
PLANNING COMMISSION MEETING
JUNE 2, 2022

ALPHARETTA CITY HALL
COUNCIL CHAMBERS

2 PARK PLAZA
6:30 PM

I. CALL TO ORDER 

II. SWEARING-IN OF NEW COMMISSIONER KAREN RICHARD 

III. ROLL CALL 

IV. APPROVAL OF MEETING MINUTES 

 a. Approval of meeting minutes of May 5, 2022 

V. ITEMS FROM BOARD MEMBERS 

VI. ITEMS FROM STAFF 

VII. PUBLIC HEARING 

 a. CLUP-22-02 / Z-22-06 / V-22-10 / 3973 Webb Bridge Road
DEFERRED: This item has been deferred by the applicant. It will not be heard or considered 
during the June 2, 2022 Planning Commission meeting. 
Consideration of a comprehensive land use plan amendment, rezoning and variance to allow 
for the construction of 4 ‘For-Sale’ single-family detached homes on 5.66 acres. A 
comprehensive land use plan amendment is requested from ‘Public, Institutional, Education’ 
to ‘Low Density Residential’ and a rezoning is requested from AG (Agriculture) to R-15 
(Dwelling, ‘For-Sale’, Residential). A variance is requested to reduce stream buffers. The 
property is located at 3973 Webb Bridge Road and is legally described as being located in 
Land Lots 1240 & 1247, 2nd District, 1st Section, Fulton County, Georgia.  

 b. MP-22-04 / CU-22-03 / V-22-14 / Sanctum Serene Wellness
WITHDRAWN: This item has been withdrawn by the applicant. It will not be heard or 
considered during the June 2, 2022 Planning Commission meeting.
Consideration of a master plan amendment and conditional use to allow a ‘Spa Services’ for 
Sanctum Serene Wellness. A master plan amendment is requested to the Preston Ridge 
Master Plan to add the proposed use and a conditional use to allow a ‘Spa Services’ for 
Sanctum Serene Wellness. The property is located at 3235 North Point Parkway, Suite 300 
and is legally described as being located in Land Lots 1244 & 1261, 2nd District, 2nd 
Section, Fulton County, Georgia.  

 c. MP-22-05 / CU-22-04 / SS Entertainment, LLC Event Facility / 5815 Windward Parkway
Consideration of a master plan amendment and conditional use to allow a ‘Special Event 
Facility’ for SS Entertainment, LLC. A master plan amendment is requested to the 
Windward Master Plan to add the proposed use and a conditional use to allow a ‘Special 
Event Facility’ for SS Entertainment, LLC. The property is located at 5815 Windward 
Parkway, Suite 101 and is legally described as being located in Land Lots 1112, 1113, 1176 
& 1177, 2nd District, 1st Section, Fulton County, Georgia.  

 d. CU-22-05 / Off Leash / 142 South Main Street
DEFERRED: This item has been deferred by the Applicant. It will not be heard or considered 
during the June 2, 2022 Planning Commission meeting. 



Consideration of a conditional use to allow ‘Recreational Facilities, Indoor and Outdoor’ for 
Off Leash. Off Leash is a full-service restaurant and indoor and outdoor dog park. The 
property is located at 142 South Main Street and 125 Norcross Street and is legally 
described as being located in Land Lot 695, 1st District, 2nd Section, Fulton County, 
Georgia.  

VIII. ADJOURNMENT 
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 Planning Commission Meeting   
        May 5, 2022 

Department of Community Development 
ALPHARETTA CITY HALL | 2 PARK PLAZA 

6:30 PM 
 

I. CALL TO ORDER 

• Chairman Kung’u called the meeting to order at  6:30 p.m. 

II. ROLL CALL 

• Planning Commissioners present: 

o Francis Kung’u (Chair) 

o Jill Reynolds 

o Todd Stratton 

o Dana Davis 

o William Perkins 

o Martine Zurinskas 

• Planning Commissioners Absent 

o Fergal Brady, Vice-Chair  

o Jamie Bendall (Alternate) 

o Valerie Manley (Alternate) 

• Staff present: 

o Michael Woodman, Planning + Development Services Manager 

o Eric Graves, Senior Engineer, Development Services 

o Alexandra Callum, Planning + Zoning Coordinator 

III. APPROVAL OF MEETING MINUTES 

 Commissioner Zurinskas offered a motion to approve the Planning Commission Meeting Minutes from April 
14, 2022. 

• Commissioner Reynolds second the motion. 

• The motion was approved unanimously (6-0). 

This summary is provided as a convenience and service to the public, media and staff. It is not the intent to record proceedings 
verbatim. Any reproduction of this summary must include this notice. Public comments are noted as heard by Planning 
Commission, but not quoted or paraphrased. This document includes limited presentation by Planning Commission and 
invited speakers in summary form. The public is advised that the tapes recorded at said meeting are a matter of public 
record and are available upon request. 
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IV. ITEMS FROM BOARD MEMBERS 

V. ITEMS FROM STAFF 

VI. PUBLIC HEARING  

A. MP-22-02 / CU-22-01 / Bright Path Academy / 12395 Morris Road  
• Manager Woodman came forward to present this item. 

o The applicant, Bright Path Academy of Georgia, is requesting a master plan amendment and 
conditional use to allow a ‘School, Academic’ use for Bright Path Academy in a 11,150 square foot 
existing office building on 1.4 acres. An amendment to the Professional Turf Supply Master Plan is 
requested to add the proposed use. The subject property is located at 12395 Morris Road. 

o UDC Section 1.4.2 defines ‘School, Academic’ as, “Any building or part thereof which is designed, 
constructed or used for education or instruction following the same curriculum offered in a public 
elementary, secondary, trade or technical, or higher education facility, and accredited to award 
diplomas as such.” The use is permitted by-right in the C-1 (Neighborhood Commercial), C-2 (General 
Commercial), LI (Light Industrial) and SU (Special Use) districts and as a conditional use in the CUP, O-
I (Office-Professional), O-P and MU (Mixed-Use) districts. It can also be a Conditional Subordinate use 
in the PSC (Planned Shopping Center) district.  

o Bright Path Academy of Georgia is a not-for-profit school for children with special needs. The academy 
will provide educational services for students in grades 6-12 and will follow a typical school calendar 
year. The students will comprise mostly of non-verbal children with an autism diagnosis and sensory 
processing disorders. Initially expected enrollment will be approximately ten (10) students beginning in 
August 2022 with an eventual student population of approximately 30 children. School hours of 
operation will range from 8:00 AM to 4:00 PM, Monday through Friday. The student to teacher 
population is going to be one (1) teacher to three (3) students. The draft floor plan for utilizing the 
existing building shows a large open room for use as a recreational space for students.  

o The CZIM was held on April 13, 2022. There were no public comments. 
o Approve MP-22-02/CU-22-01 Bright Path Academy of Georgia, subject to the following conditions: 

1. Add ‘School, Academic’ to the Professional Turf Supply Master Plan as a conditional use. 
2. ‘School, Academic’ use shall be added as a conditional use at 12395 Morris Road and limited to 

no more than 11,150 square feet. 
3. Conditional use approval shall be limited to Bright Path Academy of Georgia; no additional 

‘School, Academic’ businesses or subleasing shall be permitted within the approved space. 
4. In the future if an outdoor recreational area is contemplated, it shall be limited to the north side of 

the building and the 50’ buffer adjacent to the residential property shall be maintained. 
5. Prior conditions of approval related to the Professional Turf Supply Master Plan shall remain in 

effect. 

• The applicant, Thane Brooks, came forward to speak on behalf of this application. 
o Bright Path is brand new. We are a startup school. 
o When the students are outside, they will be supervised by a teacher. 
o I have already hired a head of school, and we are working on a school calendar.  

• The Planning Commission discussed the following: 
o How long has Bright Path been in existence? 
o About the outdoor recreational use, can you show me where that is? We are trying to keep it further 

from residential areas, if possible. 
o Have you done this before? No. I saw that this need wasn’t being met in schools. 
o Will you have a cafeteria? No, not at this point. We will come back to the city with an architectural 

plan. 
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o I commend you on this. I have a child with special needs and understand the importance of this. 
Public Comment: 
• There were no public comments for this item. 

 Commissioner Davis offered a motion to approve the item as presented today, with the following 
conditions by Staff: 
1. Add ‘School, Academic’ to the Professional Turf Supply Master Plan as a conditional use. 
2. ‘School, Academic’ use shall be added as a conditional use at 12395 Morris Road and limited to 
no more than 11,150 square feet. 
3. Conditional use approval shall be limited to Bright Path Academy of Georgia; no additional 
‘School, Academic’ businesses or subleasing shall be permitted within the approved space. 
4. In the future if an outdoor recreational area is contemplated, it shall be limited to the north side of 
the building and the 50’ buffer adjacent to the residential property shall be maintained. 
5. Prior conditions of approval related to the Professional Turf Supply Master Plan shall remain in 
effect. 

o Commissioner Reynolds seconded the motion. 
o The motion was approved unanimously (6-0). 

 
B. Z-22-02 / V-22-08 / 116 + 126 North Main Street 

 Commissioner Zurinskas offered a motion to remove Z-22-02 / V-22-08 / 116 + 126 North Main 
Street from the table. 

o Commissioner Stratton seconded the motion. 

• Manager Woodman came forward to present this item. 

o The applicant, Market District Crabapple, LLC, is requesting to rezone 1.43 acres from C-1 
(Neighborhood Commercial) to DT-MU (Downtown Mixed-Use) to allow for the construction of two (2), 
four (4) story mixed-use buildings, including 32,000 square feet of office, 4,000 square feet of retail, 
8,000 square feet of restaurant and four (4) ‘For-Sale’ condominium units with structured parking. 116 
North Main Street is on the City’s Contributing Historic Buildings list and is proposed to be saved and 
re-used as a restaurant. Variances are requested to eliminate stream buffers and reduce setbacks for a 
dumpster enclosure. The subject property is located at 116 and 126 North Main Street and 0 Christine 
Drive on the west side of North Main Street across from the intersection with Cumming Street. 

o Approve Z-22-02/V-22-08 116 & 126 NORTH MAIN STREET, subject to the following conditions: 
1. The site, consisting of approximately 1.43 acres, shall be zoned DT-MU and developed 

substantially similar to site plan prepared by AEC, dated 3/18/2022, except for modifications 
required to comply with the conditions below. Uses shall be limited to office, retail, restaurant and 
‘For-Sale’ residential. 

