be available to the site and that no hazards 
are present that will impede its development. We assume that the certificate of 
occupancy will be issued on or before this date for the entirety of the 
improvements.  
The developer of the proposed subject hotel is Hotel Development Partners, which 
is based in Atlanta, Georgia. The subject site is now under contract for purchase by 
Hotel Development Partners for a reported price of $1,350,000; the site was 
originally listed for sale for $1,615,000 by Bullock Mannelly Partners, Inc. 
Whileaway Holdings LLC has owned the site since 2005 when it purchased the 
parcel from AFP Strategies LLC for a reported price of $875,000. 
The proposed subject hotel will be managed by Hotel Equities. Details pertaining 
to management terms were not yet determined at the time of this report; 
therefore, our forecast represent fees deducted at rates consistent with current 
market standards. We have assumed a market-appropriate base management fee 
of 3.0% of total revenues in our study. 
The proposed subject hotel will operate under a franchise agreement with 
Marriott Hotels & Resorts as a Courtyard by Marriott; the terms of this agreement 
had yet to be determined at the time of this appraisal. Reservations fees will also 
be due and are included in the rooms expense line item of our forecast. 

Ownership, Franchise, 
and Management  
Assumptions 
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Alpharetta is located in Fulton and Forsyth Counties, less than 25 miles north of 
Atlanta, Georgia. Alpharetta offers upscale shopping centers, exceptional dining, 
and a dynamic art scene; the area also benefits from its proximity to the mountains 
of Northwest Georgia and Downtown Atlanta. In 2015, the City of Alpharetta 
completed a master plan, which received the Outstanding Planning Document 
Award from the Georgia Planning Association, to improve its Downtown area and 
increase connectivity between Downtown the other major developments in 
Alpharetta. The plan suggests adding new bicycle/pedestrian paths, adding a 
structured parking deck, improving the streetscape, and bringing more retailers, 
restaurants, and multi-family housing to Downtown. All of these improvements 
are expected to enhance Alpharetta’s ability to attract millennials to the city. 
Overall, the Downtown plan is expected to work in concert with, and not compete 
against, the nearby Avalon development.  
Locally, the unemployment rate was 4.3(r)% in 2015; for this same area in 2016, 
the most recent month’s unemployment rate was registered at 4.3%, versus 4.8% 
for the same month in 2015. 
The following bullet points highlight major demand generators for this market: 
• Established in 1946, Northside Hospital-Forsyth was the first hospital in 

Forsyth County; today, nearly 300 physicians and 1,000 additional healthcare 
specialists are on staff. In 2011, approximately $50 million in improvements 
were made to the campus, and in January 2014, the hospital opened a Level III 
Neonatal Intensive Care Unit. Northside also operates a 140-acre campus in 
Alpharetta. In addition to these area healthcare providers, Alpharetta is home 
to McKesson Technology Solutions, a branch of McKesson Corporation that 
provides software, automation, connectivity, services and consulting for 
medical entities. Halyard Health, a medical technology spinoff of Kimberly 
Clark, completed construction in January 2015 on its new 174,000-square-foot 
headquarters in Alpharetta. In April 2016, Halyard acquired CORPAK 
MedSystems, a company that develops, manufactures, and markets internal 
access devices, for $174 million. 

• The technology industry is important within this region. In August 2013, AT&T 
opened a 5,000-square-foot research facility to test and develop innovations in 
digital automotive communications, and in November 2015, AT&T launched its 
ultra-fast GigaPower Internet service in Alpharetta. Fiserv, a financial software 
firm, relocated to Alpharetta in 2014; the company plans to hire an additional 
500 employees. HealthPort Technologies is also planning to add up to 200 
employers over the next several years. This healthcare IT company leased an 
additional 26,000 square feet at the Parkview One office building in 2015. To 

Overview of Local Area 
Economy 



 

September-2016 Executive Summary 
 Proposed Courtyard by Marriott Parkway 400 Alpharetta – Alpharetta, Georgia 5 

 

take advantage of these locally based headquarters, Gwinnett Technical 
College opened a new $19.3-million North Fulton/Alpharetta campus in 2016. 

• Headquartered in nearby Sandy Springs, United Parcel Service, Inc. (UPS) 
delivers 15 million packages each day to approximately 6.1 million customers 
in 220 countries and territories around the world. Its primary business is the 
time-definite delivery of packages and documents worldwide, which it 
operates in three segments: U.S. domestic package operations, international 
package operations, and supply & freight operations. UPS employs 435,000 
workers worldwide and comprises a delivery fleet of 99,892 vehicles. In 2014, 
the company reported a delivery volume of more than 4.6 billion packages and 
total revenues of $54,400,000. UPS was ranked 47th on Fortune magazine's 
Fortune 500 list for 2015. 

The Alpharetta economy has enjoyed strengthening and economic expansion in 
recent years, which stems directly from the diversity of key drivers and industries. 
Technology-related commerce continues to be an important economic driver, as 
companies such as Hewlett-Packard, Verizon Wireless, ADP Inc., and McKesson 
Corporation maintain a strong presence in the market. Additionally, in 2013, EY 
(formerly Ernst & Young) announced an $8.5-million project that will create a 
Global IT Center and add 400 jobs by 2018. The ongoing development of the 
Avalon mixed-use project should help bolster growth in the retail sector, as well as 
support additional corporations in the marker. Moreover, LG Air Conditioning 
Systems opened its new 40,000-square-foot headquarters office in Alpharetta in 
December 2015. Alpharetta's location in the heart of the largest fiber-linked 
network in the United States and proximate to the world's busiest airport makes 
the area ideal for companies on the forefront of the modern economy. 
Trends in occupied office space are typically among the most reliable indicators of 
lodging demand, as firms that occupy office space often exhibit a strong propensity 
to attract commercial visitors. Thus, trends that cause changes in vacancy rates or 
occupied office space may have a proportional impact on commercial lodging 
demand and a less direct effect on meeting demand. The following table details 
office space statistics for Class A office space for the pertinent market area. 
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FIGURE 1-1 OFFICE SPACE STATISTICS – MARKET OVERVIEW 

Submarket

1 Central Perimeter 19,670,238 2,306,382 (223,714) 957,000 11.7 % $27.67
2 Buckhead 16,418,581 2,038,207 (18,321) 682,858 12.4 32.99
3 Midtown Atlanta 15,688,573 2,016,759 306,264 704,465 12.9 28.92
4 North Fulton 14,411,418 1,666,369 129,655 357,575 11.6 23.69
5 Cumberland/Galleria 13,234,611 2,032,127 229,687 1,054,906 15.4 25.66
6 Downtown Atlanta 13,715,523 2,800,396 (177,258) 0 20.4 23.53
7 Northeast Atlanta 6,872,527 1,385,602 130,574 60,000 20.2 20.93

Totals and Averages 100,011,471 14,245,842 376,887 3,816,804 14.2 % $26.94

Inventory
Total Vacancy SF

Vacancy 
Rate

Average Asking 
Lease RateSquare Feet

Source: CoStar Office Marker Report, 2nd Quarter, 2016, Class A

Under 
Construction 

SF
YTD Net 

Absorption SF

 

The greater Atlanta market comprises a total of 100.0 million square feet of Class A 
office space. For the 2nd Quarter of 2016, the market reported a vacancy rate of 
14.2% and an average asking rent of $26.94. The subject property is located in the 
North Fulton submarket, which houses 14,411,418 square feet of office space. The 
North Fulton submarket comprises the fourth-largest amount of available office 
space, but the lowest vacancy rate in the Atlanta market. This submarket also 
features one of the lowest average asking lease rates in Atlanta. However, the 
average asking lease rate in the North Fulton market is expected to increase in the 
coming years, as is has to a lesser extent over the past few years, with several 
recently completed, under construction, and planned office developments in the 
market.  
In January 2013, North American Properties broke ground on its Avalon mixed-use 
project, which will reportedly contain a total of 750,000 square feet of office space 
once fully developed. The first phase of the project was completed in September 
2014 and included the opening of 106,000 square feet of office space, which is 
reportedly 100% leased at average asking lease rates of $32.50. Phase II of the 
development is currently underway and will add an additional 550,000 square feet 
of office space. The first of the new office buildings, 8000 Avalon, is slated to open 
in the second quarter of 2017, bringing 225,000 square feet of office space into the 
market. Microsoft has signed a 43,000 at 8000 Avalon, and the building is 
currently being offered rates of $37.50 per square foot.  
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Directly south of the Avalon, Greenstone Properties is planning their Parkway 400 
office development. The project is expected to contain a total of 720,000 square 
feet in four buildings, including a 100,000-square-foot boutique office building. 
The Parkway 400 is also expected to include a café, fitness facility, covered 
parking, and conference facility. Moreover, the TPA Group is reportedly creating a 
24-acre campus that will feature two 100,000-square-foot office buildings and a 
5,000-square-foot clubhouse. The $40-million project, known is The Edison, will 
reportedly target Alpharetta’s growing tech industry. Pope and Land also, 
reportedly, has 1,200,000 square feet of fully entitled office space directly south of 
Parkway 400 in its NorthWinds development. 
The additional Class A office space will be a welcome addition to the North Fulton 
market that realized several significant relocations in 2015 from, among others, 
Fiserv and Halyard Health, which totaled nearly 600,000 square feet. According to 
CoStar, there are currently only five available blocks of office space that can 
accommodate a user over 100,000 square feet. 
Fuqua Development is also planning a mixed-use development with a significant 
office component in Alpharetta. Spanning 62-acres, the development is expected to 
include 78,800 square feet of retail, 36,900 square feet of restaurant, single- and 
multi-family housing, 500,500 square feet of office space, and 17-acres of 
greenspace. 
However, when compared to the other top office markets in Atlanta, the North 
Fulton office market is currently underserved in its availability of full- and select-
service hotel room to accommodate occupied office space, with reportedly less 
than one-third the amount of available hotel rooms per-square-foot than the 
Buckhead and Perimeter submarkets. The competing office submarkets also 
feature more office projects that are under construction. In Alpharetta, the bulk of 
the office space that has been recently delivered or is planned is located along Old 
Milton Parkway, which is currently void of a hotel component west of State Route 
400. Quality lodging options and proximity to restaurants are two components 
companies look for when moving to a new location. As such, new hotel 
developments along the Old Milton Parkway corridor should contribute to the 
success of the area’s ongoing office developments.  
This area is served by Hartsfield-Jackson Atlanta International Airport. Air traffic 
registered 84,846,639 passengers in 2006; by 2015, this level had changed to 
101,491,106. The change in passenger traffic between 2014 and 2015 was 5.5%; 
moreover, a rate of change of 4.5% was registered in the year-to-date period for 
2016 when compared with the same period for 2015. 
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The market benefits from a variety of tourist and leisure attractions in the area. 
The peak season for tourism in this area is from May through August. During other 
times of the year, weekend demand comprises travelers passing through en route 
to other destinations, people visiting friends or relatives, groups attending sports 
related tournaments, and other similar weekend demand generators. Primary 
attractions in the area include the following: 
• Georgia Aquarium is the world's largest aquarium, with more than 100,000 

animals and over eight million gallons of fresh and marine water. The 
aquarium was built on a 20-acre site in Atlanta. Two whale sharks, the larger 
measuring over 15 feet long, are among the main attractions of the Ocean 
Voyager exhibit. The aquarium reopened in April 2011 following a $110-
million expansion, including an 84,000-square-foot dolphin exhibit. The 
exhibit "Sea Monsters Revealed: Aquatic Bodies" opened in September 2013, 
while in March 2016, a new $40-million sea lion exhibit opened. 

• Historic Downtown Alpharetta Square, located at the intersection of Milton 
and Main Streets, features antiques, gifts, flowers, dining, and a glimpse into 
some of Alpharetta's past. The City of Alpharetta has invested $31 million in 
reorganizing the downtown space. The new City Hall building opened in 2015 
with a town square and additional parking set back from South Main Street. 

• The Verizon Wireless Amphitheatre at Encore Park, which opened in May 
2008, is an outdoor venue with a 12,000-person capacity. The amphitheatre is 
the summer home of the Grammy award-winning Atlanta Symphony Orchestra 
and has hosted major performances by the Dave Matthews Band, the Eagles, 
and Tom Petty. 

• The Cooler, Alpharetta's premier venue for ice skating and organized hockey 
leagues, includes two ice arenas for figure skating/ice hockey and one roller 
arena with professional sport flooring for roller hockey. Each arena has 
bleacher capacities ranging from 800 to 2,000 plastic-covered seats. 

The Alpharetta market is experiencing a period of economic strength and 
expansion, led by numerous companies, including those in the professional and 
business services and the healthcare sector. The significant presence of several 
Fortune 500 companies supplies consistent economic benefits to the market. 
Furthermore, recent projects in the submarket, such as the Avalon mixed-use 
development, as well as the established infrastructure with commercial, retail, and 
residential developments already in place, bode well for this submarket. As such, 
the market outlook is favorable. 
The subject property is located in the greater Atlanta lodging market. This greater 
lodging market spans nearly 825 open and operating lodging facilities totaling 
more than 95,000 guestrooms. Within this greater market, the direct submarket 

Overview of Local Area 
Lodging Market Trends 
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that encompasses the proposed subject hotel is known as Alpharetta. The 
proposed subject hotel is expected to compete with five hotels on a primary level 
based on location, service level, price point, and brand affiliation. We have 
considered an additional eight hotels as future secondary competitors given 
differences in previously noted criteria. 
STR is an independent research firm that compiles and publishes data on the 
lodging industry, and this information is routinely used by typical hotel buyers. 
HVS has ordered and analyzed an STR Trend Report of historical supply and 
demand data for this competitive set.  