2. Maximum building height shall be no greater than 3 stories and 46’. 
3. Building ‘B’ shall be limited to office and residential uses. Rooftop shall be limited to residential 

amenity space. 
4. A 15’ building setback shall be provided on North Main Street and shall include a minimum 5’ 

landscape strip located outside of any easements. A 20’ building setback, as measured from the 
existing right-of-way, shall be provided on Violet Garden Walk and shall include a minimum 15’ 
landscape strip. 

5. Architecture and materials shall be developed similar to the submitted renderings, except for 
modifications required to comply with these conditions and in compliance with the Alpharetta 
Downtown Code, subject to approval by the Downtown Consultant and DRB. Openings in parking 
deck walls shall include decorative screens similar to Teasley Place, with final approval by DRB. 

6. The historic building at 116 North Main Street shall be limited to office or restaurant use. 
7. 116 North Main Street shall be saved on the property, restored, and designated under the City’s 



4 
 

Historic Preservation Incentive Ordinance. Restoration shall be completed by the 1st TCO/CO, 
subject to a Certificate of Appropriateness from the Historic Preservation Commission. 

8. Lot coverage shall not exceed 80%. 
9. Parking deck shall be screened with a mix of landscape materials of varying heights, with final 

approval by DRB. 
10. Decorative lighting and trees shall be placed on the upper deck, with final approval by DRB. 
11. Although the road is not being built at this time, developer shall set aside land to accommodate 

future right-of-way for the Cumming Street extension (as established in a Development Agreement), 
as depicted on the site plan prepared by AEC, dated 3/18/2022. Area shall be maintained as 
greenspace until such time that it is improved for the road extension. 

12. Final streetscape shall include decorative pedestrian lighting, as approved by Staff. 
13. Street trees shall be required in the planter along North Main Street (as approved by GDOT) and 

Violet Garden Walk, as well as behind the sidewalks as a continuation of what has been 
previously planted or designed in the Downtown and outside of any utility easements, as approved 
by Staff. In lieu of tree grates, the soil area around street trees shall be planted with evergreen 
ornamental grasses, groundcovers and/or shrubs. 

14. Amenity space shall be developed on building rooftops and limited to use by the occupants, 
invitees and guests of the development. Occupiable vertical structures shall be prohibited on 
rooftops. Greenspace amenity areas shall be planted with decorative landscaping, hardscape, 
walls and seating. The landscape shall include plant selections promoting the historic district. 

15. Foundation plantings, consisting of ornamental trees, shrubs, vines and/or grasses, shall be 
required for buildings with frontage along North Main Street, Cumming Street and Violet Garden 
Walk. 

16. Developer shall conduct a resistograph full assessment for tree #787 (46” Water Oak) and #788 
(37” Willow Oak). If trees are in Good condition they shall be saved, as approved by Staff. 

17. Decorative paver aprons shall be required at project driveways, as approved by Staff. 
18. 10’ sidewalk requirement on Violet Garden Walk shall be reduced to 5’ with the remaining 5’ 

added to the landscape area. 
19. Developer shall construct a minimum 5’ sidewalk along the Cumming Street extension connecting 

sidewalks on North Main Street and Violet Garden Walk, as approved by Staff. 
20. Developer shall screen car head lights with sufficient parking deck wall height and landscaping. 
21. Developer shall improve project driveway access to North Main Street based on the 

recommendations of the traffic study, with final approval by Staff. Access modification shall require 
a GDOT driveway permit, ICE study, and signal modification for both existing and future GDOT 
improved condition. If a CO is anticipated post GDOT construction, only final condition required). 

22. Site improvements shall not preclude a possible future vehicular connection between Violet Garden 
Walk and North Main Street. 

• The applicant, Brent Beecham, came forward to speak on behalf of this application. 
o The back of the building will now face a detention pond. 
o We used what used to be the roundabout to plant more trees. 
o We are 2-3 feet below Lily Garden Lane. 
o The two trees were rated in poor condition.  
o Regarding the dumpster, we haven’t had time to engineer the location yet. We will probably be able to 

move it up the hill.  
• The Planning Commission discussed the following: 

o It was previously determined the stream was intermittent and that was a 75’ buffer. This determination 
was made by Jill Bazinet, Stormwater Engineer. She relooked at the stream and determined that due to 
construction activity to the south, the base flow of the stream has been taken away and is no longer a 
required buffer stream. 

o Regarding the planting plan and request for the change to condition 16, we believe it is a reasonable 
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request to remove the two existing trees.  
o The applicant plans to get a resistograph done prior to the city council meeting. 
o The resistograph will tell us if it’s a live, healthy tree. 
o If Council pursues the extension of Cumming Street, the entrance will have to move to Violet Garden 

Walk. If condition 22 is left in, the applicant would have to come back to Council to get condition 1 
changed. 

o There is a big difference. I appreciate the alignment of the buildings and the proposed landscaping. 
o Has staff determined if 21 trees are sufficient? The city arborist looked at the planting plan and 

acknowledges that. 
o On condition 9- are we 100% there will be some serious landscape screening on the slope? That was 

the purpose we had for condition 9. It would apply to those areas as well. 
o I urge the applicant to get the results of the resistograph test before council. 
o The trees can be a potential public safety risk.  
o One homeowner claims limbs fall from trees 6-8 times per year, some large enough to dent cars 
o Is the extension GDOT or Alpharetta? It would be Alpharetta 
o What can citizens do during construction? They can always reach out to the community development. 

Contractors needs to work with the private property owners if any damage occurs. 
o If we strike condition 22, we are saying we are not going according to our master plan. I think 1 

clarifies it. The site plan doesn’t preclude the extension of Cumming Street, but the issue with not striking 
condition 22 is that condition 1 restricts it to the current site plan. 

o When is the anticipated review of the master plan? Probably in another three years, or City Council 
can instruct staff to bring changes at any time. 

o Removing number 22 and keeping the date on 1 but striking the words.  
o The developer is okay with the changes. 

Public Comment: 
• Larry Bracken – 208 Violet Garden Walk 

o I am not authorized to speak for the communities, but I have had conversations with them. 
o I commend this developer. They have gone above and beyond to get our views and work with us. 
o Our community is generally in favor of this project.  
o The principle concern we expressed and has been addressed is the traffic on Lily Garden and Violet 

Garden- please keep the traffic off here. 
o We are in favor of the tree plan. 
o We see how condition 22 makes sense. 
o We’d like to talk about the location of the dumpster. 

• Brian Richey – 204 Violet Garden Walk 
o We’re not against growth. 
o We appreciate and believe in the developers. They respect our neighborhood. 
o We appreciated Commissioner Reynolds’ comments about our neighborhood. It made us feel 

understood. 
• Matt Street – 1105 Taylor Oaks Drive 

o We do want the Cumming Street extension. 
o Our building was designed for that extension.  
o I don’t believe it will generate that kind of traffic based on the number of parking spaces.  
o Maybe we should update traffic information to help residents feel more comfortable. 

 Commissioner Zurinskas offered a motion to approve the item with the conditions approved today, with 
the following changes: 

1. On condition 1, leave the date “4/28/2022”, but strike the added language “or site modifications 
due to the future extension of Cumming Street.” 

2. On condition 11, update the date. 
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3. On condition 16, leave the red as presented but striking the black text, so that it reads: “Developer 
shall remove tree #787 (46” Water Oak) and #788 (37” Willow Oak) and in exchange will plant 
21 – 6” caliper overstory trees on the property at final development. 

4. Remove condition 22.  
 Final Conditions: 

1. The site, consisting of approximately 1.43 acres, shall be zoned DT-MU and developed 
substantially similar to site plan prepared by AEC, dated 3/18/2022 4/28/2022, except for 
modifications required to comply with the conditions below. Uses shall be limited to office, 
retail, restaurant and ‘For-Sale’ residential. 
2. Maximum building height shall be no greater than 3 stories and 46’. 
3. Building ‘B’ shall be limited to office and residential uses. Rooftop shall be limited to 
residential amenity space. 
4. A 15’ building setback shall be provided on North Main Street and shall include a 
minimum 5’ landscape strip located outside of any easements. A 20’ building setback, as 
measured from the existing right-of-way, shall be provided on Violet Garden Walk and shall 
include a minimum 15’ landscape strip. 
5. Architecture and materials shall be developed similar to the submitted renderings, except 
for modifications required to comply with these conditions and in compliance with the 
Alpharetta Downtown Code, subject to approval by the Downtown Consultant and DRB. 
Openings in parking deck walls shall include decorative screens similar to Teasley Place, with 
final approval by DRB. 
6. The historic building at 116 North Main Street shall be limited to office or restaurant use. 
7. 116 North Main Street shall be saved on the property, restored, and designated under the 
City’s Historic Preservation Incentive Ordinance. Restoration shall be completed by the 1st 
TCO/CO, subject to a Certificate of Appropriateness from the Historic Preservation 
Commission. 
8. Lot coverage shall not exceed 80%. 
9. Parking deck shall be screened with a mix of landscape materials of varying heights, with 
final approval by DRB. 
10. Decorative lighting and trees shall be placed on the upper deck, with final approval by 
DRB. 
11. Although the road is not being built at this time, developer shall set aside land to 
accommodate future right-of-way for the Cumming Street extension (as established in a 
Development Agreement), as depicted on the site plan prepared by AEC, dated 3/18/2022 
4/28/2022. Area shall be maintained as greenspace until such time that it is improved for the 
road extension. 
12. Final streetscape shall include decorative pedestrian lighting, as approved by Staff. 
13. Street trees shall be required in the planter along North Main Street (as approved by 
GDOT) and Violet Garden Walk, as well as behind the sidewalks as a continuation of what 
has been previously planted or designed in the Downtown and outside of any utility easements, 
as approved by Staff. In lieu of tree grates, the soil area around street trees shall be planted 
with evergreen ornamental grasses, groundcovers and/or shrubs. 
14. Amenity space shall be developed on building rooftops and limited to use by the 
occupants, invitees and guests of the development. Occupiable vertical structures shall be 
prohibited on rooftops. Greenspace amenity areas shall be planted with decorative 
landscaping, hardscape, walls and seating. The landscape shall include plant selections 
promoting the historic district. 
15. Foundation plantings, consisting of ornamental trees, shrubs, vines and/or grasses, shall be 
required for buildings with frontage along North Main Street, Cumming Street and Violet 
Garden Walk. 
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16. Developer shall conduct a resistograph full assessment for tree #787 (46” Water Oak) and 
#788 (37” Willow Oak). If trees are in Good condition they shall be saved, as approved by 
Staff. Developer shall remove tree #787 (46” Water Oak) and #788 (37” Willow Oak) and in 
exchange will plant 21 – 6” caliper overstory trees on the property at final development. 
17. Decorative paver aprons shall be required at project driveways, as approved by Staff. 
18. 10’ sidewalk requirement on Violet Garden Walk shall be reduced to 5’ with the remaining 
5’ added to the landscape area. 
19. Developer shall construct a minimum 5’ sidewalk along the Cumming Street extension 
connecting sidewalks on North Main Street and Violet Garden Walk, as approved by Staff. 
20. Developer shall screen car head lights with sufficient parking deck wall height and 
landscaping. 
21. Developer shall improve project driveway access to North Main Street based on the 
recommendations of the traffic study, with final approval by Staff. Access modification shall 
require a GDOT driveway permit, ICE study, and signal modification for both existing and 
future GDOT improved condition. If a CO is anticipated post GDOT construction, only final 
condition required). 
22. Site improvements shall not preclude a possible future vehicular connection between Violet 
Garden Walk and North Main Street. 

o Commissioner Stratton seconded the motion. 

o The motion was approved unanimously (6-0). 
 