 

September-2016 Executive Summary 
 Proposed Courtyard by Marriott Parkway 400 Alpharetta – Alpharetta, Georgia 10 

 

FIGURE 1-2 HISTORICAL SUPPLY AND DEMAND TRENDS (STR) 

Year
Average Daily 
Room Count

Available Room 
Nights Change

Occupied Room 
Nights Change Occupancy

Average 
Rate Change RevPAR Change

2004 2,355 859,464 — 541,814 — 63.0 % $84.04 — $52.98 — 
2005 2,329 850,095 (1.1) % 554,983 2.4 % 65.3 91.71 9.1 % 59.87 13.0 %
2006 2,355 859,575 1.1 566,383 2.1 65.9 100.43 9.5 66.17 10.5
2007 2,355 859,575 0.0 549,881 (2.9) 64.0 111.17 10.7 71.12 7.5
2008 2,355 859,575 0.0 533,797 (2.9) 62.1 112.53 1.2 69.88 (1.7)
2009 2,355 859,575 0.0 504,594 (5.5) 58.7 93.46 (16.9) 54.86 (21.5)
2010 2,355 859,575 0.0 571,363 13.2 66.5 87.13 (6.8) 57.91 5.6
2011 2,354 859,391 (0.0) 590,229 3.3 68.7 92.87 6.6 63.79 10.1
2012 2,354 859,210 (0.0) 596,174 1.0 69.4 97.84 5.4 67.89 6.4
2013 2,354 859,210 0.0 631,240 5.9 73.5 104.81 7.1 77.00 13.4
2014 2,352 858,658 (0.1) 631,303 0.0 73.5 115.24 10.0 84.73 10.0
2015 2,351 858,115 (0.1) 642,907 1.8 74.9 125.48 8.9 94.01 11.0

Year-to-Date Through July
2015 2,351 498,412 — 382,947 — 76.8 % $125.27 — $96.25 — 
2016 2,351 498,320 (0.0) % 381,596 (0.4) % 76.6 135.06 7.8 % 103.43 7.5 %

Hotels Included in Sample

Residence Inn Atlanta Alpharetta Windward 103 Apr 1990 Apr 1990
Fairfield Inn & Suites Atlanta Alpharetta 86 May 1995 May 1995
Hyatt Place Atlanta Alpharetta North Point Mall 124 Jan 2008 Aug 1995
Hampton Inn Alpharetta Roswell 106 Aug 2002 Jun 1996
TownePlace Suites Atlanta Alpharetta 88 Oct 1997 Oct 1997
Hyatt Place Atlanta Alpharetta Windward Parkway 127 Apr 2007 Jan 1998
Hilton Garden Inn Atlanta North Alpharetta 164 Mar 1998 Mar 1998
Homewood Suites Atlanta Alpharetta 112 May 1998 May 1998
Staybridge Suites Alpharetta North Point 118 Dec 1998 Dec 1998
Hampton Inn Suites Alpharetta Windward 103 Feb 1999 Feb 1999
Holiday Inn Express Alpharetta Windward Parkway 124 Feb 2014 Feb 1999
Springhill Suites Atlanta Alpharetta 82 Mar 1999 Mar 1999
Residence Inn Atlanta Alpharetta North Point Mall 120 May 1999 May 1999
Holiday Inn Express Alpharetta Roswell 67 Feb 2010 May 1999
Courtyard Atlanta Alpharetta 154 Jan 2000 Jan 2000
Marriott Atlanta Alpharetta 318 Jan 2000 Jan 2000
Doubletree Atlanta Alpharetta Windward 79 May 2005 May 2000
Hilton Garden Inn Atlanta Northpoint 125 Mar 2001 Mar 2001
Embassy Suites Atlanta Alpharetta 150 May 2001 May 2001

Total 2,350

Source: STR

Year
Opened

Number Year
of Rooms Affiliated
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MAP OF COMPETITION 
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Strong occupancy and average rate levels caused RevPAR to first peak at over $71 
in 2007, before declining to a low point of roughly $55 by year-end 2009 because 
of the recession. A rapid recovery began in 2010 that extended through year-end 
2015; as illustrated, the 2007 peak in RevPAR was exceeded in 2013. Primary 
factors contributing to this period of strengthening included several corporations 
opening offices in Alpharetta during that time, including Fiserv, LG Air 
Conditioning, and Haylard Health, as well as a lack of new supply and opening of 
the Avalon mixed-use development. 
Year-to-date data illustrate stable occupancy levels, but nearly a $10.00 gain in 
average rate. RevPAR reached its high point in summer 2015. The outlook for the 
remaining months of 2016 is strong due to the historically high demand levels, 
strong local economy, and the continued development of the Avalon 
The following table illustrates the historical occupancy and average levels for 
selected hotels in the market. 
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FIGURE 1-3 PRIMARY COMPETITORS – OPERATING PERFORMANCE 

Est. Segmentation  Estimated 2014 Estimated 2015
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CountProperty Occ. RevPAR RevPAR

Occupancy 
Penetration

Yield 
Penetration

Courtyard by Marriott Atlanta 
Alpharetta 154 75 % 15 % 10 % 0 % 154 65 - 70 % $115 - $120 $75 - $80 154 70 - 75 % $120 - $125 $85 - $90 90 - 95 % 90 - 95 %

Hilton Garden Inn Atlanta North 
Alpharetta 164 75 15 10 0 164 75 - 80 115 - 120 85 - 90 164 75 - 80 125 - 130 100 - 105 100 - 110 100 - 110

Hilton Garden Inn Atlanta 
Northpoint 125 75 15 10 0 125 70 - 75 115 - 120 80 - 85 125 70 - 75 125 - 130 90 - 95 95 - 100 100 - 110

DoubleTree by Hilton Windward 79 70 15 15 0 79 65 - 70 110 - 115 70 - 75 79 70 - 75 120 - 125 90 - 95 95 - 100 95 - 100

Embassy Suites Atlanta Alpharetta 150 70 20 10 0 150 80 - 85 125 - 130 105 - 110 150 85 - 90 130 - 140 115 - 120 110 - 120 120 - 130

Sub-Totals/Averages 672 73 % 16 % 11 % 0 % 672 74.2 % $118.72 $88.08 672 77.1 % $128.39 $99.04 102.7 % 105.7 %

Secondary Competitors 1,679 59 % 16 % 14 % 11 % 1,002 73.2 % $111.80 $81.88 1,001 73.7 % $122.19 $90.11 98.2 % 96.2 %

Totals/Averages 2,351 65 % 16 % 13 % 7 % 1,674 73.6 % $114.60 $84.37 1,673 75.1 % $124.75 $93.69 100.0 % 100.0 %

* Specific occupancy and average rate data was utilized in our analysis, but is presented in ranges in the above table for the purposes of confidentiality.
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FIGURE 1-4 SECONDARY COMPETITOR(S) – OPERATING PERFORMANCE 

Est. Segmentation  Estimated 2014 Estimated 2015

Weighted 
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Weighted 
Annual 
Room 
Count
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Property
Number of 

Rooms  Occ. Average Rate RevPAR Occ. Average Rate RevPAR

SpringHill Suites by Marriott 
Alpharetta

82 75 % 15 % 10 % 0 % 75 % 62 75 - 80 % $100 - $105 $75 - $80 62 65 - 70 % $110 - $115 $75 - $80

Hyatt Place Alpharetta 
Windward Parkway 127 70 15 15 0 75 95 80 - 85 95 - 100 80 - 85 95 80 - 85 105 - 110 90 - 95

Hyatt Place Atlanta Alpharetta 
North Point Mall

124 65 15 20 0 75 93 65 - 70 100 - 105 70 - 75 93 65 - 70 115 - 120 75 - 80

Fairfield Inn & Suites Atlanta 
Alpharetta

87 70 15 15 0 75 65 70 - 75 100 - 105 70 - 75 65 65 - 70 105 - 110 70 - 75

Hampton Inn & Suites 
Alpharetta

103 70 15 15 0 75 77 65 - 70 100 - 105 70 - 75 77 70 - 75 110 - 115 80 - 85

Holiday Inn Express & Suites 
Alpharetta-Windward Parkway 124 65 15 20 0 75 93 60 - 65 100 - 105 60 - 65 93 70 - 75 110 - 115 80 - 85

Residence Inn by Marriott 
Alpharetta

120 40 10 15 35 50 60 80 - 85 100 - 105 85 - 90 60 75 - 80 115 - 120 90 - 95

Residence Inn by Marriott 
Atlanta Alpharetta Windward

103 40 10 15 35 50 52 75 - 80 125 - 130 100 - 105 52 75 - 80 140 - 150 110 - 115

Hampton Inn Alpharetta 
Roswell 106 70 20 10 0 50 53 70 - 75 100 - 105 70 - 75 53 70 - 75 115 - 120 80 - 85

Holiday Inn Express Alpharetta 
Roswell 67 70 20 10 0 50 34 60 - 65 100 - 105 60 - 65 34 60 - 65 110 - 115 70 - 75

Marriott Alpharetta 318 60 30 10 0 50 159 70 - 75 160 - 170 115 - 120 159 70 - 75 160 - 170 120 - 125

Homewood Suites by Hilton 
Alpharetta

112 40 5 15 40 50 56 70 - 75 110 - 115 80 - 85 56 70 - 75 120 - 125 90 - 95

Staybridge Suites Alpharetta 118 35 5 15 45 50 59 80 - 85 95 - 100 75 - 80 59 80 - 85 105 - 110 85 - 90

TownePlace Suites by Marriott 
Alpharetta

88 40 5 15 40 50 45 75 - 80 80 - 85 65 - 70 44 70 - 75 95 - 100 65 - 70

   Totals/Averages 1,679 59 % 16 % 14 % 11 % 60 % 1,002 73.2 % $111.80 $81.88 1,001 73.7 % $122.19 $90.11

* Specific occupancy and average rate data was utilized in our analysis, but is presented in ranges in the above table for the purposes of confidentiality.
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Our survey of the primarily competitive hotels in the local market shows a range of 
lodging types and facilities. Each primary competitor was inspected and evaluated.  
According to the City of Alpharetta and College Park Planning Offices, and our 
research and inspection (as applicable), new supply expected to be competitive 
within the proposed subject hotel's competitive submarket is outlined in the 
following table.  

FIGURE 1-5 NEW SUPPLY 

Total

Proposed Property
Number 

of Rooms  
Competitive 

Level
Estimated Opening 

Date   Developer Development Stage

Proposed Courtyard by Marriott 115 100 % 115 April 1, 2018 Hotel Development Partners Early Development
Proposed EVEN Hotel 132 100 132 January 1, 2018 Greenstone Properties Inc. Construction to Begin Soon
Proposed Aloft 120 75 90 January 1, 2018 PeachState Hospitality Construction to Begin Soon
Proposed Home2 Suites by Hilton 107 50 54 January 1, 2018 Ram Hospitality Construction to Begin Soon
Marriott Autograph Collection 330 40 132 January 1, 2018 Stormont Hospitality Under Construction

   Totals/Averages 804 523

Weighted 
Room 
Count

 

Market segmentation is a useful procedure because individual classifications often 
exhibit unique characteristics in terms of growth potential, seasonality of demand, 
average length of stay, double occupancy, facility requirements, price sensitivity, 
and so forth. By quantifying the room-night demand by market segment and 
analyzing the characteristics of each segment, the demand for transient 
accommodations can be projected. 
FIGURE 1-6 ACCOMMODATED ROOM-NIGHT DEMAND 

Marketwide

Market Segment

Commercial 297,478 65 %
Meeting and Group 72,559 16
Leisure 58,779 13
Extended-Stay 29,891 7

Total 458,706 100 %

Accommodated 
Demand

Percentage 
of Total

 

Various types of economic and demographic data were then evaluated to 
determine their propensity to reflect changes in hotel demand. Based on this 
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procedure, we forecast the following average annual compounded market-
segment growth rates. 

FIGURE 1-7 AVERAGE ANNUAL COMPOUNDED MARKET SEGMENT GROWTH RATES 

Annual Growth Rate
Market Segment

Commercial 0.5 % 1.0 % 10.0 % 1.0 % 0.5 % 0.0 %
Meeting and Group 0.0 0.5 7.0 0.5 0.0 0.0
Leisure 0.0 0.5 3.0 0.5 0.0 0.0
Extended-Stay 0.0 0.5 2.5 0.5 0.0 0.0

Base Demand Growth 0.3 % 0.8 % 8.2 % 0.8 % 0.3 % 0.0 %

2019 202120202016 2017 2018

 

Latent demand reflects potential room-night demand that has not been realized by 
the existing competitive supply, further classified as either unaccommodated 
demand or induced demand. 
Unaccommodated demand refers to individuals who are unable to secure 
accommodations in the market because all the local hotels are filled. These 
travelers must defer their trips, settle for less desirable accommodations, or stay 
in properties located outside the market area. Because this demand did not yield 
occupied room nights, it is not included in the estimate of historical 
accommodated-room-night demand. If additional lodging facilities are expected to 
enter the market, it is reasonable to assume that these guests will be able to secure 
hotel rooms in the future, and it is therefore necessary to quantify this demand.  
Unaccommodated demand is further indicated if the market is at all seasonal, with 
distinct high and low seasons; such seasonality indicates that although year-end 
occupancy may not average in excess of 70%, the market may sell out certain 
nights during the year. To evaluate the incidence of unaccommodated demand in 
the market, we have reviewed the average occupancy by the night of the week for 
the past twelve months for the competitive set, as reflected in the STR data. This is 
set forth in the following table. 

Unaccommodated 
Demand 
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FIGURE 1-8 OCCUPANCY BY NIGHT OF THE WEEK 

Month Sunday Monday Tuesday Wednesday Thursday Friday Saturday Total Month

Jul - 15 65.6 % 94.3 % 98.8 % 87.9 % 81.1 % 89.0 % 91.6 % 86.8 %
Aug - 15 54.2 92.3 98.6 94.8 72.8 66.8 75.9 78.8
Sep - 15 60.7 78.6 91.0 90.6 67.9 69.3 78.6 77.6
Oct - 15 57.1 91.9 97.5 96.4 73.4 72.2 79.1 80.5
Nov - 15 46.8 76.3 78.0 81.1 72.1 65.3 64.2 68.6
Dec - 15 42.0 62.1 67.4 66.3 59.9 52.9 60.5 59.3
Jan - 16 45.8 76.7 87.3 87.6 63.6 52.5 54.2 65.3
Feb - 16 49.1 85.5 93.7 92.6 65.3 59.6 66.8 73.6
Mar - 16 49.8 88.0 95.2 90.9 64.7 70.9 72.9 76.8
Apr - 16 58.9 89.5 95.0 94.2 70.0 79.9 85.2 81.9
May - 16 55.7 77.4 89.4 92.4 66.6 79.1 89.4 78.1
Jun - 16 54.2 91.9 97.5 89.3 74.0 79.4 84.8 81.6

Average 53.1 % 83.6 % 90.4 % 88.3 % 69.4 % 70.1 % 75.2 % 75.7 %

Source: STR  

Our interviews with market participants found that the market generally sells out 
on Tuesday and Wednesday nights throughout the year, as well as weekends 
during peak travel season. Special events, such as concerts at the Verizon Wireless 
Amphitheatre, regularly sell out competitive hotels. A portion of this demand, 
which is currently turned away, should return to the market concurrent with the 
supply increase. The following table presents our estimate of unaccommodated 
demand in the subject market. 
FIGURE 1-9 UNACCOMMODATED DEMAND ESTIMATE 

Market Segment

Commercial 297,478 11.9 % 35,252
Meeting and Group 72,559 4.8 3,452
Leisure 58,779 1.7 990
Extended-Stay 29,891 2.6 770

Total 458,706               8.8 % 40,464              

Accommodated Room 
Night Demand

Unaccommodated 
Demand Percentage

Unaccommodated 
Room Night Demand

 

Accordingly, we have forecast unaccommodated demand equivalent to 8.3% of the 
base-year demand, resulting from our analysis of monthly and weekly peak 
demand and sell-out trends. 



 

September-2016 Executive Summary 
 Proposed Courtyard by Marriott Parkway 400 Alpharetta – Alpharetta, Georgia 18 

 

Induced demand represents the additional room nights that are expected to be 
attracted to the market following the introduction of a new demand generator. 
Situations that can result in induced demand include the opening of a new 
manufacturing plant, the expansion of a convention center, or the addition of a 
new hotel with a distinct chain affiliation or unique facilities. The following table 
summarizes our estimate of induced demand.   

FIGURE 1-10 INDUCED DEMAND CALCULATION 

Market Segment

Meeting and Group 20,400 22,800 24,000 24,000

Total 20,400 22,800 24,000 24,000

2019 202120202018

 

The opening of the new Alpharetta Conference Center at the Avalon should induce 
considerable demand into this market. The center is expected to include a 12,500-
square foot exhibition hall, a 10,000-square-foot ballroom, six meeting rooms, a 
boardroom, a reception area, pre-function space, and outdoor venues, spanning a 
total of 65,000 square feet. Additionally, the  exhibition hall and ballroom can be 
combined to form a single 22,5000-square-foot room, which is more than three 
times larger than the largest meeting room at the Marriott Alpharetta. The 
combined exhibition hall and ballroom is also larger than any single meeting room 
in the Buckhead or Perimeter markets. Upon completion, the conference center 
should draw new groups to this market, as these groups with planned meetings 
would have likely chosen an alternate destination if it were not for the availability 
of the new facility. The available meeting space component should also help entice 
corporations to the areas office space.  
The demand for the conference center will largely be accommodated by the 
adjoining Marriott Autograph Collection hotel; however, strong-branded and well-
know overflow hotels will be needed to service the conference center. Also, the 
Marriott Autograph Collection will be a four-star hotel and is expected to be the 
rate leader in the market by a considerable margin. Many price-sensitive attendees 
to meetings and events held at the conference center would opt for a less 
expensive lodging option that, preferably, is within walking distance to the 
conference center. In our opinion, having an overflow hotel with the same parent 
brand as the proposed Marriott Autograph Collection would be a positive influence 
on the convention center and improve its booking capabilities.  

Induced Demand from 
new Conference Center 
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We have assumed that 500 rooms nights each week will be induced into the 
market by the convention center, which calculates to an additional 24,000 annual 
room nights. While attendance at the conference center will be significantly higher 
than this figure, attendees living withing a one to two hour distance from the 
conference center may opt to return home. Accordingly, we have incorporated 
24,000 room nights (rounded) into our analysis, phased in over an appropriate 
ramp-up period to account for bookings  
The following table details our projection of lodging demand growth for the 
subject market, including the total number of occupied room nights and any 
residual unaccommodated demand in the market. 
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FIGURE 1-11 FORECAST OF MARKET OCCUPANCY 

298,965 301,955 332,151 335,472 337,149 337,149
Unaccommodated Demand 35,429 35,783 39,361 39,755 39,954 39,954

334,394 337,738 371,512 375,227 377,103 377,103
Growth Rate 12.4 % 1.0 % 10.0 % 1.0 % 0.5 % 0.0 %

72,559 72,922 78,026 78,417 78,417 78,417
3,452 3,469 3,712 3,731 3,731 3,731

0 0 20,400 22,800 24,000 24,000
76,011 76,391 102,139 104,947 106,147 106,147

4.8 % 0.5 % 33.7 % 2.7 % 1.1 % 0.0 %

58,779 59,072 60,845 61,149 61,149 61,149
990 995 1,025 1,030 1,030 1,030

59,769 60,068 61,870 62,179 62,179 62,179
1.7 % 0.5 % 3.0 % 0.5 % 0.0 % 0.0 %

29,891 30,040 30,791 30,945 30,945 30,945
Unaccommodated Demand 770 773 793 797 797 797
Total Demand 30,660 30,814 31,584 31,742 31,742 31,742
Growth Rate 2.6 % 0.5 % 2.5 % 0.5 % 0.0 % 0.0 %

Base Demand 460,194 463,990 501,813 505,983 507,660 507,660
Unaccommodated Demand 40,641 41,021 44,891 45,312 45,511 45,511
Induced Demand 0 0 20,400 22,800 24,000 24,000
Total Demand 500,834 505,011 567,104 574,095 577,171 577,171
less: Residual Demand 40,685 41,080 2,440 0 0 0
Total Accommodated Demand 460,150 463,931 564,664 574,095 577,171 577,171
Overall Demand Growth 0.3 % 0.8 % 21.7 % 1.7 % 0.5 % 0.0 %
Market Mix

66.8 % 66.9 % 65.5 % 65.4 % 65.3 % 65.3 %
15.2 15.1 18.0 18.3 18.4 18.4
11.9 11.9 10.9 10.8 10.8 10.8

Extended-Stay 6.1 6.1 5.6 5.5 5.5 5.5
1,673 1,673 1,673 1,673 1,673 1,673

Proposed Courtyard by Marriott ¹ 87 115 115 115
Proposed EVEN Hotel ² 132 132 132 132
Proposed Aloft ³ 90 90 90 90
Proposed Home2 Suites by Hilton 4 53 54 54 54
Marriott Autograph Collection 5 132 132 132 132

Available Room Nights per Year 610,530 610,463 790,825 801,175 801,175 801,175
Nights per Year 365 365 365 365 365 365
Total Supply 1,673 1,673 2,167 2,195 2,195 2,195
Rooms Supply Growth 0.0 % 0.0 % 29.5 % 1.3 % 0.0 % 0.0 %

Marketwide Occupancy 75.4 % 76.0 % 71.4 % 71.7 % 72.0 % 72.0 %

¹   Opening in April 2018 of the 100% competitive, 115-room Proposed Courtyard by Marriott
²   Opening in January 2018 of the 100% competitive, 132-room Proposed EVEN Hotel
³   Opening in January 2018 of the 75% competitive, 120-room Proposed Aloft
4   Opening in January 2018 of the 50% competitive, 107-room Proposed Home2 Suites by Hilton
5   Opening in January 2018 of the 40% competitive, 330-room Marriott Autograph Collection
A   Change of room count in April 2016 of the 75% competitive, Fairfield Inn & Suites Atlanta Alpharetta

Commercial

2019 2020 20212016 2017 2018

Base Demand

Growth Rate

Total Demand

Total Demand

Total Demand

Meeting and Group
Base Demand
Unaccommodated Demand
Induced Demand

Extended-Stay

Growth Rate

Leisure
Base Demand
Unaccommodated Demand

Totals

Base Demand

Proposed Hotels

Commercial
Meeting and Group
Leisure

Existing Hotel Supply
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These room-night projections for the market area are used in determining the 
proposed subject hotel’s expected occupancy levels based on penetration levels 
forecast by segment. 
The proposed subject hotel's occupancy forecast is set forth as follows, with the 
adjusted projected penetration rates used as a basis for calculating the amount of 
captured market demand. 

FIGURE 1-12 FORECAST OF SUBJECT PROPERTY'S OCCUPANCY  

Market Segment

Commercial
Demand 369,373 375,227 377,103 377,103
Market Share 4.3 % 6.0 % 6.0 % 6.0 %
Capture 16,008 22,363 22,747 22,747
Penetration 108 % 114 % 115 % 115 %

Meeting and Group
Demand 101,937 104,947 106,147 106,147
Market Share 3.8 % 5.3 % 5.4 % 5.4 %
Capture 3,892 5,588 5,704 5,704
Penetration 95 % 102 % 103 % 103 %

Leisure
Demand 61,814 62,179 62,179 62,179
Market Share 2.8 % 4.0 % 4.1 % 4.1 %
Capture 1,724 2,510 2,563 2,563
Penetration 70 % 77 % 79 % 79 %

Extended-Stay
Demand 31,541 31,742 31,742 31,742
Market Share 0.0 % 0.0 % 0.0 % 0.0 %
Capture 0 0 0 0
Penetration 0 % 0 % 0 % 0 %

Total Room Nights Captured 21,625 30,461 31,014 31,014
Available Room Nights 31,625 41,975 41,975 41,975

Subject Occupancy 68 % 73 % 74 % 74 %
Marketwide Available Room Nights 790,825 801,175 801,175 801,175
Fair Share 4 % 5 % 5 % 5 %
Marketwide Occupied Room Nights 564,664 574,095 577,171 577,171
Market Share 4 % 5 % 5 % 5 %
Marketwide Occupancy 71 % 72 % 72 % 72 %
Total Penetration 96 % 101 % 103 % 103 %

2018 2019 2020 2021

 

Forecast of the 
Proposed Subject 
Hotel’s Occupancy 
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These positioned segment penetration rates result in the following market 
segmentation forecast. 
FIGURE 1-13 MARKET SEGMENTATION FORECAST – SUBJECT PROPERTY 

Commercial 74 % 73 % 73 % 73 %
Meeting and Group 18 18 18 18
Leisure 8 8 8 8
Extended-Stay 0 0 0 0

Total 100 % 100 % 100 % 100 %

202120192018 2020

 

These projections reflect years beginning April 1, 2018, which correspond to the 
first projection year in the forecast of income and expense for the proposed 
subject hotel. 
FIGURE 1-14 FORECAST OF OCCUPANCY  

Subject

Year

2018/19 69 %
2019/20 73
2020/21 74

Property's 
Occupancy

 

Upon its opening, the proposed subject Courtyard by Marriott should work in 
concert with, and not compete against, the nearby proposed Marriott Autograph 
Collection in driving meeting and group demand, as well as enticing developers to 
move forward with nearby office projects. The strength of Marriott’s reservation 
system, combined with two hotels in different price points within walking distance 
to the conference center, is anticipated to contribute to the success of both hotels. 
The defined competitive market realized an overall average rate of $128.39 in the 
2015 base year, improving from the 2014 level of $118.72. The Embassy Suites by 
Hilton achieved the highest estimated average rate in the local competitive market, 
by a modest, because of modest margin given its full-service orientation and all-
suite guestroom product. An important rate aspect of this market is the strong 
presence of commercial demand, especially corporate-transient demand during 

Forecast of the 
Proposed Subject 
Hotel’s Average Rate 
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the weekdays. The selected rate position for the proposed subject hotel, in base-
year dollars, takes into consideration factors such as its location, product type, and 
brand affiliation. We have selected the rate position of $130.00, in base-year 
dollars, for the proposed subject hotel. 

FIGURE 1-25 MARKET AND SUBJECT PROPERTY AVERAGE RATE FORECAST 

Year

Base Year 75.1 % — $124.75 — — $130.00 104.2 %
2016 75.4 8.5 % 135.35 — 8.5 % 141.05 104.2
2017 76.0 6.0 143.47 — 6.0 149.51 104.2
2018 71.4 4.0 149.21 68.0 % 4.0 155.49 104.2
2019 71.7 2.5 152.94 73.0 2.5 159.38 104.2
2020 72.0 3.0 157.53 74.0 3.0 164.16 104.2
2021 72.0 3.0 162.26 74.0 3.0 169.09 104.2

Average Rate 
Growth

Area-wide Market (Calendar Year) Subject Property (Calendar Year)

Average 
Rate

Average Rate 
Penetration

Average Rate 
Growth

Average 
Rate OccupancyOccupancy

 

A new property must establish its reputation and a client base in the market 
during its ramp-up period; as such, the proposed subject hotel’s average rates in 
the initial operating period have been discounted to reflect this likelihood. We 
forecast 2.5% discount to the proposed subject hotel’s forecast room rate in the 
first operating year, which would be typical for a new operation of this type. 
The following average rates will be used to project the subject property's rooms 
revenue. This forecast reflects years beginning on April 1, 2018 and corresponds 
with our financial projections. 
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FIGURE 1-36 FORECAST OF AVERAGE RATE 

Year

2018/19 69 % $156.45 2.0 % $153.32
2019/20 73 160.56 1.0 158.95
2020/21 74 165.38 0.0 165.38

Occupancy
Average Rate 

Before Discount Discount
Average Rate 
After Discount

 

The following table presents a detailed forecast through the fifth projection year, 
including amounts per available room (PAR) and per occupied room (POR). The 
second table illustrates our ten-year forecast of income and expense, presented 
with a lesser degree of detail. The forecasts pertain to years that begin on April 1, 
2018, expressed in inflated dollars for each year. 
 