VII. ADJOURNMENT  

• Chairman Kung’u adjourned the meeting at 8:12 p.m. 
 
 
Respectfully submitted, 
 

Alexandra Callum 
Alexandra Callum, Planning + Zoning Coordinator 
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I. AGENDA ITEM TITLE: CLUP-22-02/Z-22-06/V-22-10 3973 WEBB BRIDGE ROAD 
PLANNING COMMISSION: JUNE 2, 2022 

CITY COUNCIL:   JUNE 20, 2022 

II. RECOMMENDATION: 
Approve CLUP-22-02/Z-22-06 3973 Webb Bridge Road and Deny V-22-10 request for stream buffer 
variance, subject to the following conditions: 

 
1. The site, consisting of approximately 5.66 acres, shall be zoned R-15 and developed substantially 

similar to site plan prepared by Pland Engineering & Architecture, revised 5/22/2022, except for 
modifications required to comply with the conditions below. However, lot yield depicted is not 
guaranteed and subject to meeting all City code requirements and conditions of zoning. 

2. The comprehensive land use designation of the property shall be ‘Low Density Residential’. 
3. Homes shall have 3-sided traditional architecture, materials and details, as approved by Staff. 

Homes with garages facing the street shall have carriage style garage doors. 
4. Minimum 20’ decorative landscape strip shall be provided along Webb Bridge Road, consisting 

of trees, shrubs and ground cover, as approved by Staff. Existing tree groupings and trees of quality 
shall be saved in the landscape strip, as approved by Staff. 

5. Shared driveway shall be decorative pervious pavers or similar material, as approved by Staff. 
6. Garages shall be side loaded, rear loaded or street facing garages shall be recessed a minimum 

20’ behind on the front building façade. 
7. Garages shall be positioned closest to the shared driveway in order to minimize the amount of 

impervious area, as approved by Staff. 
8. Developer shall dedicate necessary right-of-way to accommodate the City’s Webb Bridge Road 

improvements. 
9. Unfinished wood fences and decks shall not be visible from Webb Bridge Road. 
10. Developer shall save the following specimen trees: 1282, 1284, 1285, 1287, 1290, 1291, 1292. 
11. Developer shall identify and save additional tree groupings and/or trees of quality outside of 

required stream buffers, as approved by Staff. 
12. Developer shall plat the area of undisturbed stream buffer as a single HOA-owned property or 

shall plat the undisturbed stream buffer on each individual lot as a conservation easement. 
13. Per the Stormwater Management Ordinance and Stormwater Policy Handbook, any lot which 

adds or replaces 5,000 square feet or more impervious area shall be required to provide full 
stormwater management. 

III. REPORT IN BRIEF: 
The applicant, Reginald Crayton, is requesting a comprehensive land use plan amendment, rezoning 
and variance to allow for the construction of four (4) ‘For-Sale’ single-family detached homes on 5.66 
acres. A comprehensive land use plan amendment is requested from ‘Public, Institutional, Education’ 
to ‘Low Density Residential’ and a rezoning is requested from AG (Agriculture) to R-15 (Dwelling, ‘For-
Sale’ Residential). A variance is requested to reduce stream buffers. The subject property is located 
at 3973 Webb Bridge Road on the south side of Webb Bridge Road just west of Creek View Elementary 
School. 
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DISCUSSION 
 
The submitted request, if approved, will allow for the construction of four (4) ‘For-Sale’ single-
family detached homes on 5.66 acres. The proposed density is 0.71 dwelling units per acre. A 
comprehensive land use plan amendment is requested from ‘Public, Institutional, Education’ to 
‘Low Density Residential’ and a rezoning is requested from AG (Agriculture) to R-15 (Dwelling, 
‘For-Sale’ Residential). A variance is requested to reduce stream buffers. The subject property is 
located at 3973 Webb Bridge Road on the south side of Webb Bridge Road just west of Creek 
View Elementary School. 
 
The wooded property is developed with a one (1) single-family detached home and has a 
perennial stream running along the south end of the property. Surrounding properties are zoned 
AG to the west, south, and east, and R-15 and CUP (Community Unit Plan) to the north. Creek 
View Elementary School is located to the south and east, Westwind and The Bluffs subdivisions 
are located to the north, and Webb Bridge Animal Hospital is located to the west. The 
Comprehensive Land Use Plan designation of the property is ‘Public, Institutional, Education’, 
which requires a change to the future land use designation to ‘Low Density Residential’. 
 
The subject property was rezoned in 2006 from AG to R-12 (Dwelling, ‘For-Sale’ Residential – 
minimum 12,000 square foot lots). The request was for a rezoning to R-10 (minimum 10,000 square 
foot lots) and included the adjacent 4.5-acre property to the west. The site plan depicted an 
intermittent stream (75’ buffer) and a total of eleven (11) lots, of which six (6) were on the current 
applicant’s property. The rezoning reverted back to AG in 2008 when a building permit was not 
issued. 
 
There are two (2) nearby subdivisions across Webb Bridge Road from the applicant’s site. The 
Westwind subdivision was developed in Fulton County and annexed into the City and is zoned 
R-15. The Bluffs subdivision was developed in the City and is zoned CUP. Both subdivisions have 
a minimum lot size of 12,000 square feet and minimum lot width of 75’. Homes in the Westwind 
subdivision, across Webb Bridge Road from the applicant’s property, are as close as 35’ from 
Webb Bridge Road. 
 
A variance is requested to reduce perennial stream buffers on the eastern two (2) lots, Lots 1 
and 4, from 150’ to 75’. The applicant proposes to mitigate impacts to the stream buffer by 
providing bioretention in center of driveways with level spreaders to the backyards of Lots 2 and 
4; drywells proposed for runoff reduction volume created from each home; and a 25’ 
vegetated filter strip depicted in the stream buffer. 
 
SITE PLAN 
 
The submitted site plan depicts four (4) single-family detached lots on 5.66 acres. Lots range in 
size from approximately 25,400 to 34,200 square feet, with an average lot size of approximately 
30,100 square feet and the average lot width is 142’, which exceed the R-15 district regulations. 
Lots are oriented to Webb Bridge Road and have access from two (2) shared driveways. Four 
(4) individual residential driveways are not appropriate on Webb Bridge Road. The average 
home size is proposed to be approximately 4,150 square feet. Lots have a 65’ front setback 
along Webb Bridge Road, ten-foot (10’) side setback and 25’ rear setback. A twenty-foot (20’) 
landscape strip is required along Webb Bridge Road. The City’s Webb Bridge Road 
improvements are not reflected on the applicant’s site plan. 
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A perennial stream runs along the south end of the property. The 150’ stream buffers encumber 
approximately 70% of the property, with the buffers coming within approximately 60’ of Webb 
Bridge Road on the eastern half of the property. The home footprints on Lots 1 and 4 encroach 
into the 150’ impervious setback and buffer associated with the stream. 
 
The property is wooded and consists of a mix of hardwoods and pines. Tree saves are not 
depicted on the site plan. The City Arborist recommends that the following specimen trees be 
saved:  1282, 1284, 1285, 1287, 1290, 1291, and 1292. Additional specimen trees, tree groupings 
and/or trees of quality should be identified and saved on the property. 
 
Two (2) bioretention areas are depicted in the center of the circular shared driveways, which 
are proposed to drain into the rear yards of Lots 2 and 4 through a level spreader. In addition, 
dry wells are depicted in the rear yard of each of the four (4) lots and outside of stream buffers. 
 
TRAFFIC 
 
The proposed project, consisting of four (4) single-family detached homes, would generate 
approximately three (3) AM Peak Hour trips and four (4) PM Peak Hour trips. 
 
SCHOOLS 
 
Residential development is known to increase school enrollment. Fulton County calculated the 
potential maximum number of children who may live on the property by using the Fulton County 
Schools standard calculation to identify the number of children that a residential development 
will generate. The following chart outlines these figures: 
 
FULTON COUNTY SCHOOLS – 4 Single-Family Detached Homes 
School Single Family Average # 
Creek View Elementary School 0 to 1 students 
Webb Bridge Middle School 0 to 1 students 
Alpharetta High School 0 to 1 students 
TOTAL 0 to 3 students 

 
Based on the total figure for all three school levels, it can be assumed that the proposed 
development could house approximately 0 – 3 school age children. Numbers provided by 
Fulton County Schools show that all three (3) schools are over or nearing capacity. 
 
COMPREHENSIVE LAND USE PLAN 
 
Unified Development Code Section 4.1.3 Standards for CLUP amendment approval, provides 
the following criteria for consideration when evaluating a request for a change in land use: 
 
A. The extent to which a change in the economy, land use or development opportunities of the 
area has occurred. 
 
Response: Not applicable. 
 
B. The extent to which the proposed designation is in compliance with the goals and policies of 
the Plan. 
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Response: The future land use designation of the property, ‘Public, Institutional, Education’, 
was likely incorrectly assigned due to the proximity to the adjacent elementary school. 
 
C. The extent to which the proposed designation would require changes in the provision of 
public facilities and services.  
 
Response: The future land use designation of the property, ‘Public, Institutional, Education’, 
was likely incorrectly assigned due to the proximity to the adjacent elementary school. The 
applicant’s proposal would not require changes in the provision of public facilities and services. 
 
D. The extent to which the proposed designation would impact the public health, safety, and 
welfare. 
 
Response: The future land use designation of the property, ‘Public, Institutional, Education’, 
was likely incorrectly assigned due to the proximity to the adjacent elementary school. The 
applicant’s proposal would not impact the public health, safety and welfare. 
 