Forecast of Income and 
Expense 
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FIGURE 1-47 DETAILED FORECAST OF INCOME AND EXPENSE 

 
2018/19  Begins April 2019/20 Stabilized 2021/22 2022/23

Number of Rooms: 115 115 115 115 115
Occupancy: 69% 73% 74% 74% 74%
Average Rate: $153.32 $158.95 $165.38 $170.34 $175.45
RevPAR: $105.79 $116.04 $122.38 $126.05 $129.83
Days Open: 365 365 365 365 365
Occupied Rooms: 28,963 %Gross  PAR   POR   30,642 %Gross  PAR   POR   31,062 %Gross  PAR   POR   31,062 %Gross  PAR   POR   31,062 %Gross  PAR   POR   
OPERATING REVENUE
   Rooms $4,441 91.6 % $38,617 $153.33 $4,871 91.2 % $42,357 $158.97 $5,137 91.1 % $44,670 $165.38 $5,291 91.1 % $46,009 $170.34 $5,450 91.1 % $47,391 $175.46
   Food 243 5.0 2,109 8.37 277 5.2 2,412 9.05 295 5.2 2,562 9.48 303 5.2 2,638 9.77 313 5.2 2,718 10.06
   Beverage 116 2.4 1,005 3.99 137 2.6 1,191 4.47 147 2.6 1,281 4.74 152 2.6 1,319 4.88 156 2.6 1,359 5.03
   Other Operated Departments 47 1.0 408 1.62 52 1.0 455 1.71 55 1.0 480 1.78 57 1.0 495 1.83 59 1.0 510 1.89
   Miscellaneous Income 5 0.1 41 0.16 5 0.1 46 0.17 6 0.1 48 0.18 6 0.1 49 0.18 6 0.1 51 0.19
     Total  Operating Revenues 4,851 100.0 42,180 167.48 5,343 100.0 46,461 174.37 5,640 100.0 49,040 181.56 5,809 100.0 50,510 187.01 5,983 100.0 52,028 192.63
DEPARTMENTAL EXPENSES *
   Rooms 895 20.2 7,784 30.91 942 19.3 8,195 30.76 976 19.0 8,487 31.42 1,005 19.0 8,742 32.36 1,035 19.0 9,004 33.34
   Food & Beverage 312 87.2 2,715 10.78 338 81.5 2,939 11.03 353 80.0 3,074 11.38 364 80.0 3,166 11.72 375 80.0 3,261 12.07
   Other Operated Departments 25 53.8 220 0.87 27 50.9 231 0.87 28 50.0 240 0.89 28 50.0 247 0.92 29 50.0 255 0.94
      Total 1,233 25.4 10,718 42.56 1,307 24.5 11,365 42.65 1,357 24.1 11,801 43.69 1,398 24.1 12,155 45.00 1,440 24.1 12,520 46.35
DEPARTMENTAL INCOME 3,618 74.6 31,462 124.93 4,036 75.5 35,095 131.71 4,283 75.9 37,239 137.87 4,411 75.9 38,355 142.00 4,543 75.9 39,508 146.27
UNDISTRIBUTED OPERATING EXPENSES
   Administrative & General 478 9.8 4,153 16.49 500 9.4 4,347 16.31 518 9.2 4,505 16.68 534 9.2 4,640 17.18 550 9.2 4,779 17.69
   Info. & Telecom. Systems 44 0.9 383 1.52 46 0.9 400 1.50 48 0.8 415 1.54 49 0.8 427 1.58 51 0.8 440 1.63
   Marketing 251 5.2 2,186 8.68 263 4.9 2,288 8.59 273 4.8 2,371 8.78 281 4.8 2,442 9.04 289 4.8 2,515 9.31
   Franchise Fee 355 7.3 3,089 12.27 390 7.3 3,389 12.72 411 7.3 3,574 13.23 423 7.3 3,681 13.63 436 7.3 3,791 14.04
   Prop. Operations & Maint. 171 3.5 1,486 5.90 201 3.8 1,750 6.57 232 4.1 2,015 7.46 239 4.1 2,076 7.69 246 4.1 2,138 7.92
   Uti lities 176 3.6 1,530 6.08 184 3.4 1,602 6.01 191 3.4 1,660 6.14 197 3.4 1,709 6.33 202 3.4 1,761 6.52
      Total 1,475 30.3 12,828 50.93 1,584 29.7 13,776 51.70 1,672 29.6 14,539 53.83 1,722 29.6 14,975 55.44 1,774 29.6 15,425 57.11
GROSS HOUSE PROFIT 2,143 44.3 18,635 73.99 2,452 45.8 21,320 80.01 2,611 46.3 22,700 84.04 2,689 46.3 23,380 86.56 2,770 46.3 24,084 89.17
Management Fee 146 3.0 1,265 5.02 160 3.0 1,394 5.23 169 3.0 1,471 5.45 174 3.0 1,515 5.61 179 3.0 1,561 5.78
INCOME BEFORE NON-OPER. INC. & EXP. 1,997 41.3 17,369 68.97 2,291 42.8 19,926 74.78 2,441 43.3 21,229 78.60 2,514 43.3 21,865 80.95 2,590 43.3 22,523 83.39
NON-OPERATING INCOME AND EXPENSE
   Property Taxes 143 2.9 1,239 4.92 147 2.7 1,276 4.79 151 2.7 1,315 4.87 156 2.7 1,354 5.01 160 2.7 1,395 5.16
   Insurance 51 1.1 447 1.77 53 1.0 460 1.73 55 1.0 474 1.76 56 1.0 488 1.81 58 1.0 503 1.86
   Reserve for Replacement 97 2.0 844 3.35 160 3.0 1,394 5.23 226 4.0 1,962 7.26 232 4.0 2,020 7.48 239 4.0 2,081 7.71
     Total 291 6.0 2,530 10.04 360 6.7 3,131 11.75 431 7.7 3,750 13.89 444 7.7 3,863 14.30 458 7.7 3,979 14.73
EBITDA LESS RESERVE $1,707 35.3 % $14,840 $58.92 $1,931 36.1 % $16,795 $63.03 $2,010 35.6 % $17,479 $64.71 $2,070 35.6 % $18,002 $66.65 $2,133 35.6 % $18,544 $68.66

*Departmental expenses are expressed as a percentage of departmental revenues.  
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FIGURE 1-58 TEN-YEAR FORECAST OF INCOME AND EXPENSE 

2018/19 2019/20 2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28

Number of Rooms: 115 115 115 115 115 115 115 115 115 115
Occupied Rooms: 28,963 30,642 31,062 31,062 31,062 31,062 31,062 31,062 31,062 31,062
Occupancy: 69% 73% 74% 74% 74% 74% 74% 74% 74% 74%
Average Rate: $153.32 % of $158.95 % of $165.38 % of $170.34 % of $175.45 % of $180.71 % of $186.13 % of $191.72 % of $197.47 % of $203.39
RevPAR: $105.79 Gross $116.04 Gross $122.38 Gross $126.05 Gross $129.83 Gross $133.73 Gross $137.74 Gross $141.87 Gross $146.13 Gross $150.51
OPERATING REVENUE
   Rooms $4,441 91.6 % $4,871 91.2 % $5,137 91.1 % $5,291 91.1 % $5,450 91.1 % $5,613 91.1 % $5,782 91.1 % $5,955 91.1 % $6,134 91.1 % $6,318 91.1 %
   Food 243 5.0 277 5.2 295 5.2 303 5.2 313 5.2 322 5.2 332 5.2 341 5.2 352 5.2 362 5.2
   Beverage 116 2.4 137 2.6 147 2.6 152 2.6 156 2.6 161 2.6 166 2.6 171 2.6 176 2.6 181 2.6
   Other Operated Departments 47 1.0 52 1.0 55 1.0 57 1.0 59 1.0 60 1.0 62 1.0 64 1.0 66 1.0 68 1.0
   Miscellaneous Income 5 0.1 5 0.1 6 0.1 6 0.1 6 0.1 6 0.1 6 0.1 6 0.1 7 0.1 7 0.1
      Total Operating Revenue 4,851 100.0 5,343 100.0 5,640 100.0 5,809 100.0 5,983 100.0 6,162 100.0 6,348 100.0 6,538 100.0 6,734 100.0 6,936 100.0
 DEPARTMENTAL EXPENSES*
   Rooms 895 20.2 942 19.3 976 19.0 1,005 19.0 1,035 19.0 1,067 19.0 1,098 19.0 1,131 19.0 1,165 19.0 1,200 19.0
   Food & Beverage 312 87.2 338 81.5 353 80.0 364 80.0 375 80.0 386 80.0 398 80.0 410 80.0 422 80.0 435 80.0
   Other Operated Departments 25 53.8 27 50.9 28 50.0 28 50.0 29 50.0 30 50.0 31 50.0 32 50.0 33 50.0 34 50.0
      Total 1,233 25.4 1,307 24.5 1,357 24.1 1,398 24.1 1,440 24.1 1,483 24.1 1,527 24.1 1,573 24.1 1,620 24.1 1,669 24.1
DEPARTMENTAL INCOME 3,618 74.6 4,036 75.5 4,283 75.9 4,411 75.9 4,543 75.9 4,679 75.9 4,820 75.9 4,964 75.9 5,114 75.9 5,267 75.9
UNDISTRIBUTED OPERATING EXPENSES
   Administrative & General 478 9.8 500 9.4 518 9.2 534 9.2 550 9.2 566 9.2 583 9.2 601 9.2 619 9.2 637 9.2
   Info. & Telecom. Systems 44 0.9 46 0.9 48 0.8 49 0.8 51 0.8 52 0.8 54 0.8 55 0.8 57 0.8 59 0.8
   Marketing 251 5.2 263 4.9 273 4.8 281 4.8 289 4.8 298 4.8 307 4.8 316 4.8 326 4.8 335 4.8
   Franchise Fee 355 7.3 390 7.3 411 7.3 423 7.3 436 7.3 449 7.3 463 7.3 476 7.3 491 7.3 505 7.3
   Prop. Operations & Maint. 171 3.5 201 3.8 232 4.1 239 4.1 246 4.1 253 4.1 261 4.1 269 4.1 277 4.1 285 4.1
   Utilities 176 3.6 184 3.4 191 3.4 197 3.4 202 3.4 209 3.4 215 3.4 221 3.4 228 3.4 235 3.4
      Total 1,475 30.3 1,584 29.7 1,672 29.6 1,722 29.6 1,774 29.6 1,827 29.6 1,882 29.6 1,938 29.6 1,996 29.6 2,056 29.6
GROSS HOUSE PROFIT 2,143 44.3 2,452 45.8 2,611 46.3 2,689 46.3 2,770 46.3 2,852 46.3 2,938 46.3 3,026 46.3 3,117 46.3 3,211 46.3
Management Fee 146 3.0 160 3.0 169 3.0 174 3.0 179 3.0 185 3.0 190 3.0 196 3.0 202 3.0 208 3.0
INCOME BEFORE NON-OPER. INC. & EXP. 1,997 41.3 2,291 42.8 2,441 43.3 2,514 43.3 2,590 43.3 2,667 43.3 2,748 43.3 2,830 43.3 2,915 43.3 3,003 43.3
NON-OPERATING INCOME AND EXPENSE
   Property Taxes 143 2.9 147 2.7 151 2.7 156 2.7 160 2.7 165 2.7 170 2.7 175 2.7 181 2.7 186 2.7
   Insurance 51 1.1 53 1.0 55 1.0 56 1.0 58 1.0 60 1.0 61 1.0 63 1.0 65 1.0 67 1.0
   Reserve for Replacement 97 2.0 160 3.0 226 4.0 232 4.0 239 4.0 246 4.0 254 4.0 262 4.0 269 4.0 277 4.0
     Total 291 6.0 360 6.7 431 7.7 444 7.7 458 7.7 471 7.7 485 7.7 500 7.7 515 7.7 530 7.7
EBITDA LESS RESERVE $1,707 35.3 % $1,931 36.1 % $2,010 35.6 % $2,070 35.6 % $2,133 35.6 % $2,196 35.6 % $2,263 35.6 % $2,330 35.6 % $2,400 35.6 % $2,472 35.6 %

1 1 1 1 1 1 1 1 1 1
*Departmental expenses are expressed as a percentage of departmental revenues.

% of
Gross
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Our positioning of each revenue and expense level is supported by comparable 
operations or trends specific to this market. 

FIGURE 1-6 COMPARABLE OPERATING STATEMENTS: RATIO TO SALES 

Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Subject

Year: 2015/16 2015/16 2013/14 2015/16 2011 2014
Number of Rooms: 160 to 210 80 to 110 90 to 110 130 to 170 90 to 130 115

Days Open: 365 365 365 365 365 365
Occupancy: 73% 72% 76% 72% 72% 74%

Average Rate: $143 $151 $137 $132 $136 $143
RevPAR: $104 $109 $105 $95 $98 $106

REVENUE
   Rooms 87.0 % 91.9 % 93.5 % 88.7 % 88.8 % 91.1 %
   Food & Beverage 8.3 6.9 6.3 9.6 10.1 7.8
   Other Operated Departments 4.6 1.2 0.2 1.3 1.1 1.0
   Rentals & Other Income 0.0 0.0 0.1 0.3 0.0 0.1
      Total 100.0 100.0 100.0 100.0 100.0 100.0
 DEPARTMENTAL EXPENSES*
   Rooms 19.2 19.9 18.3 22.9 18.3 19.0
   Food & Beverage 77.1 88.1 86.7 63.7 71.1 80.0
      Total 23.5 25.0 23.2 27.1 24.4 24.1
DEPARTMENTAL INCOME 76.5 75.0 76.8 72.9 75.6 75.9
OPERATING EXPENSES
   Administrative & General 9.2 8.1 10.3 11.1 6.8 9.2
   Info. and Telecom. Systems 0.0 0.0 0.0 0.0 0.0 0.8
   Marketing 5.5 3.0 4.5 7.4 1.8 4.8
   Franchise Fee 6.7 5.9 7.0 0.0 10.1 7.3
   Property Operations & Maintenance 5.2 3.9 4.8 4.4 7.0 4.1
   Utilities 2.9 6.3 3.5 3.6 4.6 3.4
      Total 29.4 27.1 30.0 26.5 30.2 29.6
HOUSE PROFIT 47.1 47.9 46.8 46.4 45.4 46.3
Management Fee 4.0 3.1 2.0 6.0 4.5 3.0
INCOME BEFORE FIXED CHARGES 43.1 44.8 44.8 40.4 40.9 43.3

* Departmental expense ratios are expressed as a percentage of departmental revenues

Stabilized $
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FIGURE 1-7 COMPARABLE OPERATING STATEMENTS: AMOUNTS PER AVAILABLE ROOM 

Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Subject

Year: 2015/16 2015/16 2013/14 2015/16 2011 2014
Number of Rooms: 160 to 210 80 to 110 90 to 110 130 to 170 90 to 130 115

Days Open: 365 365 365 365 365 365
Occupancy: 73% 72% 76% 72% 72% 74%

Average Rate: $143 $151 $137 $132 $136 $143
RevPAR: $104 $109 $105 $95 $98 $106

REVENUE
   Rooms $37,804 $39,950 $38,231 $34,611 $35,891 $38,531
   Food & Beverage 3,623 2,999 2,564 3,738 4,088 3,314
   Other Operated Departments 2,007 515 69 526 426 414
   Rentals & Other Income 0 0 38 129 0 41
      Total 43,434 43,463 40,903 39,005 40,405 42,301
 DEPARTMENTAL EXPENSES
   Rooms 7,268 7,953 6,994 7,930 6,567 7,321
   Food & Beverage 2,795 2,642 2,222 2,383 2,907 2,652
      Total 10,228 10,885 9,483 10,551 9,874 10,180
DEPARTMENTAL INCOME 33,206 32,578 31,420 28,454 30,531 32,122
OPERATING EXPENSES
   Administrative & General 4,000 3,505 4,193 4,343 2,739 3,886
   Info. and Telecom. Systems 0 0 0 0 0 358
   Marketing 2,369 1,312 1,840 2,880 711 2,045
   Franchise Fee 2,896 2,564 2,864 0 4,080 3,083
   Property Operations & Maintenance 2,249 1,678 1,952 1,721 2,822 1,738
   Utilities 1,239 2,735 1,422 1,403 1,840 1,432
      Total 12,754 11,794 12,271 10,349 12,192 12,541
HOUSE PROFIT 20,452 20,784 19,149 18,105 18,339 19,580
Management Fee 1,737 1,326 818 2,340 1,802 1,269
INCOME BEFORE FIXED CHARGES 18,716 19,458 18,330 15,765 16,537 18,311