E. The extent to which additional land area is needed to be developed for a specific type of 
use.  
 
Response: The future land use designation of the property, ‘Public, Institutional, Education’, 
was likely incorrectly assigned due to the proximity to the adjacent elementary school. The 
requested ‘Low Density Residential’ future land use designation is appropriate given the 
designation on surrounding residential properties. 
 
F. The extent to which area demographics or projections are not occurring as projected. 
 
Response: Not applicable. 
 
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 be suitable as it relates to the use and development of 
adjacent or nearby properties. The proposed density of 0.71 dwelling units per acre is less than 
surrounding subdivisions which have densities of approximately two (2) dwelling units per acre. 
 
b. Whether the zoning proposal will adversely affect the existing use or usability of adjacent 
or nearby property. 
 
Response: The zoning proposal should not adversely affect the existing use or usability of 
adjacent or nearby properties. The proposed density of 0.71 dwelling units per acre is less than 
surrounding subdivisions which have densities of approximately two (2) dwelling units per acre. 
 
c. Whether the zoning proposal will adversely affect the natural environment. 
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Response: The zoning proposal impacts stream buffers on the subject property. 
 
d. Whether there are substantial reasons why the property cannot or should not be used as 
currently zoned. 
 
Response: Given the surrounding development pattern, the proposed R-15 zoning district 
would have the least impact to surrounding properties and the zoning proposal would exceed 
the lot area and lot widths in adjacent subdivisions. 
 
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 applicant’s proposal limits the demand on public facilities and services by 
proposing a density (0.71 dwelling units/acre) that is less than the maximum (3 dwelling 
units/acre) allowed under the ‘Low Density Residential’ future land use designation. 
 
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 AG zoning district is typically used as a placeholder on undeveloped tracts. 
The proposed rezoning to R-15 would have the least impact to surrounding properties and the 
zoning proposal would exceed the lot area and lot widths in adjacent subdivisions. 
 
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: Given the surrounding development pattern, the proposed R-15 zoning district 
would have the least impact to surrounding properties and the zoning proposal would exceed 
the lot area and lot widths in adjacent subdivisions. 
 
h. Whether there are substantial reasons why the property cannot be used in accordance 
with existing zoning. 
 
Response: The AG zoning district is typically used as a placeholder on undeveloped tracts. 
The proposed rezoning to R-15 would have the least impact to surrounding properties and the 
zoning proposal would exceed the lot area and lot widths in adjacent subdivisions. 
 
i. The extent to which the zoning proposal is consistent with the Comprehensive Plan. 
 
Response: The ‘Low Density Residential’ future land use designation permits the R-12 or R-15 
zoning districts. Given the surrounding development pattern, the proposed R-15 zoning district 
would have the least impact to surrounding properties and the zoning proposal would exceed 
the lot area and lot widths in adjacent subdivisions. 
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VARIANCE REVIEW CRITERIA 
 
The City of Alpharetta Unified Development Code Article IV, Section 4.5.3 outlines the criteria 
set forth for granting a variance. The ordinance specifically states..."a variance may be granted 
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 not extraordinary and exceptional conditions pertaining to the property. 
  
(2)      The application of the Ordinance to this particular piece of property would create an 
unnecessary hardship; or 
 
Response: Application of the ordinance would limit the lot yield on the subject property to 
approximately two (2) to three (3) lots. A rezoning approved on the property in 2006 permitted 
a higher density than currently proposed by the applicant. The primary difference between the 
2006 application and the current application is that the stream is now designated as a perennial 
stream, which requires mush larger buffers (150’ as opposed to 75’). Although a higher density 
was granted in 2006, a stream buffer variance was not granted or requested due to the stream 
classification. 
 
(3) There are conditions that are peculiar to the property which adversely affect its 
reasonable use or usability as currently zoned; or 
 
Response: There are not peculiar conditions pertaining to the property which support the 
requested stream buffer variance. 
 
(4) Relief, if granted, would not cause substantial detriment to the public good or impair the 
purpose and intent of the City of Alpharetta ordinances. 
 
Response: Approval of the variance would cause substantial detriment to the public good. 
Staff has concerns that if the proposed mitigation techniques are not maintained over time 
some stream impacts could occur. 
 
CONCURRENCES 
 
Staff has reviewed the applicant’s proposal against the established review criteria for a 
comprehensive land use plan amendment, rezoning and variance. The ‘Public, Institutional, 
Education’ future land use designation of the property was likely incorrectly assigned due to the 
proximity to the adjacent elementary school. The proposed comprehensive land use plan 
amendment matches the future land use of surrounding residential development and the 
proposed rezoning is consistent with the ‘Low Density Residential’ future land use designation. 
The R-15 district would have the least impact to surrounding properties and the applicant’s 
zoning proposal would exceed the lot area and lot widths in adjacent subdivisions. 
 
Although the perennial stream and associated buffers encumber approximately 70% of the 
property, Staff is concerned that if the proposed mitigation techniques are not maintained over 
time some stream impacts could occur. 
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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. 
 
COMMUNITY ZONING INFORMATION MEETING 
 
The CZIM was held on May 11, 2022. There were public comments with concerns over impacts 
to the stream and questions regarding the proposed stream buffer mitigation plan. 

IV. ATTACHMENTS: 
• Site Plan 
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GENERAL NOTES

ENGINEER: PLAND ENGINEERING AND ARCHITECHURE

CONTACT: REGINALD CRAYTON, P.E

PHONE: 404-428-3445

SITE ADDRESS: 3973 WEBB BRIDGE RD

ALPHARETTA, GA  30005

1. PARCEL NUMBER: 21 555012400163

2. PARCEL AREA: 5.66 ACRES

3. CURRENT ZONING: AGRICULTURAL  (AG)

PROPOSED ZONING: R-15

4. DISTRICT:  10TH

5. LAND LOT: 124

6. ALL CONTRACTORS UTILIZING THIS PLAN SET AND THE INFORMATION CONTAINED

THEREON SHOULD CALL 1800-282-7411 3 DAYS BEFORE BEGINNING CONSTRUCTION.

7. MIN LOT AREA: 15,000 SF

8. MIN. LOT WIDTH: 100 FEET

9. MINIMUM FRONT YARD SET BACK: 35 FEET FROM LOCAL STREETS

65 FEET FROM ALL OTHER STREETS

10. MINIMUM SIDE YARD SETBACK: 10 FEET

11. MINIMUM REAR YARD SETBACK: 25 FEET

12. MAX BUILDING HEIGHT:   35 FEET

13. MINIMUM FLOOR AREA OF A DWELLING UNIT: 1,500 SF

14. CALCULATED LOT AREAS:

LOT #2:

BUILDABLE AREA: 15,252.93 SF

LOT AREA TO 100' STREAM BUFFER: 34,239.79 SF

LOT #3:

BUILDABLE AREA: 11, 245.02

LOAT AREA TO 100' STREAM BUFFER: 28,997.97 SF

LOT #4:

BUILDABLE AREA: 15,287.36 SF

LOT AREA TO PROPOSED 50' STREAM BUFFER: 31,756.97 SF

LOT #1:

BUILDABLE AREA: 10,492.03 SF

LOT AREA TO PROPOSED 50' STREAM BUFFER: 25,400.70 SF
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GENERAL NOTES

ENGINEER: PLAND ENGINEERING AND ARCHITECHURE

CONTACT: REGINALD CRAYTON, P.E

PHONE: 404-428-3445

SITE ADDRESS: 3973 WEBB BRIDGE RD

ALPHARETTA, GA  30005

1. PARCEL NUMBER: 21 555012400163

2. PARCEL AREA: 5.66 ACRES

3. CURRENT ZONING: AGRICULTURAL  (AG)

PROPOSED ZONING: R-15

4. DISTRICT:  10TH

5. LAND LOT: 124

6. ALL CONTRACTORS UTILIZING THIS PLAN SET AND THE INFORMATION CONTAINED

THEREON SHOULD CALL 1800-282-7411 3 DAYS BEFORE BEGINNING CONSTRUCTION.

7. MIN LOT AREA: 15,000 SF

8. MIN. LOT WIDTH: 100 FEET

9. MINIMUM FRONT YARD SET BACK: 35 FEET FROM LOCAL STREETS

65 FEET FROM ALL OTHER STREETS

10. MINIMUM SIDE YARD SETBACK: 10 FEET

11. MINIMUM REAR YARD SETBACK: 25 FEET

12. MAX BUILDING HEIGHT:   35 FEET

13. MINIMUM FLOOR AREA OF A DWELLING UNIT: 1,500 SF

14. CALCULATED LOT AREAS:

LOT #2:

BUILDABLE AREA: 15,252.93 SF

LOT AREA TO 100' STREAM BUFFER: 34,239.79 SF

LOT #3:

BUILDABLE AREA: 11, 245.02

LOAT AREA TO 100' STREAM BUFFER: 28,997.97 SF

LOT #4:

BUILDABLE AREA: 15,287.36 SF

LOT AREA TO PROPOSED 50' STREAM BUFFER: 31,756.97 SF (VARIANCE APPLIED FOR)

LOT #1:

BUILDABLE AREA: 10,492.03 SF

LOT AREA TO PROPOSED 50' STREAM BUFFER: 25,400.70 SF (VARIANCE APPLIED FOR)
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NOTE:

1. ANY DEMOLITION WITHIN THE CRITICAL ROOT ZONES TO BE DONE
BY HAND.NO HEAVY MACHINERY ALLOWED IN THE C.R.Z. AREAS.

2. CONTRACTOR AND OWNER MUST ENSURE UTILITIES ARE
DISCONNECTED PRIOR TO ANY DEMOLITION WORK TAKING PLACE.

3. DO NOT TRENCH IN THE SILT FENCE WITHIN THE DRIP LINE OF ANY
TREES (USE HAYBALES). ANY REMOVAL OF DEBRIS WITHIN THE
CRITICAL ROOT ZONE OF THE  TREES WILL BE DONE BY HAND. NO
HEAVY MACHINERY ALLOWED WITHIN THE C.R.Z.

4. NO TREES ARE TO BE DESTROYED DURING DEMOLITION. NO CUT OR
FILL OF EARTH WITHIN THE CRZ OF AN EXISTING TREE.

BUFFER REVEGETATION GUIDELINES
1. Areas within all buffers must have 100-percent coverage with native plants. Refer

to attached Appendix A for a list of suitable plants. These plants shall be installed
in the following proportions:

40% Large Trees – only 20% of the total quantity of large trees may be pine
25% Small Trees
20% Shrubs
15% Forbs -Grasses/Ground Cover/Perennials

Seed all disturbed areas with;
10 lbs/acre Panicum Virgatum
20 lbs/acre Elymus Virginicus

Planting Notes
1. The normal planting season for installation of plant materials for restoration work

is October 15-April 15. If plant installation is to occur during the growing season,
special consideration should be given for supplemental irrigation to ensure
survival of installed plant materials.