Stabilized $
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FIGURE 1-8 COMPARABLE OPERATING STATEMENTS: AMOUNTS PER OCCUPIED ROOM 

Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Subject

Year: 2015/16 2015/16 2013/14 2015/16 2011 2014
Number of Rooms: 160 to 210 80 to 110 90 to 110 130 to 170 90 to 130 115

Days Open: 365 365 365 365 365 365
Occupancy: 73% 72% 76% 72% 72% 74%

Average Rate: $143 $151 $137 $132 $136 $143
RevPAR: $104 $109 $105 $95 $98 $106

REVENUE
   Rooms $142.64 $151.27 $136.97 $131.98 $136.19 $142.66
   Food & Beverage 13.67 11.35 9.19 14.25 15.51 12.27
   Other Operated Departments 7.57 1.95 0.25 2.01 1.62 1.53
   Rentals & Other Income 0.00 0.00 0.14 0.49 0.00 0.15
      Total 163.89 164.57 146.54 148.74 153.32 156.61
 DEPARTMENTAL EXPENSES
   Rooms 27.43 30.12 25.06 30.24 24.92 27.10
   Food & Beverage 10.55 10.00 7.96 9.09 11.03 9.82
      Total 38.59 41.22 33.97 40.24 37.47 37.69
DEPARTMENTAL INCOME 125.30 123.36 112.56 108.50 115.85 118.93
OPERATING EXPENSES
   Administrative & General 15.09 13.27 15.02 16.56 10.39 14.39
   Info. and Telecom. Systems 0.00 0.00 0.00 0.00 0.00 1.33
   Marketing 8.94 4.97 6.59 10.98 2.70 7.57
   Franchise Fee 10.93 9.71 10.26 0.00 15.48 11.41
   Property Operations & Maintenance 8.49 6.35 6.99 6.56 10.71 6.44
   Utilities 4.67 10.36 5.10 5.35 6.98 5.30
      Total 48.12 44.66 43.96 39.46 46.27 46.43
HOUSE PROFIT 77.17 78.70 68.60 69.04 69.59 72.49
Management Fee 6.55 5.02 2.93 8.92 6.84 4.70
INCOME BEFORE FIXED CHARGES 70.62 73.68 65.67 60.12 62.75 67.79

Stabilized $
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FIGURE 1-9 COMPARABLE OPERATING STATEMENTS: COMPOSITE 
STATEMENT  

Number of Rooms: 632
Days Open: 365
Occupancy: 72.9% Amount per Amount per

Average Rate: $139.40 Percentage Available Occupied
RevPAR: $101.67 of Revenue Room Room

REVENUE
   Rooms $23,454 89.4 % $37,110 $139.40
   Food & Beverage 2,195 8.4 3,473 13.05
   Other Operating Departments 549 2.1 868 3.26
   Rentals & Other Income 23 0.1 36 0.14
      Total 26,220 100.0 41,487 155.84
 DEPARTMENTAL EXPENSES
   Rooms 4,648 19.8 7,354 27.63
   Food & Beverage 1,647 75.0 2,606 9.79
      Total 6,458 24.6 10,218 38.38
DEPARTMENTAL INCOME 19,762 75.4 31,270 117.46
OPERATING EXPENSES
   Administrative & General 2,414 9.2 3,819 14.35
   Info. and Telecom. Systems 0 0.0 0 0.00
   Marketing 1,241 4.7 1,963 7.37
   Franchise Fee 1,504 5.7 2,380 8.94
   Property Operations & Maintenance 1,326 5.1 2,098 7.88
   Utilities 1,028 3.9 1,626 6.11
      Total 7,512 28.6 11,886 44.65
HOUSE PROFIT 12,250 46.7 19,384 72.81
Management Fee 1,064 4.1 1,683 6.32
INCOME BEFORE FIXED CHARGES 11,187 42.7 17,701 66.49  

In conclusion, our analysis reflects a profitable operation, with net income 
expected to total 35.6% of total revenue by the stabilized year. The stabilized total 
revenue comprises primarily rooms revenue, with a secondary portion derived 
from other income sources. On the cost side, departmental expenses total 24.1% of 
revenue by the stabilized year, while undistributed operating expenses total 
29.6% of total revenues; this assumes that the property will be operated 
competently by a well-known hotel operator. After a 3.0% of total revenues 
management fee, and 7.7% of total revenues in fixed expenses, a net income ratio 
of 35.6% is forecast by the stabilized year. 
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The subject site was inspected by Benjamin A. Levin on July 26, 2016.  
Because the subject property is a proposed hotel, we have relied upon the actual 
development budget for the proposed subject hotel in performing a cost analysis. 
As this budget takes into consideration all of the physical, structural, and design 
elements specific to the property, it is believed to be the most accurate assessment 
of the actual cost of developing a hotel facility of this type. The details of this 
budget, prepared by the developers of the Proposed Courtyard by Marriott 
Parkway 400 Alpharetta, are presented in the following table.  

FIGURE 1-10 SUBJECT PROPERTY CONSTRUCTION BUDGET 

Component

Hard Costs & Site Improvements
$950,000 $8,261

9,899,200 86,080
$10,849,200 94,341

FF&E
$1,800,000 $15,652 

Sub Total FFE  & OS&E 1,800,000 15,652
Pre-Opening Costs and Working Capital

435,000 3,783
$435,000 $3,783 

Soft Costs 2,632,500 22,891
2,632,500 $22,891 

$1,641,500 14,274
1,000,000 8,696

$5,274,000 $45,861 

Sub Total (without Land and Developer's 
Fee) $18,358,200 $159,637

1,400,000 12,174 

Sub Total (without Developer's Fee) $19,758,200 $171,810

Developer's Fee $450,000 3,913 

Total $20,208,200 $175,723

Site Cost

Sub Total Pre-Opening and Working Capital
Pre-Opening Costs and Working Capital

FF&E

Sub Total Hard Cost & Site Improvements

Cost per RoomCost

Foundation

Fees
Soft Costs

Sub Total Soft Costs
Contingency

Construction

 

HVS has estimated construction costs for the 115-room proposed subject property. 
Our cost budget is based on building costs provided by the Marshall & Swift cost 
estimator, as well as FF&E, soft costs, and pre-opening costs supported by the HVS 
Development Cost Survey. The HVS Development Cost Survey is compiled annually 

Date of Inspection 

Construction Cost 
Estimate 
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utilizing data from actual construction budgets of previous assignments. We note, 
however, that we are not experts in estimating construction costs, and that these 
can vary widely based on location and specific attributes of the site. 

FIGURE 1-24 SUBJECT PROPERTY CONSTRUCTION BUDGET – HVS ESTIMATE 

Item Cost per Room Cost

Building $94,000 $10,810,000
Furniture, Fixtures, & Equipment 13,500 1,552,500
Pre-Opening & Working Capital 3,750 431,250
Soft Costs 45,000 5,175,000
Land 15,652 1,800,000

Total $171,902 $19,768,750

Plus Developer's Incentive $8,595 $988,438

Total Cost New Estimate $180,497 $20,757,188  

Based on our analysis of the current lodging industry mortgage market and 
adjustments for specific factors, such as the property’s site, proposed facility, and 
conditions in the Alpharetta hotel market, it is our opinion that a 5.75% interest, 
25-year amortization mortgage with a 0.075493 constant is appropriate for the 
proposed subject hotel. In the mortgage-equity analysis, we have applied a loan-to-
value ratio of 70%, which is reasonable to expect based on this interest rate and 
current parameters. 
The remaining capital required for a hotel investment generally comes from the 
equity investor. The following table summarizes the range of equity yields 
indicated by hotel sales and investor interviews. We note that there tends to be lag 
between the sales data and current market conditions, and thus, the full effect of 
the change in the economy and capital markets may not yet be reflected. 
FIGURE 1-2511 SUMMARY OF EQUITY YIELD OR INTERNAL RATE OF 

RETURN REQUIREMENTS 

Source Data Point Range Average

HVS Hotel Sales - Full-Service & Luxury 10.7% - 22.9% 17.3%
HVS Hotel Sales - Select-Service & Extended-Stay 14.2% - 22.1% 18.7%
HVS Hotel Sales - Budget/Economy 12.5% - 24.1% 20.3%

HVS Investor Interviews 13% - 25%  

Mortgage Component 

Equity Component & 
Equity Yield Rate 
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Based on the assumed 70% loan-to-value ratio, the risk inherent in achieving the 
projected income stream, and the age, condition, and anticipated market position 
of the proposed subject hotel, it is our opinion that an equity investor is likely to 
require an equity yield rate of 19.5%. While the lack of attainable yields on 
alternate investments has continued to put downward pressure on equity-yield 
rates, increasing leverage levels are enabling investors to earn higher returns. 
Competition for quality assets remains strong among all hotel asset types. These 
influences are keeping equity yields from increasing significantly. Intense 
competition for assets in the major metro areas is pushing investors to pursue 
acquisitions with greater upside in secondary and tertiary markets.  
We have reviewed several recent investor surveys, and the following table 
summarizes the data.  
FIGURE 1-26 TERMINAL CAPITALIZATION RATES DERIVED FROM INVESTOR 

SURVEYS 

Source Data Point Range Average

PWC Real Estate Investor Survey - 1st Quarter 2016
   Select-Service Hotels 7.5% - 10.0% 9.0%
   Full-Service Hotels 7.0% - 10.0% 8.4%
   Luxury Hotels 5.5% - 10.0% 7.3%

USRC Hotel Investment Survey - Winter 2016
   Full-Service Hotels 6.8% - 9.0% 8.1%

Situs RERC Real Estate Report - 1st Quarter 2016
   First Tier Hotels 6.7% - 10.5% 8.3%  

For purposes of this analysis, we have applied a terminal capitalization rate of 
9.5%. Our final position for the terminal capitalization rate reflects the current 
market for hotel investments. In tandem with overall lower return expectations, 
terminal capitalization rates for quality hotel assets in markets with high barriers 
to entry have declined to new lows, while terminal capitalization rates for older 
assets or for those suffering from functional obsolescence and/or weak market 
conditions remain elevated, reflecting the market's recognition that certain assets 
have less opportunity for significant appreciation. 
As the two participants in a real estate investment, investors and lenders must 
evaluate their equity and debt contributions based on their particular return 
requirements. After carefully weighing the risk associated with the projected 
economic benefits of a lodging investment, the participants will typically make 

Terminal Capitalization 
Rate 

Mortgage-Equity 
Method –  
Opinion of Net Present 
Value 
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their decision whether or not to invest in a hotel or resort by determining if their 
investment will provide an adequate yield over an established period. For the 
lender, this yield will typically reflect the interest rate required for a hotel 
mortgage over a period of what can range from seven to ten years. The yield to the 
equity participant may consider not only the requirements of a particular investor, 
but also the potential payments to cooperative or ancillary entities such as limited 
partner payouts, stockholder dividends, and management company incentive fees.  
The return on investment analysis in a hotel acquisition would not be complete 
without recognizing and reflecting the yield requirements of both the equity and 
debt participants. The analysis will now calculate the yields to the mortgage and 
equity participants during a ten-year projection period. 
The annual debt service is calculated by multiplying the mortgage component by 
the mortgage constant.  

Mortgage Component $14,526,000
Mortgage Constant 0.075493
  Annual Debt Service $1,096,608  

The yield to the lender based on a 70% debt contribution equates to an interest 
rate of 5.75%, which is calculated as follows. 
FIGURE 1-27 RETURN TO THE LENDER 

Total Annual Present Worth of $1 Discounted
Year Debt Service Factor at 5.7% Cash Flow

2018/19 $1,097,000 x 0.946206 = $1,038,000
2019/20 1,097,000 x 0.895306 = 982,000
2020/21 1,097,000 x 0.847145 = 929,000
2021/22 1,097,000 x 0.801574 = 879,000
2022/23 1,097,000 x 0.758454 = 832,000
2023/24 1,097,000 x 0.717654 = 787,000
2024/25 1,097,000 x 0.679049 = 745,000
2025/26 1,097,000 x 0.642520 = 705,000
2026/27 1,097,000 x 0.607957 = 667,000
2027/28 12,101,000 * x 0.575252 = 6,961,000

Value of Mortgage Component $14,525,000

*10th year debt service of $1,097,000 plus outstanding mortgage balance of $11,005,000  
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The following table illustrates the cash flow available to the equity position, after 
deducting the debt service from the projected net income.  
FIGURE 1-128 NET INCOME TO EQUITY  

Net Income
Available for Total Annual Net Income

Year Debt Service Debt Service to Equity

2018/19 $1,707,000 - $1,097,000 = $610,000
2019/20 1,931,000 - 1,097,000 = 834,000
2020/21 2,010,000 - 1,097,000 = 913,000
2021/22 2,070,000 - 1,097,000 = 973,000
2022/23 2,133,000 - 1,097,000 = 1,036,000
2023/24 2,196,000 - 1,097,000 = 1,099,000
2024/25 2,263,000 - 1,097,000 = 1,166,000
2025/26 2,330,000 - 1,097,000 = 1,233,000
2026/27 2,400,000 - 1,097,000 = 1,303,000
2027/28 2,472,000 - 1,097,000 = 1,375,000

 

In order for the present value of the equity investment to equate to the $6,224,000 
capital outlay, the investor must accept a 20.5% return, as shown in the following 
table. 
FIGURE 1-29 EQUITY COMPONENT YIELD 

Net Income Present Worth of $1 Discounted
Year to Equity Factor at 20.5% Cash Flow

2018/19 $610,000 x 0.829907 = $506,000
2019/20 834,000 x 0.688745 = 574,000
2020/21 913,000 x 0.571594 = 522,000
2021/22 973,000 x 0.474370 = 462,000
2022/23 1,036,000 x 0.393683 = 408,000
2023/24 1,099,000 x 0.326720 = 359,000
2024/25 1,166,000 x 0.271147 = 316,000
2025/26 1,233,000 x 0.225027 = 277,000
2026/27 1,303,000 x 0.186751 = 243,000
2027/28 16,500,000 * x 0.154986 = 2,557,000

Value of Equity Component $6,224,000

*10th year net income to equity of $1,375,000 plus sales proceeds of $15,125,000  
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In determining the potential feasibility of the proposed Proposed Courtyard by 
Marriott Parkway 400 Alpharetta, we analyzed the lodging market, researched the 
area’s economics, reviewed the estimated development cost, and prepared a ten-
year forecast of income and expense, which was based on our review of the 
current and historical market conditions, as well as comparable income and 
expense statements. 
The conclusion of this analysis indicates that an equity investor contributing 
$6,224,000 (roughly 30% of the $20,800,000 development cost) could expect to 
receive a 20.5% internal rate of return over a ten-year holding period, assuming 
that the investor obtains financing at the time of the project’s completion at the 
loan-to-value ratio and interest rate set forth.  
The analysis is based on the extraordinary assumption that the described 
improvements have been completed as of the stated date of opening. The reader 
should understand that the completed subject property does not yet exist as of the 
date of this report. Our feasibility study does not address unforeseeable events 
that could alter the proposed project and/or the market conditions reflected in the 
analyses; we assume that no significant changes, other than those anticipated and 
explained in this report, shall take place between the date of inspection and stated 
date of opening. The use of this extraordinary assumption may have affected the 
assignment results. We have made no other extraordinary assumptions specific to 
this feasibility study. However, several important general assumptions have been 
made that apply to this feasibility study and our studies of proposed hotels in 
general. These aspects are set forth in the Assumptions and Limiting Conditions 
chapter of this report. 
The proposed subject hotel has an opportunity to serve what is becoming an 
underserved niche in the submarket. Based on our market analysis, there is 
sufficient market support for the proposed Courtyard by Marriott hotel. Our 
conclusions are based primarily on the long-term strength of this hotel market. 
Our review of investor surveys indicates equity returns ranging from 14.2% to 
22.1%, with an average of 18.7%. Based on these parameters, the calculated return 
to the equity investor, 20.5%, is above the average and within the range of market 
level returns given the anticipated cost of $20,800,000.  
The methodology used to develop this study is based on the market research and 
valuation techniques set forth in the textbooks authored by HVS for the American 
Institute of Real Estate Appraisers and the Appraisal Institute, entitled The 
Valuation of Hotels and Motels,1  Hotels, Motels and Restaurants: Valuations and 

                                                             
1 Stephen Rushmore, The Valuation of Hotels and Motels. (Chicago: American Institute of 
Real Estate Appraisers, 1978). 

Conclusion 

Method of Study 
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Market Studies,2  The Computerized Income Approach to Hotel/Motel Market Studies 
and Valuations,3  and Hotels and Motels: A Guide to Market Analysis, Investment 
Analysis, and Valuations.4    

1. The subject site has been evaluated from the viewpoint of its physical 
utility for the future operation of a hotel, as well as access, visibility, and 
other relevant location factors. 

2. The surrounding economic environment, on both an area and 
neighborhood level, has been reviewed to identify specific hostelry-related 
economic and demographic trends that may have an impact on future 
demand for hotels. 

3. Dividing the market for transient accommodations into individual 
segments defines specific market characteristics for the types of travelers 
expected to utilize the area's hotels. The factors investigated include 
purpose of visit, average length of stay, required facilities and amenities, 
seasonality, daily demand fluctuations, and price sensitivity. 

4. An analysis of existing and proposed competition provides an indication of 
the current accommodated demand, along with market penetration and 
the degree of competitiveness. 

5. The subject property's proposed improvements have been evaluated or 
recommended for optimal capture of demand in this market and at the 
subject site’s location.  

6. Documentation for an occupancy and average rate projection is derived 
utilizing the build-up approach based on an analysis of lodging activity. 

7. A detailed projection of income and expense made in accordance with the 
Uniform System of Accounts for the Lodging Industry sets forth the 
anticipated economic benefits of the subject property. 

 

                                                             
2 Stephen Rushmore, Hotels, Motels and Restaurants: Valuations and Market Studies. 
(Chicago: American Institute of Real Estate Appraisers, 1983). 
3 Stephen Rushmore, The Computerized Income Approach to Hotel/Motel Market Studies and 
Valuations. (Chicago: American Institute of Real Estate Appraisers, 1990). 
4 Stephen Rushmore, Hotels and Motels: A Guide to Market Analysis, Investment Analysis, 
and Valuations. (Chicago: Appraisal Institute, 1992). 
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2. Statement of Assumptions and Limiting Conditions 

1. This report is set forth as a summary of findings only for a market study of 
the proposed subject hotel; this is not an appraisal report. 

2. This report is to be used in whole and not in part. 
3. No responsibility is assumed for matters of a legal nature, nor do we 

render any opinion as to title, which is assumed marketable and free of any 
deed restrictions and easements. The property is evaluated as though free 
and clear unless otherwise stated. 

4. We assume that there are no hidden or unapparent conditions of the sub-
soil or structures, such as underground storage tanks, that would affect the 
property’s development potential. No responsibility is assumed for these 
conditions or for any engineering that may be required to discover them. 

5. We have not considered the presence of potentially hazardous materials or 
any form of toxic waste on the project site. We are not qualified to detect 
hazardous substances and urge the client to retain an expert in this field if 
desired. 

6. The Americans with Disabilities Act (ADA) became effective on January 26, 
1992. We have assumed the proposed hotel would be designed and 
constructed to be in full compliance with the ADA.  

7. We have made no survey of the site, and we assume no responsibility in 
connection with such matters. Sketches, photographs, maps, and other 
exhibits are included to assist the reader in visualizing the property. It is 
assumed that the use of the described real estate will be within the 
boundaries of the property described, and that no encroachment will exist. 

8. All information, financial operating statements, estimates, and opinions 
obtained from parties not employed by Hospitality Property Tax, LLC are 
assumed true and correct. We can assume no liability resulting from 
misinformation. 

9. Unless noted, we assume that there are no encroachments, zoning 
violations, or building violations encumbering the subject property. 

10. The property is assumed to be in full compliance with all applicable 
federal, state, local, and private codes, laws, consents, licenses, and 
regulations (including the appropriate liquor license if applicable), and 
that all licenses, permits, certificates, franchises, and so forth can be freely 
renewed or transferred to a purchaser. 
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11. All mortgages, liens, encumbrances, leases, and servitudes have been 
disregarded unless specified otherwise. 

12. None of this material may be reproduced in any form without our written 
permission, and the report cannot be disseminated to the public through 
advertising, public relations, news, sales, or other media. 

13. We are not required to give testimony or attendance in court because of 
this analysis without previous arrangements, and shall do so only when 
our standard per-diem fees and travel costs have been paid prior to the 
appearance. 

14. If the reader is making a fiduciary or individual investment decision and 
has any questions concerning the material presented in this report, it is 
recommended that the reader contact us. 

15. We take no responsibility for any events or circumstances that take place 
subsequent to the date of our field inspection. 

16. The quality of a lodging facility's onsite management has a direct effect on 
a property's economic viability. The financial forecasts presented in this 
analysis assume responsible ownership and competent management. Any 
departure from this assumption may have a significant impact on the 
projected operating results. 

17. The estimated operating results presented in this report are based on an 
evaluation of the overall economy, and neither take into account nor make 
provision for the effect of any sharp rise or decline in local or national 
economic conditions. To the extent that wages and other operating 
expenses may advance during the economic life of the property, we expect 
that the prices of rooms, food, beverages, and services will be adjusted to 
at least offset those advances. We do not warrant that the estimates will be 
attained, but they have been prepared based upon information obtained 
during the course of this study and are intended to reflect the expectations 
of a typical hotel investor. 

18. This analysis assumes continuation of all provisions of the Internal 
Revenue Code of 1986, as amended to date. 

19. Many of the figures presented in this report were generated using 
sophisticated computer models that make calculations based on numbers 
carried out to three or more decimal places. In the interest of simplicity, 
most numbers have been rounded to the nearest tenth of a percent. Thus, 
these figures may be subject to small rounding errors. 

20. It is agreed that our liability to the client is limited to the amount of the fee 
paid as liquidated damages. Our responsibility is limited to the client, and 
use of this report by third parties shall be solely at the risk of the client 
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and/or third parties. The use of this report is also subject to the terms and 
conditions set forth in our engagement letter with the client. 

21. Evaluating and comprising financial forecasts for hotels is both a science 
and an art. Although this analysis employs various mathematical 
calculations to provide value indications, the final forecasts are subjective 
and may be influenced by our experience and other factors not specifically 
set forth in this report. 

22. This study was prepared by Hospitality Property Tax, LLC. All opinions, 
recommendations, and conclusions expressed during the course of this 
assignment are rendered by the staff of Hospitality Property Tax, LLC as 
employees, rather than as individuals. 
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3. Certification 

The undersigned hereby certify that, to the best of our knowledge and belief:  
1. the statements of fact presented in this report are true and correct; 
2. the reported analyses, opinions, and conclusions are limited only by the 

reported assumptions and limiting conditions, and are our personal, 
impartial, and unbiased professional analyses, opinions, and conclusions; 

3. we have no present or prospective interest in the property that is the 
subject of this report and no personal interest with respect to the parties 
involved; 

4. we have no bias with respect to the property that is the subject of this 
report or to the parties involved with this assignment; 

5. our engagement in this assignment was not contingent upon developing or 
reporting predetermined results; 

6. our compensation for completing this assignment is not contingent upon 
the development or reporting of a predetermined result or direction in 
performance that favors the cause of the client, the attainment of a 
stipulated result, or the occurrence of a subsequent event directly related 
to the intended use of this study; 

7. our analyses, opinions, and conclusions were developed, and this report 
has been prepared, in conformity with the Uniform Standards of 
Professional Appraisal Practice; 

8. Benjamin A. Levin personally inspected the property described in this 
report; in addition to the inspection, Benjamin A. Levin participated in the 
research for this assignment and assisted in the report’s preparation; 
Michael E. Brophy participated in the analysis and reviewed the findings, 
but did not personally inspect the property; 

9. Benjamin A. Levin provided significant assistance to Michael E. Brophy, 
and that no one other than those listed above and the undersigned 
prepared the analyses, conclusions, and opinions concerning the real 
estate that are set forth in this report;  

10. the reported analyses, opinions, and conclusions were developed, and this 
report has been prepared, in conformity with the requirements of the Code 
of Professional Ethics and the Standards of Professional Appraisal Practice 
of the Appraisal Institute; 
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11. the use of this report is subject to the requirements of the Appraisal 
Institute relating to review by its duly authorized representatives; and 

12. as of the date of this report, Michael E. Brophy have completed the 
requirements of the continuing education program of the Appraisal 
Institute. 

 
 
DRAFT REPORT 
 
 
Michael E. Brophy 
Senior Vice President, Partner 
Hospitality Property Tax, LLC 
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City Council Meeting and Public Hearing
STAFF REPORT

 

Submitting Department: Community Development
Submitted By: 

Meeting Date: September 26, 2016

 

I. AGENDA ITEM TITLE: PH-16-15 THOMPSON STREET FLATS/KAIROS DEVELOPMENT
CONSIDERATION OF A REQUEST TO CHANGE A PREVIOUS CONDITION OF ZONING TO REVISE THE 
CONFIGURATION OF THE BUILDINGS ON THE SITE IN ORDER TO ALLOW ALL FOUR BUILDINGS TO 
FRONT THOMPSON STREET AND TO REVISE THE ARCHITECTURE. THE PROPERTY IS LOCATED AT 
51, 61, 71, AND 83 THOMPSON STREET AND IS LEGALLY DESCRIBED AS BEING LOCATED IN LAND 
LOT 748, 1ST DISTRICT, 2ND SECTION, FULTON COUNTY, GEORGIA. 

II. RECOMMENDATION:
 
III. BUDGET IMPLICATIONS: 

 

BUDGETED ITEM: NO FISCAL IMPACT: NO 
INCLUDED IN CURRENT FY CPTL BUDGET: NO INCLUDED IN CURRENT FY OPRT. BUDGET: NO 
TOTAL PROJECT COST:   
APPROPRIATIONS: 

ACCOUNT TITLE/NUMBER DOLLAR AMOUNT 

EXTERNAL FUNDING SOURCES: 

ACCOUNT TITLE/NUMBER DOLLAR AMOUNT 

IV. REPORT IN BRIEF: 
 
V. ALTERNATIVES: 
 
VI. ATTACHMENTS: 

 Council Agenda Report, City Council Minutes 11.16.15, Location Map, Land Use Map, Aerial Map, Zoning 
Map, Building Description, Front Elevation, Elevations, Application, Citizenship Part B 



CITY COUNCIL MEETING
STAFF REPORT

SUBMITTING DEPARTMENT: COMMUNITY DEVELOPMENT 
SUBMITTED BY:  KATHI COOK

DRAFTED BY:  MICHAEL WOODMAN

I. AGENDA ITEM TITLE: PH-16-15 THOMPSON STREET FLATS/KAIROS DEVELOPMENT

CITY COUNCIL: SEPTEMBER 26, 2016

II. RECOMMENDATION:

Approve PH-16-15 Thompson Street Flats/Kairos Development subject to the following conditions:

1. The site, shall be zoned DT-LW. Land Use shall be “Mixed Use Live-Work.
2. Property shall be developed substantially in accordance with submitted plan by Kairos Development Corporation 

dated 8/23/2016 as presented on 9/26/2016. However, lot yield depicted is not guaranteed and subject to meeting all 
City code requirements and conditions of zoning.

3. Building elevations shall be substantially similar to those presented on 9/26/16 with final approval by Staff. Side 
building elevations seen from Thompson Street shall have significant architectural features and materials.

4. Thompson Street shall generally be improved as follows: 36’ half width right-of-way to incorporate 8’ sidewalk 
(concrete with brick paver banding), 6’ planting area, 8’ on-street parking, and 10’ travel lane with final approval by 
Staff. Final streetscape shall match the approved Thompson Street streetscape standards as approved by Senior 
Transportation Engineer.

5. Thompson Street shall include stacked stone or granite wall between sidewalk and the park with final approval by 
Staff. Under ledge wall lighting shall be required. Benches and a public art pedestal approved by Staff shall be 
provided in dedicated pocket park area.

6. Roadways with on-street parking shall incorporate curb extensions at intersections. All entrance drives shall be 
constructed with decorative pavers approved by Staff.