2. The attached plant list is provided as a guideline for the selection of plants
material to be utilized in restoring buffer areas. (See Sheet DT-1)  Please consult
an expert for the specifics regarding your site conditions. The list provided is not
inclusive, but generally represents the majority of native plant material that is
grown by nurseries. Cultural requirements were drawn from: Dirr (1983) Manual
of Woody Landscape Plants; Foote & Jones (1989) Native Shrubs and Woody
Vines of the Southeast; Jones & Foote (1990) Gardening with Native
Wildflowers; and Brown & Kirkman (1990) Trees of Georgia and Adjacent
States.

Planting Notes
1. Seeding rates based on pure live seed.
2. Plant species selected are based on commercial availability.
3. Other commercial mixtures can be used.
4. Use annual rye as cover crop when seeding during the dormant season.
5. The hardiness rating as noted is based on the individual species' ability to survive

adverse conditions during the initial establishment period.

RE-VEGETATED BUFFER PLANTING
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NOTE:

1. ANY DEMOLITION WITHIN THE CRITICAL ROOT ZONES TO BE DONE
BY HAND.NO HEAVY MACHINERY ALLOWED IN THE C.R.Z. AREAS.

2. CONTRACTOR AND OWNER MUST ENSURE UTILITIES ARE
DISCONNECTED PRIOR TO ANY DEMOLITION WORK TAKING PLACE.

3. DO NOT TRENCH IN THE SILT FENCE WITHIN THE DRIP LINE OF ANY
TREES (USE HAYBALES). ANY REMOVAL OF DEBRIS WITHIN THE
CRITICAL ROOT ZONE OF THE  TREES WILL BE DONE BY HAND. NO
HEAVY MACHINERY ALLOWED WITHIN THE C.R.Z.

4. NO TREES ARE TO BE DESTROYED DURING DEMOLITION. NO CUT OR
FILL OF EARTH WITHIN THE CRZ OF AN EXISTING TREE.

BUFFER REVEGETATION GUIDELINES
1. Areas within all buffers must have 100-percent coverage with native plants. Refer

to attached Appendix A for a list of suitable plants. These plants shall be installed
in the following proportions:

40% Large Trees – only 20% of the total quantity of large trees may be pine
25% Small Trees
20% Shrubs
15% Forbs -Grasses/Ground Cover/Perennials

Seed all disturbed areas with;
10 lbs/acre Panicum Virgatum
20 lbs/acre Elymus Virginicus

Planting Notes
1. The normal planting season for installation of plant materials for restoration work

is October 15-April 15. If plant installation is to occur during the growing season,
special consideration should be given for supplemental irrigation to ensure
survival of installed plant materials.

2. The attached plant list is provided as a guideline for the selection of plants
material to be utilized in restoring buffer areas. (See Sheet DT-1)  Please consult
an expert for the specifics regarding your site conditions. The list provided is not
inclusive, but generally represents the majority of native plant material that is
grown by nurseries. Cultural requirements were drawn from: Dirr (1983) Manual
of Woody Landscape Plants; Foote & Jones (1989) Native Shrubs and Woody
Vines of the Southeast; Jones & Foote (1990) Gardening with Native
Wildflowers; and Brown & Kirkman (1990) Trees of Georgia and Adjacent
States.

Planting Notes
1. Seeding rates based on pure live seed.
2. Plant species selected are based on commercial availability.
3. Other commercial mixtures can be used.
4. Use annual rye as cover crop when seeding during the dormant season.
5. The hardiness rating as noted is based on the individual species' ability to survive

adverse conditions during the initial establishment period.