7. Development shall not be gated.
8. Internal sidewalks to the front of units shall be provided.
9. Civic space along Thompson Street shall include a mix of trees, shrubs, and ground covers of varying heights, textures 

and colors as approved by Staff.
10. Additional consideration shall be given to those trees that will be visible from Thompson Street that add to the overall 

aesthetics and “Park-Like” appearance of the Thompson Street landscape.
11. The 23” pecan tree and 24” Black walnut (#368) shall be incorporated into the site plan. Applicant shall make every 

effort to incorporate the 40” Water Oak (#358), 8” Dogwood (#373), 33” Pine (#367), 28” Water Oak (#363), 48” 
Water Oak (#365), 36” Water Oak (#372) and 25” Water Oak (#366) into the site plan with final approval by Staff. 
Applicant shall be responsible for any recompense.

12. Street trees along Thompson Street shall be a minimum of 4” caliper at time of planting and shall include tree grates 
as approved by Staff.

13. A minimum 10’ landscape strip shall be provided to the west and east shall be provided and shall incorporate existing 
trees as approved by Arborist.

14. Applicant shall make an effort to determine if any existing landscaping (ornamental trees and shrubs) can be spaded 
and relocated on site to enhance the maturity level of landscaping at time of project completion.

15. Additional encroachment into the CRZ of saved trees on a case by case basis will be allowed if retaining walls, tree 
wells, structural soils, or other innovative measures are used. This will be allowed where constructability may be a 
challenge based upon topography or other site factors.

16. Amenity areas shall be improved with hardscape and landscape as depicted, with final approval by Staff.
17. Building height shall be limited to 48’ when measured from the finished elevation of Thompson Street and not 

including the parapet wall.
18. Applicant shall provide an easement to the City for the civic space including seating areas along Thompson Street. 

Space shall be maintained by the Homeowners Association.

III. REPORT IN BRIEF:



The applicant, Kairos Development, requests changes to conditions of zoning on a 2.4-acre property approved as a ‘For-
Sale’ condominium development. The requested changes will allow for a reconfiguration of the site plan, as well as revised 
building elevations. The subject properties are located at 51, 61, 71, and 83 Thompson Street.

IV. ATTACHMENTS:

 Site Plan

 Building Elevations

DISCUSSION

The submitted request, if approved, will allow for changes to conditions of zoning for the Thompson Street Flats 
condominium development. The proposed changes include reconfiguration of the site plan and new building 
elevations. The subject property was approved on November 16, 2015 for a rezoning to DT-LW (Downtown Live-
Work) to allow for 24 ‘For-Sale’ condominium (stacked flats) units with a density of 10 units per acre. The approved 
use, number of units, and density will all remain the same. The applicant proposes the following changes to the 
conditions of zoning related to file CLUP-15-11/Z-15-10/CU-15-11/V-15-25 Thompson Street Flats:

2.Property shall be developed substantially in accordance with submitted plan by CORE Kairos Development 
Corporation dated 9/21/2015 8/23/2016 as presented on 11/5/15 9/26/2016. However, lot yield depicted is not 
guaranteed and subject to meeting all City code requirements and conditions of zoning.



3.Site and architecture shall be substantially similar to elevations submitted and meet requirements of the Alpharetta 
Downtown Code and be final approved by Staff as presented on 9/26/2016. The sides of the building shall have 
significant architectural features along Thompson Street.

4.Thompson Street shall generally be improved as follows: 36-foot half width right-of-way to incorporate 12 8-foot 
walkway, 6-foot planting area, 8-foot on-street parking, and 10-foot travel lane with final approval by Staff. Final 
Roadway configuration to match concurrent zonings as approved by Senior Transportation Engineer.

11.The 23” pecan tree, the 41” Water Oak (#355), 24” Black walnut (#368), shall be incorporated into the site plan. 
Applicant will make every effort to incorporate the 40” Water Oak (#358), 8” Dogwood (#373), 33” Pine (#367), 28” 
Water Oak (#363), 48” Water Oak (#365), the 36” water oak (#372) and the 25” Water Oak (#366) into the site plan 
with final approval by Staff. Applicant shall be responsible for any recompense.

12.Street trees along Thompson Street shall be a minimum of 6” 3” caliper at time of planting.

17.Building height shall be limited to 40’-0” with additional height allowed up to 48 feet for the observatory.

The originally approved site plan depicted four (4) condominium buildings oriented around a formal garden amenity 
space adjacent to Thompson Street. The applicant’s proposed site plan now depicts the four (4) condominium 
buildings oriented to Thompson Street with a large natural amenity and tree save area to the rear of the site. 
Significant increases to the civic, amenity, and overall greenspace are reflected on the proposed site plan.

SITE PLAN ANALYSIS

The applicant’s site plan depicts four (4) condominium buildings oriented to Thompson Street with parking located 
underneath the buildings and amenity courtyards. Groupings of two (2) buildings are located on either side of a 
central driveway. Lower amenity courtyards are provided along the front of each building grouping and upper 
amenity courtyards are provided in between each building grouping. A 0.7-acre natural amenity area is provided at 
the rear of the site and includes existing trees, landscape and hardscape. A linear civic space, community plaza, is 
provided along the frontage of the site adjacent to Thompson Street. The table below represents a comparison of 
the original and proposed site plans.
Comparison – Original vs. Proposed Site Plan

Original New (Proposed)
Site Acreage 2.4 acre 2.4 acres
Civic Space 8.2% (8,562 SF) 12.0% (12,461 SF)
Amenity Space 18.4% (19,083 SF) 43.9% (45,616 SF)
Total Impervious Area 56.1% (58,281 SF) 39.5% (41,078 SF)
Building Orientation Around Formal Garden Thompson Street
Parking Surface and Structured Structured
Specimen Tree Impact Significant Impacts & Removal 0.7-Acre Tree Save Area

          
  Original (Approved)                                                    New (Proposed)

 



A tree save area is depicted at the rear of the site and includes several specimen trees. A new arborist assessment 
was provided showing that the 41” Water Oak (#355) at the northwest corner of the site has changed from ‘good’ 
to ‘fair’ condition. The applicant requests a change to a condition of zoning to allow this specimen tree be removed 
due to the change in status.

BUILDING ELEVATIONS & ARCHITECTURE

The applicant is requesting a change to conditions of zoning to allow for new building elevations. For reference, 
the original (approved) building elevation is shown below.

The rendering below depicts the applicant’s proposed building elevations. According to the applicant’s architect, 
the building is neoclassical architecture including features and materials such as 8’ deep covered porches, painted 
brick, columns, bronze window casings, wrought iron decorative railings, detailed brickwork, window mullions, 
and detailed cornice. Each building will be identical. Although the rendering does not provide as much detail as a 
building elevation, the City’s Downtown Architect was able to provide the following preliminary comments 
regarding the applicant’s proposed building:

 The four buildings should be identical.
 The cornice/entablature/parapet detail looks very bulky and simple, not very historic or traditional in its 

scale and details.
 Clarify the amount of brick versus stucco or other materials.
 Applicant should revise the building based on compliance with the City’s Downtown Code.



The cross section below depicts the building height in comparison to the finished elevation of Thompson Street. 
The 1st floor elevation of the building is over 9’ higher than Thompson Street in order to allow for parking 
underneath the buildings. When the height of the parapet wall (3’) is subtracted from the overall height of the 
building (44’-3”), the building will be just over 41’ from the average finished grade along the front of the building. 
When measured from the finished elevation of Thompson Street, the building is 47’.

CONCURRENCES

City Staff has reviewed the applicant’s proposal and finds that it can support the applicant’s request for changes to 
conditions of zoning. The proposed site plan will result in a significant increase to the civic space, amenity space 
and overall greenspace, as well as allow for several specimen trees to be saved. Structured parking will be provided 
under the buildings, thereby decreasing the overall impervious area on the site. Staff recommends architectural 
standards to ensure compatibility of the buildings with the character of the Downtown Overlay and Thompson Street 
corridor.

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.



CLUP1511/Z1510/CU1511/V1525 Thompson Street Flats  Play >>  
 
         Director of Community Development, Kathi Cook, came forward to present this item on behalf of 

staff
 
         Staff recommends approve CLUP-15-11/Z-15-10/CU-15-11/V-15-25 Thompson Street Flats 

request for a Land Use amendment and zoning change with the following conditions:
 

1.                   The site, shall be zoned DT-LW. Land Use shall be “Mixed Use Live- Work.
2.                   Property shall be developed substantially in accordance with submitted plan by 

CORE dated 9/21/2015 as presented on 11/5/15. However, lot yield depicted is 
not guaranteed and subject to meeting all City code requirements and conditions 
of zoning.

3.                   Site and architecture shall be substantially similar to elevations submitted and 
meet requirements of the Alpharetta Downtown Code and be final approved by 
Staff. The sides of the building shall have significant architectural features along 
Thompson Street.

4.                   Thompson Street shall generally be improved as follows: 36 foot half width right-
of-way to incorporate 12 foot walkway, 6 foot planting area, 8 foot on-street 
parking, and 10 foot travel lane with final approval by Staff. Final Roadway 
configuration to match concurrent zonings as approved by Senior Transportation 
Engineer.

5.                   Thompson Street shall include stacked stone or granite wall between sidewalk and 
the park with final approval by Staff. Under ledge lighting of wall shall be 
required. Benches approved by Staff shall be provided in dedicated pocket park 
area.

6.                   Roadways with on-street parking shall incorporate curb extensions at intersections. 
All entrance drives shall be constructed with decorative pavers approved by Staff.

7.                   Development shall not be gated.

8.                   Internal sidewalks to the front of units shall be provided.
9.                   Landscaping along Thompson Street shall be provided to screen the 

internal streets. Include a mix of evergreens and deciduous trees, shrubs, 
and ground covers of varying heights, textures and colors.

10.               Additional consideration shall be given to those trees that will be visible from 
Thompson Street that add to the overall aesthetics and “Park-Like” appearance of 
the Thompson Street landscape.

11.               The 23” pecan tree, the 41” Water Oak (#355), 24” Black walnut (#368), shall be 
incorporated into the site plan. Applicant will make every effort to incorporate the 
28” Water Oak (#363), 48” Water Oak (#365), the 36” water oak (#372) and the 
25” Water Oak (#366) into the site plan with final approval by Staff. Applicant shall 
be responsible for any recompense.

12.               Street trees along Thompson Street shall be a minimum of 6” caliper at time of 
planting.

13.               A minimum 9’ landscape strip to west and south and east shall be provided and 
incorporate existing trees as approved by Arborist.

14.               Applicant shall make an effort to determine if any existing landscaping (ornamental 
trees and shrubs) can be spaded and relocated on site to enhance the maturity level 
of landscaping at time of project completion.

15.               Additional encroachment into the CRZ of saved trees on a case by case basis will be 
allowed if retaining walls, tree wells, structural soils, or other innovative measures 
are used. This will be allowed where constructability may be a challenge based upon 
topography or other site factors.

javascript:top.SetVidMarker(8);


16.               Amenity areas shall be improved with hardscape and landscape as depicted, with 
final approval by Staff.

17.               Building height shall be limited to 40’-0” with additional height allowed up to 48 
feet for the observatory.

 
 

         The applicant, Rick Sjoholm, is requesting to rezone 2.3 acres from R-12 to DT- LW and change the 
Comprehensive Land Use Plan from “Professional/Business Office” and “Commercial” to “Mixed 
Use Live Work”. The applicant is requesting a conditional use to allow 10 units per acre. The 
applicant is also requesting a variance for the height of the building from 3 stories or 40’ to 48’ for the 
4th floor conservatory. The four properties combined are approximately 2.3 acres in size.

 
         The submitted request, if approved, will allow the applicant to build a project consisting of four, six 

unit residential condominium “for sale” with park and open space. The property is located south of 
Thompson Street and the north side of Old Milton Parkway and to the west of Old Milton Holdings.

 
         The property is currently zoned R-12 which requires 12,000 square foot lots and is located within the 

Downtown Master Plan area and designated as Downtown- Live/Work within the Future Land Use 
Plan. The DT-LW (Downtown-Live/Work) zoning is being requested which permits consideration of 
up to 8 units per acre subject to site conditions. The request is for 4 buildings with 6 attached “for-
sale” units in each building. The total requested density is 10 units per acre which is over the 8 units 
permitted in the DT-LW zoning except as approved by the City Council.

 
         The property to the north is currently zoned MU and O-P, the property to the west is zoned C-2, the 

property to the east and south is zoned O-I with the funeral home. The proposed development would 
replace 4 existing homes.

 
         The buildings will be filled with 24 luxury condominiums with a large central park. The prices on the 

units range from $500,000 to $1,000,000. The parking is underneath the buildings in a secured 
environment. Residents can walk either to Avalon or downtown.

 
 

         The trees on the subject site are mainly around the perimeter. A 23” pecan tree is being saved located 
along the front of the property as well as a 41” water oak. A 36” water oak and 24” Black Walnut 
located along the south property line will also be incorporated. However, there is a large Magnolia 
#343 that is to be taken down. The Critical Root Zone can be encroached but the building is too close 
to the tree.

 
         The traffic report shows there are 186 daily trips from the development. The weekday AM Peak Hour 

is 16 trips and the weekday PM Peak Hour is 19 trips.
 

         The Alpharetta Downtown Code requires a minimum of 10% amenity space on all sites. The amenity 
space on the site plan is privately owned and for use by the residents and encompasses 18.4% (19,083 
sq. ft.) of the site and is viewable to the public. The civic space is about 8.2% (8,562 sq. ft.) of the site 
which doesn’t meet the required 10% rule; however, when you combine that with the portion of 
Thompson Street for on street parking which the applicant is creating it meets the 10%

 
         The civic space is the portion of open space for public use defined by the combination of certain 

physical constants including the relations among their intended use, their size, their landscaping, and 
their adjacent buildings.

 
         Architecture is designed by Hug and Associates and captures the intent of the Alpharetta Downtown 

Code. The buildings should be brick, stone or painted brick with hard coat stucco. They will require 
review by the City’s Downtown Architect.



 
         The conditional use permit is requested for the applicant to permit the 10 units per acre exceeding 

allowed 8 units per acre that the Alpharetta Downtown Code allows. If the applicant can include the 
recommended specimen trees on the site the density can be supported because this location is adjacent 
to commercial zoning to the west and south. The density and condominium configuration would not 
be appropriate on the north side and is better situated for this site due to adjacent commercial.