RE-VEGETATED BUFFER PLANTING

Proposed Tree To Be Removed

AutoCAD SHX Text_3480
EXISTING 100' STREAM BUFFER

AutoCAD SHX Text_3481
25' STATE  WATERS BUFFER

AutoCAD SHX Text_3482
100' STREAM BUFFER

AutoCAD SHX Text_3483
150' IMPERVIOUS BUFFER

AutoCAD SHX Text_3484
25' STATE  WATERS BUFFER

AutoCAD SHX Text_3485
100' STREAM BUFFER

AutoCAD SHX Text_3486
150' STREAM BUFFER

AutoCAD SHX Text_3487
25' STATE  WATERS BUFFER

AutoCAD SHX Text_3488
EXISTING 150' IMPERVIOUS BUFFER

AutoCAD SHX Text_3489
PROPOSED 75' IMPERVIOUS BUFFER

AutoCAD SHX Text_3490
PROPOSED 50' UNDISTURBED BUFFER

AutoCAD SHX Text_3491
PROPOSED 75' IMPERVIOUS BUFFER

AutoCAD SHX Text_3492
PROPOSED 50' UNDISTURBED BUFFER

AutoCAD SHX Text_3493
VEGETATED FILTER STRIP

AutoCAD SHX Text_3494
VEGETATED FILTER STRIP

AutoCAD SHX Text_3495
VEGETATED FILTER STRIP

AutoCAD SHX Text_3496
VEGETATED FILTER STRIP

AutoCAD SHX Text_3497
CONCRETE CURB

AutoCAD SHX Text_3498
CONCRETE CURB

AutoCAD SHX Text_3499
CONCRETE SIDEWALK

AutoCAD SHX Text_3500
CONCRETE SIDEWALK

AutoCAD SHX Text_3501
WIRE FENCE

AutoCAD SHX Text_3502
N/F PARCEL ID: 21555012410295 DEED BOOK 44258, PAGE 391 ZONING: AG

AutoCAD SHX Text_3503
VARIABLE PUBLIC R/W

AutoCAD SHX Text_3504
FOUND 1/2" REBAR

AutoCAD SHX Text_3505
ASPHALT

AutoCAD SHX Text_3506
13"GUM

AutoCAD SHX Text_3507
9"HWD

AutoCAD SHX Text_3508
12"GUM

AutoCAD SHX Text_3509
10"GUM

AutoCAD SHX Text_3510
8"HWD

AutoCAD SHX Text_3511
8"GUM

AutoCAD SHX Text_3512
8"GUM

AutoCAD SHX Text_3513
10"GUM

AutoCAD SHX Text_3514
9"GUM

AutoCAD SHX Text_3515
11"GUM

AutoCAD SHX Text_3516
18"GUM

AutoCAD SHX Text_3517
10"GUM

AutoCAD SHX Text_3518
12"GUM

AutoCAD SHX Text_3519
9"GUM

AutoCAD SHX Text_3520
9"GUM

AutoCAD SHX Text_3521
10"GUM

AutoCAD SHX Text_3522
9"GUM

AutoCAD SHX Text_3523
12"GUM

AutoCAD SHX Text_3524
30"11"OAK

AutoCAD SHX Text_3525
14"GUM

AutoCAD SHX Text_3526
11"POP

AutoCAD SHX Text_3527
12"POP

AutoCAD SHX Text_3528
13"GUM

AutoCAD SHX Text_3529
12"GUM

AutoCAD SHX Text_3530
11"GUM

AutoCAD SHX Text_3531
15"GUM

AutoCAD SHX Text_3532
30"POP

AutoCAD SHX Text_3533
14"HWD

AutoCAD SHX Text_3534
10"GUM

AutoCAD SHX Text_3535
8"GUM

AutoCAD SHX Text_3536
16"GUM

AutoCAD SHX Text_3537
16"GU3

AutoCAD SHX Text_3538
8"HWD

AutoCAD SHX Text_3539
23"GUM

AutoCAD SHX Text_3540
15"OAK

AutoCAD SHX Text_3541
9"OAK

AutoCAD SHX Text_3542
9"POP

AutoCAD SHX Text_3543
11"OAK

AutoCAD SHX Text_3544
17"OAK

AutoCAD SHX Text_3545
16"GUM

AutoCAD SHX Text_3546
12"POP

AutoCAD SHX Text_3547
24"GUM

AutoCAD SHX Text_3548
12"GUM

AutoCAD SHX Text_3549
15"GUM

AutoCAD SHX Text_3550
19" GUM

AutoCAD SHX Text_3551
12" OAK

AutoCAD SHX Text_3552
15"HICK

AutoCAD SHX Text_3553
8" OAK

AutoCAD SHX Text_3554
19"GUM

AutoCAD SHX Text_3555
17"GUM

AutoCAD SHX Text_3556
17"GUM

AutoCAD SHX Text_3557
11"GUM

AutoCAD SHX Text_3558
11"GUM

AutoCAD SHX Text_3559
14"GUM

AutoCAD SHX Text_3560
12"GUM

AutoCAD SHX Text_3561
14" GUM

AutoCAD SHX Text_3562
12"OAK

AutoCAD SHX Text_3563
19"GUM

AutoCAD SHX Text_3564
12"GUM

AutoCAD SHX Text_3565
10"GUM

AutoCAD SHX Text_3566
14"OAK

AutoCAD SHX Text_3567
14"OAK

AutoCAD SHX Text_3568
13"OAK

AutoCAD SHX Text_3569
15"GUM

AutoCAD SHX Text_3570
14"GUM

AutoCAD SHX Text_3571
14"GUM

AutoCAD SHX Text_3572
9"OAK

AutoCAD SHX Text_3573
12"GUM

AutoCAD SHX Text_3574
12"GUM

AutoCAD SHX Text_3575
14"GUM

AutoCAD SHX Text_3576
11"GUM

AutoCAD SHX Text_3577
7"BEECH

AutoCAD SHX Text_3578
14"POP

AutoCAD SHX Text_3579
9"POP

AutoCAD SHX Text_3580
9"OAK

AutoCAD SHX Text_3581
19"GUM

AutoCAD SHX Text_3582
19"GUM

AutoCAD SHX Text_3583
13"BEECH

AutoCAD SHX Text_3584
13"BEECH

AutoCAD SHX Text_3585
16"GUM

AutoCAD SHX Text_3586
10"HWD

AutoCAD SHX Text_3587
20"GUM

AutoCAD SHX Text_3588
19"POP

AutoCAD SHX Text_3589
18"GUM

AutoCAD SHX Text_3590
10"GUM

AutoCAD SHX Text_3591
15"OAK

AutoCAD SHX Text_3592
15"OAK

AutoCAD SHX Text_3593
20"GUM

AutoCAD SHX Text_3594
13"OAK

AutoCAD SHX Text_3595
11" OAK

AutoCAD SHX Text_3596
17" GUM

AutoCAD SHX Text_3597
11"BEECH

AutoCAD SHX Text_3598
10"POP

AutoCAD SHX Text_3599
19"POP

AutoCAD SHX Text_3600
15"OAK

AutoCAD SHX Text_3601
9"GUM

AutoCAD SHX Text_3602
16"OAK

AutoCAD SHX Text_3603
13"POP

AutoCAD SHX Text_3604
12"POP

AutoCAD SHX Text_3605
9"POP

AutoCAD SHX Text_3606
11"POP

AutoCAD SHX Text_3607
10"OAK

AutoCAD SHX Text_3608
14"OAK

AutoCAD SHX Text_3609
12"OAK

AutoCAD SHX Text_3610
14"HICK

AutoCAD SHX Text_3611
17"HICK

AutoCAD SHX Text_3612
12"POP

AutoCAD SHX Text_3613
10"OAK

AutoCAD SHX Text_3614
9"OAK

AutoCAD SHX Text_3615
21"HICK

AutoCAD SHX Text_3616
14"HICK

AutoCAD SHX Text_3617
10"HICK

AutoCAD SHX Text_3618
7"HICK

AutoCAD SHX Text_3619
14"GUM

AutoCAD SHX Text_3620
8" POP

AutoCAD SHX Text_3621
9"POP

AutoCAD SHX Text_3622
34"OAK

AutoCAD SHX Text_3623
14"OAK

AutoCAD SHX Text_3624
11"OAK

AutoCAD SHX Text_3625
17"BEECH

AutoCAD SHX Text_3626
9"GUM

AutoCAD SHX Text_3627
9"GUM

AutoCAD SHX Text_3628
8"GUM

AutoCAD SHX Text_3629
8"GUM

AutoCAD SHX Text_3630
8"GUM

AutoCAD SHX Text_3631
GUM

AutoCAD SHX Text_3632
9"GUM

AutoCAD SHX Text_3633
10"GUM

AutoCAD SHX Text_3634
10"GUM

AutoCAD SHX Text_3635
11"GUM

AutoCAD SHX Text_3636
9"GUM

AutoCAD SHX Text_3637
9"GUM

AutoCAD SHX Text_3638
9"GUM

AutoCAD SHX Text_3639
11"GUM

AutoCAD SHX Text_3640
10"GUM

AutoCAD SHX Text_3641
8"OAK

AutoCAD SHX Text_3642
15"11"OAK

AutoCAD SHX Text_3643
10"GUM

AutoCAD SHX Text_3644
10"GUM

AutoCAD SHX Text_3645
10"GUM

AutoCAD SHX Text_3646
11"GUM

AutoCAD SHX Text_3647
8"GUM

AutoCAD SHX Text_3648
12"OAK

AutoCAD SHX Text_3649
14"GUM

AutoCAD SHX Text_3650
10"GUM

AutoCAD SHX Text_3651
13"GUM

AutoCAD SHX Text_3652
12"GUM

AutoCAD SHX Text_3653
10"POP

AutoCAD SHX Text_3654
9"GUM

AutoCAD SHX Text_3655
10"GUM

AutoCAD SHX Text_3656
11"GUM

AutoCAD SHX Text_3657
10"POP

AutoCAD SHX Text_3658
13"POP

AutoCAD SHX Text_3659
11"POP

AutoCAD SHX Text_3660
14"POP

AutoCAD SHX Text_3661
15"POP

AutoCAD SHX Text_3662
11"POP

AutoCAD SHX Text_3663
8"BEECH

AutoCAD SHX Text_3664
11"HWD

AutoCAD SHX Text_3665
14"OAK

AutoCAD SHX Text_3666
8"GUM

AutoCAD SHX Text_3667
11"OAK

AutoCAD SHX Text_3668
15"POP

AutoCAD SHX Text_3669
16"POP

AutoCAD SHX Text_3670
9"GUM

AutoCAD SHX Text_3671
10"GUM

AutoCAD SHX Text_3672
12"GUM

AutoCAD SHX Text_3673
10"GUM DDH

AutoCAD SHX Text_3674
9"OAK

AutoCAD SHX Text_3675
9"OAK

AutoCAD SHX Text_3676
15"OAK

AutoCAD SHX Text_3677
15"OAK

AutoCAD SHX Text_3678
24"OAK

AutoCAD SHX Text_3679
12"HWD

AutoCAD SHX Text_3680
13"HICK

AutoCAD SHX Text_3681
9"POP

AutoCAD SHX Text_3682
12"OAK

AutoCAD SHX Text_3683
15"OAK

AutoCAD SHX Text_3684
13"POP

AutoCAD SHX Text_3685
9"HICK

AutoCAD SHX Text_3686
10"HICK

AutoCAD SHX Text_3687
12"OAK

AutoCAD SHX Text_3688
12"OAK

AutoCAD SHX Text_3689
13"BEECH

AutoCAD SHX Text_3690
9"POP

AutoCAD SHX Text_3691
17"GUM

AutoCAD SHX Text_3692
10"POP

AutoCAD SHX Text_3693
18"GUM

AutoCAD SHX Text_3694
9"OAK

AutoCAD SHX Text_3695
13"OAK

AutoCAD SHX Text_3696
11"GUM

AutoCAD SHX Text_3697
16"BEECH

AutoCAD SHX Text_3698
9"OAK

AutoCAD SHX Text_3699
21"POP

AutoCAD SHX Text_3700
16"BEECH

AutoCAD SHX Text_3701
13"BEECH/14"GUM

AutoCAD SHX Text_3702
9"OAK

AutoCAD SHX Text_3703
8/5"BEECH

AutoCAD SHX Text_3704
10"GUM

AutoCAD SHX Text_3705
14"BEECH

AutoCAD SHX Text_3706
7"BEECH/11"OAK

AutoCAD SHX Text_3707
19"HICK

AutoCAD SHX Text_3708
13"HICK

AutoCAD SHX Text_3709
19"GUM

AutoCAD SHX Text_3710
12"OAK

AutoCAD SHX Text_3711
14"OAK

AutoCAD SHX Text_3712
9"HICK

AutoCAD SHX Text_3713
13"HICK

AutoCAD SHX Text_3714
12"GUM

AutoCAD SHX Text_3715
15"GUM

AutoCAD SHX Text_3716
15"GUM

AutoCAD SHX Text_3717
15"HICK

AutoCAD SHX Text_3718
8"OAK

AutoCAD SHX Text_3719
11"HICK

AutoCAD SHX Text_3720
10"OAK

AutoCAD SHX Text_3721
19"GUM

AutoCAD SHX Text_3722
9"POP

AutoCAD SHX Text_3723
10"POP

AutoCAD SHX Text_3724
18"GUM

AutoCAD SHX Text_3725
16"GUM

AutoCAD SHX Text_3726
9"OAK

AutoCAD SHX Text_3727
9"BEECH

AutoCAD SHX Text_3728
12"OAK

AutoCAD SHX Text_3729
8"BEECH

AutoCAD SHX Text_3730
9"HICK

AutoCAD SHX Text_3731
12"HICK

AutoCAD SHX Text_3732
11"OAK

AutoCAD SHX Text_3733
11"OAK

AutoCAD SHX Text_3734
12"OAK

AutoCAD SHX Text_3735
16"HICK

AutoCAD SHX Text_3736
15"OAK

AutoCAD SHX Text_3737
9"OAK

AutoCAD SHX Text_3738
14"OAK

AutoCAD SHX Text_3739
11"OAK

AutoCAD SHX Text_3740
14"GUM

AutoCAD SHX Text_3741
11"BEECH

AutoCAD SHX Text_3742
14"BEECH

AutoCAD SHX Text_3743
9"BEECH

AutoCAD SHX Text_3744
10"GUM

AutoCAD SHX Text_3745
11"GUM

AutoCAD SHX Text_3746
9"OAK

AutoCAD SHX Text_3747
10"ASH

AutoCAD SHX Text_3748
9"ASH

AutoCAD SHX Text_3749
14"GUM

AutoCAD SHX Text_3750
14"POP

AutoCAD SHX Text_3751
12"POP

AutoCAD SHX Text_3752
13"POP

AutoCAD SHX Text_3753
11"GUM

AutoCAD SHX Text_3754
9"GUM

AutoCAD SHX Text_3755
11"GUM

AutoCAD SHX Text_3756
12"GUM

AutoCAD SHX Text_3757
11"GUM

AutoCAD SHX Text_3758
9"GUM

AutoCAD SHX Text_3759
8"GUM

AutoCAD SHX Text_3760
8"GUM

AutoCAD SHX Text_3761
12"ASH

AutoCAD SHX Text_3762
10"GUM

AutoCAD SHX Text_3763
12"ASH

AutoCAD SHX Text_3764
8/14"OAK

AutoCAD SHX Text_3765
17"OAK

AutoCAD SHX Text_3766
8/6"OAK

AutoCAD SHX Text_3767
14"GUM

AutoCAD SHX Text_3768
15"BEECH

AutoCAD SHX Text_3769
21"OAK

AutoCAD SHX Text_3770
10"GUM

AutoCAD SHX Text_3771
10"GUM

AutoCAD SHX Text_3772
8"GUM

AutoCAD SHX Text_3773
12"OAK

AutoCAD SHX Text_3774
10"ASH

AutoCAD SHX Text_3775
17"GUM

AutoCAD SHX Text_3776
16"GUM

AutoCAD SHX Text_3777
25"PINE DDH

AutoCAD SHX Text_3778
18"GUM

AutoCAD SHX Text_3779
11/21"GUM/10"BEECH

AutoCAD SHX Text_3780
8"POP

AutoCAD SHX Text_3781
14"BEECH

AutoCAD SHX Text_3782
19"GUM

AutoCAD SHX Text_3783
20"BEECH/21"GUM

AutoCAD SHX Text_3784
17"GUM

AutoCAD SHX Text_3785
12"BEECH

AutoCAD SHX Text_3786
10"OAK

AutoCAD SHX Text_3787
9"POP

AutoCAD SHX Text_3788
11"GUM

AutoCAD SHX Text_3789
20"GUM

AutoCAD SHX Text_3790
10"POP

AutoCAD SHX Text_3791
8"POP

AutoCAD SHX Text_3792
8"GUM

AutoCAD SHX Text_3793
12"POP

AutoCAD SHX Text_3794
5/8"POP

AutoCAD SHX Text_3795
16"GUM

AutoCAD SHX Text_3796
17"GUM

AutoCAD SHX Text_3797
13"OAK

AutoCAD SHX Text_3798
11"OAK

AutoCAD SHX Text_3799
15"OAK

AutoCAD SHX Text_3800
14"OAK

AutoCAD SHX Text_3801
18"GUM

AutoCAD SHX Text_3802
10"OAK

AutoCAD SHX Text_3803
21"OAK

AutoCAD SHX Text_3804
11"OAK

AutoCAD SHX Text_3805
9"OAK

AutoCAD SHX Text_3806
12"POP

AutoCAD SHX Text_3807
26"POP

AutoCAD SHX Text_3808
17"POP

AutoCAD SHX Text_3809
20"BEECH

AutoCAD SHX Text_3810
17"OAK

AutoCAD SHX Text_3811
15"HICK

AutoCAD SHX Text_3812
16"OAK

AutoCAD SHX Text_3813
19"BEECH

AutoCAD SHX Text_3814
7"BEECH

AutoCAD SHX Text_3815
13"OAK

AutoCAD SHX Text_3816
16"OAK

AutoCAD SHX Text_3817
13"OAK

AutoCAD SHX Text_3818
9"OAK

AutoCAD SHX Text_3819
19"OAK

AutoCAD SHX Text_3820
14"OAK

AutoCAD SHX Text_3821
12"HICK

AutoCAD SHX Text_3822
9"DDH

AutoCAD SHX Text_3823
16"DDH

AutoCAD SHX Text_3824
21"DDH

AutoCAD SHX Text_3825
19"GUM

AutoCAD SHX Text_3826
8"MAG

AutoCAD SHX Text_3827
9"MAG

AutoCAD SHX Text_3828
22"OAK

AutoCAD SHX Text_3829
16"OAK

AutoCAD SHX Text_3830
16"OAK

AutoCAD SHX Text_3831
23"OAK

AutoCAD SHX Text_3832
24"OAK

AutoCAD SHX Text_3833
22"OAK

AutoCAD SHX Text_3834
22"OAK

AutoCAD SHX Text_3835
16"OAK

AutoCAD SHX Text_3836
20"OAK

AutoCAD SHX Text_3837
15"OAK

AutoCAD SHX Text_3838
21"OAK

AutoCAD SHX Text_3839
19"OAK

AutoCAD SHX Text_3840
25"OAK

AutoCAD SHX Text_3841
15"OAK

AutoCAD SHX Text_3842
15"GUM

AutoCAD SHX Text_3843
9"GUM

AutoCAD SHX Text_3844
20"OAK

AutoCAD SHX Text_3845
12"GUM

AutoCAD SHX Text_3846
14"POP

AutoCAD SHX Text_3847
19"GUM

AutoCAD SHX Text_3848
10"GUM

AutoCAD SHX Text_3849
17"GUM

AutoCAD SHX Text_3850
9"GUM

AutoCAD SHX Text_3851
13"OAK

AutoCAD SHX Text_3852
16"POP

AutoCAD SHX Text_3853
13"BEECH

AutoCAD SHX Text_3854
19"POP

AutoCAD SHX Text_3855
11"GUM

AutoCAD SHX Text_3856
19"OAK

AutoCAD SHX Text_3857
12"GUM

AutoCAD SHX Text_3858
9"GUM

AutoCAD SHX Text_3859
12"POP

AutoCAD SHX Text_3860
22"POP

AutoCAD SHX Text_3861
20"POP

AutoCAD SHX Text_3862
25"OAK

AutoCAD SHX Text_3863
13"OAK

AutoCAD SHX Text_3864
22"11"16"POP CLUSTER

AutoCAD SHX Text_3865
8"GUM

AutoCAD SHX Text_3866
9"POP

AutoCAD SHX Text_3867
26"OAK

AutoCAD SHX Text_3868
15"DDH

AutoCAD SHX Text_3869
10"BEECH

AutoCAD SHX Text_3870
12"GUM

AutoCAD SHX Text_3871
8"GUM

AutoCAD SHX Text_3872
10"POP

AutoCAD SHX Text_3873
11"POP

AutoCAD SHX Text_3874
12"POP

AutoCAD SHX Text_3875
14"POP

AutoCAD SHX Text_3876
12"POP

AutoCAD SHX Text_3877
8"14"POP

AutoCAD SHX Text_3878
12"GUM

AutoCAD SHX Text_3879
15"OAK

AutoCAD SHX Text_3880
24"OAK

AutoCAD SHX Text_3881
12"OAK

AutoCAD SHX Text_3882
9"8"GUM

AutoCAD SHX Text_3883
11"GUM

AutoCAD SHX Text_3884
15"ASH

AutoCAD SHX Text_3885
9"POP

AutoCAD SHX Text_3886
19"GUM

AutoCAD SHX Text_3887
34"POP

AutoCAD SHX Text_3888
13"HICK 17"OAK

AutoCAD SHX Text_3889
10"9"HWD

AutoCAD SHX Text_3890
6/4/5"MAG

AutoCAD SHX Text_3891
19"OAK

AutoCAD SHX Text_3892
5/5"MAG

AutoCAD SHX Text_3893
DDH12"ASH

AutoCAD SHX Text_3894
8"MAG

AutoCAD SHX Text_3895
5/6/4/4"MAG

AutoCAD SHX Text_3896
16"OAK

AutoCAD SHX Text_3897
9"DDH

AutoCAD SHX Text_3898
22"POP

AutoCAD SHX Text_3899
13"DDH

AutoCAD SHX Text_3900
19"PO

AutoCAD SHX Text_3901
1022

AutoCAD SHX Text_3902
1024

AutoCAD SHX Text_3903
1026

AutoCAD SHX Text_3904
1028

AutoCAD SHX Text_3905
1030

AutoCAD SHX Text_3906
1032

AutoCAD SHX Text_3907
1034

AutoCAD SHX Text_3908
1036

AutoCAD SHX Text_3909
1038

AutoCAD SHX Text_3910
1040

AutoCAD SHX Text_3911
1034

AutoCAD SHX Text_3912
1032

AutoCAD SHX Text_3913
1030

AutoCAD SHX Text_3914
1028

AutoCAD SHX Text_3915
1026

AutoCAD SHX Text_3916
1024

AutoCAD SHX Text_3917
1022

AutoCAD SHX Text_3918
1020

AutoCAD SHX Text_3919
1018

AutoCAD SHX Text_3920
1016

AutoCAD SHX Text_3921
1014

AutoCAD SHX Text_3922
1012

AutoCAD SHX Text_3923
1010

AutoCAD SHX Text_3924
1010

AutoCAD SHX Text_3925
1008

AutoCAD SHX Text_3926
1024

AutoCAD SHX Text_3927
1022

AutoCAD SHX Text_3928
1020

AutoCAD SHX Text_3929
1018

AutoCAD SHX Text_3930
1016

AutoCAD SHX Text_3931
1014

AutoCAD SHX Text_3932
1012

AutoCAD SHX Text_3933
1010

AutoCAD SHX Text_3934
1010

AutoCAD SHX Text_3935
1012

AutoCAD SHX Text_3936
1014

AutoCAD SHX Text_3937
1020

AutoCAD SHX Text_3938
1020

AutoCAD SHX Text_3939
1040

AutoCAD SHX Text_3940
1038

AutoCAD SHX Text_3941
1036

AutoCAD SHX Text_3942
1034

AutoCAD SHX Text_3943
1038

AutoCAD SHX Text_3944
1030

AutoCAD SHX Text_3945
1028

AutoCAD SHX Text_3946
1026

AutoCAD SHX Text_3947
1024

AutoCAD SHX Text_3948
1022

AutoCAD SHX Text_3949
1020

AutoCAD SHX Text_3950
1018

AutoCAD SHX Text_3951
1016

AutoCAD SHX Text_3952
1014

AutoCAD SHX Text_3953
1012

AutoCAD SHX Text_3954
1010

AutoCAD SHX Text_3955
1008

AutoCAD SHX Text_3956
1006

AutoCAD SHX Text_3957
1008

AutoCAD SHX Text_3958
1010

AutoCAD SHX Text_3959
1012

AutoCAD SHX Text_3960
1014

AutoCAD SHX Text_3961
1016

AutoCAD SHX Text_3962
1018

AutoCAD SHX Text_3963
1020

AutoCAD SHX Text_3964
1022

AutoCAD SHX Text_3965
1024

AutoCAD SHX Text_3966
1026

AutoCAD SHX Text_3967
1028

AutoCAD SHX Text_3968
1030

AutoCAD SHX Text_3969
1030

AutoCAD SHX Text_3970
1020

AutoCAD SHX Text_3971
1010

AutoCAD SHX Text_3972
1000

AutoCAD SHX Text_3973
998

AutoCAD SHX Text_3974
1020

AutoCAD SHX Text_3975
1020

AutoCAD SHX Text_3976
1020

AutoCAD SHX Text_3977
1030

AutoCAD SHX Text_3978
1010

AutoCAD SHX Text_3979
1010

AutoCAD SHX Text_3980
1010

AutoCAD SHX Text_3981
1000

AutoCAD SHX Text_3982
1000

AutoCAD SHX Text_3983
1000

AutoCAD SHX Text_3984
1000

AutoCAD SHX Text_3985
1002

AutoCAD SHX Text_3986
1004

AutoCAD SHX Text_3987
1006

AutoCAD SHX Text_3988
1008

AutoCAD SHX Text_3989
1012

AutoCAD SHX Text_3990
1014

AutoCAD SHX Text_3991
1016

AutoCAD SHX Text_3992
1018

AutoCAD SHX Text_3993
1022