         The applicant also requests a height variance. The Alpharetta Downtown Code in the UDC states that 
all properties in DT-LW have a height limit of 40 feet or 3 stories. This application is for 4 stories. The 
applicant is asking for an 8 feet variance to take the building to 47 feet. However, the 4th story is an 
observatory and takes up only a portion of the 4th floor.

 
         Residential development is known to increase school enrollment. Fulton County calculated the 

potential maximum number of children who may live on the property by using the Fulton County 
schools standard calculation to distinguish the number of children that a residential development will 
generate. 

         Based on the total figure for all three-school levels, it can be assumed that the proposed development 
could house approximately 3 - 5 school age children. Alpharetta High can meet demand however; 
Manning Oaks Elementary and Hopewell Middle School are shown to be over capacity.

 
         Staff’s analysis finds that the requested rezoning can be supported. The civic area should be required 

to include benches as well as the landscaping proposed. The higher density proposed may be 
appropriate in this location only because of the locations adjacent to commercial. Every effort should 
be made to include existing tree coverage and limit impacts.

 
         The applicant notified everyone within 500 feet of the intent for the property. A meeting was held 

where surrounding property owners could attend and no one attended. The applicant met with Lawson 
Finlayson of River Rock Development that adjoins this project to the east. The applicant says he 
offered his full support.

 
         This item was heard at the November 5th Planning Commission meeting. No one spoke in favor or 

against the proposal. After discussion, the Commission unanimously recommended approved of the 
request with changes to the building height limit and permitted a minimum landscape strip of 9’ 
adjacent to the property to the west, east and south.

 
         Rick Sjoholm came forward on behalf of the applicant

 

Public Comment

None

  Council Member Kennedy offered a motion to approve CLUP1511/Z1510/CU1511/V15-
25 Thompson Street Flats request for land use amendment and zoning change 
and add a condition #18 which shall read, “Applicant shall provide an 
easement to the City for the civic space including seating areas along 
Thompson Street. Space shall be maintained by the Homeowners Association.”

         The motion was seconded by Council Member Kennedy

         Motion approved (6-0)
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Chelsea Flats Building Description 
 
 
The Chelsea Flats buildings have been designed in the neo-classical style. They are 
symmetrical three floor brick residential buildings with large balconies oriented 
towards Thompson Street. Each building pair will feature a terraced courtyard 
which will transition from an art walk at the street level to a formal upper 
courtyard between the buildings. Parking is located beneath the three story 
buildings and will be hidden from street view.  A large park area at the rear of the 
property is to be preserved open space and tree buffer. 
 
 A portico will feature gas lanterns on brick columns at the center of each building 
to provide a formal entrance to the building lobby from the street. Balconies on 
either side of the building are composed of arched brick arcades at the first level 
and Tuscan columns on the balconies above. Columns are more slender on the 
third level than the second to reinforce classical proportion. Parapet wall with 
projected cornice will wrap the corners of the front and side facades; the corners 
at the rear of the site will feature ornamental brick at the parapet wall capital. 
 
Balcony railings are to be painted wrought iron and the column wraps/ cornices 
are to be wood, PVC or GFRC material.  The brick is to be painted and will feature 
ornamental soldier courses at the parapet, jack arch above portico, and heading 
course accents within the running bond field brick. Large windows are 
symmetrical about the building entrance and will be dark bronze color with large 
divided view panels.  



Chelsea Flats, Alpharetta Georgia

ORNAMENTAL BRICK SOLDIER COURSE
CORNICE AT PARAPET WALL

STANDING SEAM METAL OR
OR MEMBRANE ROOF

TUSCAN COLUMNS
(NARROWER ON 3RD FLOOR)

WROUGHT IRON RAILING

ORNAMENTAL HEADER COURSES

BRICK ARCADE 

JACK ARCH

DIVIDED PANE WINDOW 
W/ DARK BRONZE FINISH

BRICK PORTICO W/ GAS
LANTERNS AND WROUGHT
IRON RAILING

ORNAMENTAL BRICK
FEATURE

FRONT ELEVATION

PAINTED BRICK FIELD
RUNNING BOND PATTERN



Chelsea Flats, Alpharetta Georgia
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City Council Meeting and Public Hearing
STAFF REPORT

 

Submitting Department: Legal
Submitted By: James Drinkard

Meeting Date: September 26, 2016

 

I. AGENDA ITEM TITLE: CONSIDERATION OF ORDINANCE AMENDMENT: ARTICLE XI OF CHAPTER 
12 OF CITY CODE (SECOND READING)
 AN ORDINANCE OF THE MAYOR AND COUNCIL OF THE CITY OF ALPHARETTA, GEORGIA TO 
AMEND ARTICLE XI OF CHAPTER 12 (MOBILE FOOD VENDORS) OF THE CODE OF THE CITY OF 
ALPHARETTA, GEORGIA; TO PROVIDE FOR AN EFFECTIVE DATE; AND FOR OTHER PURPOSES. 

II. RECOMMENDATION:

 
Approve the first reading of an ordinance of the Mayor and Council of the City of Alpharetta, Georgia to 
amend Article XI of Chapter 12 (Mobile Food Vendors) of the Code of the City of Alpharetta, Georgia; to 
provide for an effective date; and for other purposes. 

III. REPORT IN BRIEF: 

 

City Council recently gave consideration to an amendment to the City Code that would provide an allowance 
within the Downtown District for a licensed establishment to utilize one or more food trucks/mobile vendor trucks to satisfy 
the requirement of a full-service kitchen (Article II, Section 3-40) and alcohol/food sales ratio (Article II, Section 3-40 and 
Article XVI, Section 3-183).

In further reviewing City Code, staff identified a section of Article XI of Chapter 12 (Mobile Food Vendors) that conflicts 
with the intent of that amendment.  As such, the City Attorney has prepared and will present for consideration an 
amendment that would overcome that conflict.

IV. ALTERNATIVES: 
 
V. ATTACHMENTS: 
 Draft Amendment 



AN ORDINANCE OF THE MAYOR AND COUNCIL OF THE CITY OF ALPHARETTA, 
GEORGIA TO AMEND ARTICLE XI OF CHAPTER 12 (MOBILE FOOD VENDORS) 
OF THE CODE OF THE CITY OF ALPHARETTA, GEORGIA; TO PROVIDE FOR 

AN EFFECTIVE DATE; AND FOR OTHER PURPOSES 
 
 
 WHEREAS, Chapter 12, Article XI of the Code of Ordinances of 
the City of Alpharetta, Georgia (the “Code”) contains an ordinance 
regulating mobile food vendors within the City; and 
 
 WHEREAS, the Mayor and Council have determined that it is 
appropriate from time to time to modify the mobile food vendors 
ordinance to comport with current conditions; 
 
 NOW, THEREFORE, BE IT ORDAINED that it is the intention of the 
City Council and it is hereby ordained by the authority of the City 
Council that the provisions of this Ordinance shall become and be 
made a part of the Code of the City (the "Code"), and the codifier 
is authorized to make the specified deletions, insertions, 
additions, and to insert headings, article numbers and section 
numbers as and where appropriate; and it is 
 
 FURTHER ORDAINED: 
 
 Section 1 of Amendment.  Chapter 12, Article XI, Sec. 12-212 
is amended by deleting paragraph (b)(2) of said section and 
substituting a new paragraph (b)(2) in lieu thereof as follows: 
 

“(b) Operation from private party 
 

(2) Except as may be allowed as part of a City-
issued special event permit or pursuant to Chapter 
3, Article XVI, Section 3-185 (Licensed 
Establishments with Food Trucks/Mobile Food 
Vendors), mobile food vendors are permitted on a 
given property no more than eight days in any 
calendar month.  A minimum of two calendar days 
must transpire between operating periods on any 
given property.” 

 
 Section 2 of Amendment.  It is hereby declared to be the 
intention of the Mayor and Council that the sections, paragraphs, 
sentences, clauses and phrases of this Ordinance are severable, and 
if any phrase, clause, sentence, paragraph, or section hereof shall 
be declared invalid or unconstitutional or, if the provisions of 
any part of this Ordinance as applied to any particular situation 
or set of circumstances shall be declared invalid or 
unconstitutional, such invalidity shall not be construed to affect 
the portions of this Ordinance not so held to be invalid, or the 



application of this Ordinance to other circumstances not so held to 
be invalid.  It is hereby declared as the intent of the Mayor and 
Council that this Ordinance would have been adopted in its current 
form without the invalid or unconstitutional provision contained 
therein. 
 
 Section 3 of Amendment.  This Ordinance shall become effective 
immediately upon its adoption.  All ordinances, parts of 
ordinances, or regulations in conflict with this Ordinance are 
hereby repealed.  This Ordinance shall become part of the Code of 
Ordinances of the City of Alpharetta. 
 

SO ORDAINED this ______ day of September, 2016. 
 

CITY OF ALPHARETTA, GEORGIA 
 
 

  By:____________________________________ 
David C. Belle Isle, Mayor 

 
          COUNCIL MEMBERS 
 
 
      ____________________________________ 
      Jason Binder 
 
 
      ____________________________________ 
      Jim Gilvin 
 
 
      ____________________________________ 
      Mike Kennedy 
(SEAL) 
 
Attest:     ___________________________________ 
      Dan Merkel 
 
__________________________ 
City Clerk    ___________________________________ 
      Donald Mitchell 
First Reading_____________ 
 
Second Reading____________ ___________________________________ 
      Chris Owens 
Adopted___________________ 
 
 
2176256 



City Council Meeting and Public Hearing
STAFF REPORT

 

Submitting Department: Recreation and Parks
Submitted By: 

Meeting Date: September 26, 2016

 

I. AGENDA ITEM TITLE: DESIGN/BUILD FOR WEBB BRIDGE PARK SPECTATOR SEATING, RFP #17-101 
II. RECOMMENDATION:

 
Please award RFP 17-101 to Ed Castro Landscape Inc. in the amount of $124,581.70 for the design and 
construction of the Webb Bridge Park Spectator Seating Project, and authorize the Mayor to execute all 
necessary documents. 

III. BUDGET IMPLICATIONS: 

 

BUDGETED ITEM: YES FISCAL IMPACT: YES 
INCLUDED IN CURRENT FY CPTL BUDGET: YES INCLUDED IN CURRENT FY OPRT. BUDGET: NO 
TOTAL PROJECT COST: $124,581.70  
APPROPRIATIONS: 

ACCOUNT TITLE/NUMBER DOLLAR AMOUNT 
Webb Bridge Park Spectator Seating (30161150-541500-C1642) $124,581.70 

EXTERNAL FUNDING SOURCES: 

ACCOUNT TITLE/NUMBER DOLLAR AMOUNT 
- $0.00 

IV. REPORT IN BRIEF: 

 

Webb Bridge Park has a multi-use field adjacent to a large slope. When spectators come to see sporting 
events they have to bring chairs, blankets, etc. and position themselves on the steep slope. When the lower 
field was constructed, the fill slope from the field was placed adjacent to the field and thus a steep, semi-
grassed slope, was constructed. Several years ago a pavilion was constructed at the top of the slope to 
provide shade and assist in viewing the sporting events. Due to use of the field and the lack of defined seats, 
the Department of Recreation and Parks requested funding in the FY 2017 Capital Budget to construct 
spectator seating.

The Recreation and Parks Department prepared a Request for Proposal (RFP) in July 2016 for the 
design/build of spectator seating at the Webb Bridge Park lower multipurpose field with 
the following requirements:

 Seating should accommodate approximately 60 - 100 spectators and provide separation between 
Home and Visiting attendees. 

 Home and Visitor separation may be spacing between bleachers/seating. 
 Seating options are open, concrete, aluminum, natural grass, or stone. 
 Spectators often use the nearby pavilion.  Steps or ramp to connect pavilion to bleacher/seating is 

needed.

A total of three proposals were submitted to the city for review on August 11, 2016. The proposals were 
reviewed by an Evaluation Committee composed of representatives from the Recreation and Parks 
Department and the Public Works Department. Each member of the Evaluation Committee scored the 
proposals based on the evaluation criteria set forth in the RFP – Firm Experience, Project Team, Conceptual 
Design, Approach to Project and Scheduling, and Available Resources. After the completion of independent 
reviews, the Evaluation Committee met on August 25, 2016 to tabulate the overall scores of the respondents 
which were as follows (scale of 1 to 5 with 5 being the highest):



Ed Castro Landscape Inc.                          3.53

Dant Clayton Corp.                                      2.98

Southern Bleacher Company Inc.             2.83

Ed Castro landscape submitted a proposal that utilized small retaining walls, veneered with flagstone, that 
created multiple terraces (see attached renderings). The Evaluation Committee met with representatives from 
Ed Castro Landscape Inc. on September 8, 2016, to discuss project specifics regarding construction staging, 
permitting, cost, and project schedule. Weather permitting the project is scheduled to take 60-90 days. The 
team also discussed the cost proposal submitted by Ed Castro Landscape Inc. The cost submitted came in 
under budget at $133,816.36 (budget is $135,000), but included several additions: adding steps near the 
pavilion and parking lot, as well as adding flagstone to the existing columns of the pavilion. The total cost of 
the additional work is $9,234.66. All of these additions are outstanding ideas. However, since the walls will be 
constructed on a fill slope there are concerns of unsuitable soils. The requested award amount is 
$124,581.70 ($133,816.36 cost submission less additional work described above of $9,234.66). The 
remaining funds will be reserved by the city to cover project contingencies (e.g. unsuitable soils) and will only 
be released to cover the additional work (described above) if available.

The Evaluation Committee recommends awarding the contract to the highest scoring firm, Ed Castro 
Landscape Inc. as their proposal meets/exceeds all of the RFP requirements and the cost is within budget.

V. ALTERNATIVES: 
 
VI. ATTACHMENTS: 
 Spectator Seating - Rendering, Wall Detail, Spectator Seating - Plan 









City Council Meeting and Public Hearing
STAFF REPORT

 

Submitting Department: Public Works
Submitted By: Geoffrey Sarra, Pete Sewczwicz

Meeting Date: September 26, 2016

 

I. AGENDA ITEM TITLE: RUCKER ROAD CORRIDOR ROUNDABOUTS 
II. RECOMMENDATION:
 
III. REPORT IN BRIEF: 

 
Public Works will be presenting preliminary plans of the two roundabouts proposed along the Rucker Road 
Corridor for comments from City Council.  Funding for design of the roundabouts was previously approved by 
City Council on June 20, 2016.

IV. ALTERNATIVES: 
 
V. ATTACHMENTS: 
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