AutoCAD SHX Text_3994
1024

AutoCAD SHX Text_3995
1026

AutoCAD SHX Text_3996
1028

AutoCAD SHX Text_3997
996

AutoCAD SHX Text_3998
1010

AutoCAD SHX Text_3999
994

AutoCAD SHX Text_4000
994

AutoCAD SHX Text_4001
1000

AutoCAD SHX Text_4002
1000

AutoCAD SHX Text_4003
1000

AutoCAD SHX Text_4004
1000

AutoCAD SHX Text_4005
1000

AutoCAD SHX Text_4006
1000

AutoCAD SHX Text_4007
1010

AutoCAD SHX Text_4008
1010

AutoCAD SHX Text_4009
1010

AutoCAD SHX Text_4010
1010

AutoCAD SHX Text_4011
1010

AutoCAD SHX Text_4012
1006

AutoCAD SHX Text_4013
1008

AutoCAD SHX Text_4014
1012

AutoCAD SHX Text_4015
1014

AutoCAD SHX Text_4016
1016

AutoCAD SHX Text_4017
1010

AutoCAD SHX Text_4018
1002

AutoCAD SHX Text_4019
1004

AutoCAD SHX Text_4020
1006

AutoCAD SHX Text_4021
1008

AutoCAD SHX Text_4022
1012

AutoCAD SHX Text_4023
1014

AutoCAD SHX Text_4024
998

AutoCAD SHX Text_4025
996

AutoCAD SHX Text_4026
998

AutoCAD SHX Text_4027
996

AutoCAD SHX Text_4028
994

AutoCAD SHX Text_4029
996

AutoCAD SHX Text_4030
994

AutoCAD SHX Text_4031
996

AutoCAD SHX Text_4032
1002

AutoCAD SHX Text_4033
1004

AutoCAD SHX Text_4034
1006

AutoCAD SHX Text_4035
1008

AutoCAD SHX Text_4036
1012

AutoCAD SHX Text_4037
1014

AutoCAD SHX Text_4038
1016

AutoCAD SHX Text_4039
1018

AutoCAD SHX Text_4040
1020

AutoCAD SHX Text_4041
1020

AutoCAD SHX Text_4042
1028

AutoCAD SHX Text_4043
1026

AutoCAD SHX Text_4044
1024

AutoCAD SHX Text_4045
1018

AutoCAD SHX Text_4046
1016

AutoCAD SHX Text_4047
1014

AutoCAD SHX Text_4048
1012

AutoCAD SHX Text_4049
1008

AutoCAD SHX Text_4050
1006

AutoCAD SHX Text_4051
1004

AutoCAD SHX Text_4052
1002

AutoCAD SHX Text_4053
1020

AutoCAD SHX Text_4054
1017.5

AutoCAD SHX Text_4055
1008.9

AutoCAD SHX Text_4056
1014.9

AutoCAD SHX Text_4057
1014.8

AutoCAD SHX Text_4058
994.6

AutoCAD SHX Text_4059
994.8

AutoCAD SHX Text_4060
994.8

AutoCAD SHX Text_4061
993.2

AutoCAD SHX Text_4062
997.0

AutoCAD SHX Text_4063
998.9

AutoCAD SHX Text_4064
1000.5

AutoCAD SHX Text_4065
1003.2

AutoCAD SHX Text_4066
1008.9

AutoCAD SHX Text_4067
1005.2

AutoCAD SHX Text_4068
1031.0

AutoCAD SHX Text_4069
1031.1

AutoCAD SHX Text_4070
25' STATE  WATERS BUFFER

AutoCAD SHX Text_4071
WRESTED VEGETATION

AutoCAD SHX Text_4072
100' STREAM BUFFER

AutoCAD SHX Text_4073
150' IMPERVIOUS BUFFER

AutoCAD SHX Text_4074
25' STATE  WATERS BUFFER

AutoCAD SHX Text_4075
100' STREAM BUFFER

AutoCAD SHX Text_4076
150' STREAM BUFFER

AutoCAD SHX Text_4077
C/L CREEK

AutoCAD SHX Text_4078
C/L CREEK

AutoCAD SHX Text_4079
WRESTED VEGETATION

AutoCAD SHX Text_4080
25' STATE  WATERS BUFFER

AutoCAD SHX Text_4081
25' STATE  WATERS BUFFER

AutoCAD SHX Text_4082
N/F PARCEL ID: 21555112480057 DEED BOOK 26905, PAGE 273 ZONING: AG

AutoCAD SHX Text_4083
N/F PARCEL ID: 21555112480057 DEED BOOK 26905, PAGE 273 ZONING: AG

AutoCAD SHX Text_4084
LL

AutoCAD SHX Text_4085
1240

AutoCAD SHX Text_4086
LL

AutoCAD SHX Text_4087
1247

AutoCAD SHX Text_4088
APPROX. LAND LOT LINE

AutoCAD SHX Text_4089
624.81'

AutoCAD SHX Text_4090
65' FRONT YARD SETBACK

AutoCAD SHX Text_4091
65' FRONT YARD SETBACK

AutoCAD SHX Text_4092
65' FRONT YARD SETBACK

AutoCAD SHX Text_4093
65' FRONT YARD SETBACK

AutoCAD SHX Text_4094
10' SIDE SETBACK

AutoCAD SHX Text_4095
10' SIDE SETBACK

AutoCAD SHX Text_4096
10' SIDE SETBACK

AutoCAD SHX Text_4097
10' SIDE SETBACK

AutoCAD SHX Text_4098
10' SIDE SETBACK

AutoCAD SHX Text_4099
10' SIDE SETBACK

AutoCAD SHX Text_4100
10' SIDE SETBACK

AutoCAD SHX Text_4101
10' SIDE SETBACK

AutoCAD SHX Text_4102
25' REAR SETBACK

AutoCAD SHX Text_4103
25' REAR SETBACK

AutoCAD SHX Text_4104
25' REAR SETBACK

AutoCAD SHX Text_4105
25' REAR SETBACK

AutoCAD SHX Text_4106
3288 SF

AutoCAD SHX Text_4107
3288 SF

AutoCAD SHX Text_4108
EXISTING 150' IMPERVIOUS BUFFER

AutoCAD SHX Text_4109
EXISTING 100' STREAM BUFFER

AutoCAD SHX Text_4110
PROPOSED 75' IMPERVIOUS BUFFER

AutoCAD SHX Text_4111
PROPOSED 50' UNDISTURBED BUFFER

AutoCAD SHX Text_4112
HOUSE

AutoCAD SHX Text_4113
HOUSE

AutoCAD SHX Text_4114
HOUSE

AutoCAD SHX Text_4115
HOUSE

AutoCAD SHX Text_4116
PROPOSED 75' IMPERVIOUS BUFFER

AutoCAD SHX Text_4117
PROPOSED 50' UNDISTURBED BUFFER

AutoCAD SHX Text_4118
SDR = 1160'

AutoCAD SHX Text_4119
SDL = 1007'

AutoCAD SHX Text_4120
SDR = 691'

AutoCAD SHX Text_4121
SDL = 724'

AutoCAD SHX Text_4122
SIGHT DISTANCE

AutoCAD SHX Text_4123
SIGHT DISTANCE

AutoCAD SHX Text_4124
6,154 SF

AutoCAD SHX Text_4125
3926 SF

AutoCAD SHX Text_4126
DRY WELL

AutoCAD SHX Text_4127
DRY WELL

AutoCAD SHX Text_4128
DRY WELL

AutoCAD SHX Text_4129
DRY WELL

AutoCAD SHX Text_4130
AREA: 15,252.93 SF

AutoCAD SHX Text_4131
AREA: 11,245.02 SF

AutoCAD SHX Text_4132
LOT BUILDABLE

AutoCAD SHX Text_4133
LOT BUILDABLE

AutoCAD SHX Text_4134
LOT BUILDABLE

AutoCAD SHX Text_4135
AREA: 15,287.36 SF

AutoCAD SHX Text_4136
LOT BUILDABLE

AutoCAD SHX Text_4137
AREA: 10,492.03 SF

AutoCAD SHX Text_4138
MAX PONDING DEPTH 1'

AutoCAD SHX Text_4139
MAX PONDING DEPTH = 1'

AutoCAD SHX Text_4140
1018

AutoCAD SHX Text_4141
1030

AutoCAD SHX Text_4142
1028.5

AutoCAD SHX Text_4143
1016.5

AutoCAD SHX Text_4144
RRV = 483 CF

AutoCAD SHX Text_4145
RRv = 564 CF  

AutoCAD SHX Text_4146
RRv = 456 CF  

AutoCAD SHX Text_4147
RRV = 241 CF

AutoCAD SHX Text_4148
MIN. VOLUME

AutoCAD SHX Text_4149
MIN. VOLUME

AutoCAD SHX Text_4150
PROVIDED = 564 CF

AutoCAD SHX Text_4151
PROVIDED = 564 CF

AutoCAD SHX Text_4152
RRV = 310 CF

AutoCAD SHX Text_4153
RRV = 241 CF

AutoCAD SHX Text_4154
ROOF DOWN SPOUTS 

AutoCAD SHX Text_4155
PIPED TO DRY WELL

AutoCAD SHX Text_4156
ROOF DOWN SPOUTS 

AutoCAD SHX Text_4157
PIPED TO DRY WELL

AutoCAD SHX Text_4158
ROOF DOWN SPOUTS 

AutoCAD SHX Text_4159
PIPED TO DRY WELL

AutoCAD SHX Text_4160
ROOF DOWN SPOUTS 

AutoCAD SHX Text_4161
PIPED TO DRY WELL

AutoCAD SHX Text_4162
BIORETENTION AREA 1

AutoCAD SHX Text_4163
BIORETENTION AREA 2

AutoCAD SHX Text_4164
1 inch =     ft.

AutoCAD SHX Text_4165
( IN FEET )

AutoCAD SHX Text_4166
GRAPHIC SCALE

AutoCAD SHX Text_4167
0

AutoCAD SHX Text_4168
30

AutoCAD SHX Text_4169
30

AutoCAD SHX Text_4170
60

AutoCAD SHX Text_4171
30

AutoCAD SHX Text_4172
120

AutoCAD SHX Text_4173
15













































 Community Zoning Information Meeting  
       May 11, 2022

Department of Community Development
Via Zoom
6:00 PM

1

I. Staff Members Present:
a. Michael Woodman, Planning + Development Services Manager
b. Alexandra Callum, Planning + Zoning Coordinator
c. Nikisha Mistry, GIS Specialist 

There was a total of 79 participants for the CZIM meeting.

II. Items:
a. Sanctum Serene Wellness
i. 3235 North Point Parkway.
ii. Wellness Spa. 
iii. Master Plan amendment.
There were no comments for this item.

b. Event Facility 
i. Manager Michael Woodman spoke for this item because the applicant was not present.
ii. Special event facility.
iii. Requesting a maximum occupancy of 408.

c. Off Leash 
i. Full-service restaurant and luxury dog park.
ii. On the corner of Old Milton Parkway and North Main Street.
iii. We want to transform the existing building.
Public Comment:
- You are asking for a liquor license. I do not think it is a good idea to have children, liquor, and dogs 

all in the same area. I am okay with the idea; I am just not for the liquor license portion of it.
- How are we keeping dogs safe at this location? We will be using fencing. Over the last several years, 

we’ve seen lots of new dog parks. The new technology is a double gated system so that you don’t 
have wide open access. It will be access controlled to provide safe conditions to both people and 
dogs. 

d. 3973 Webb Bridge Road
i. 5-acre site.
ii. Requesting a rezoning to R—12.
iii. Modern style homes. 
iv. Requesting a variance- there is a perennial creek that runs through the site. The city has a 100’ stream 
buffer and 150’ impervious buffer, which makes the lots to the east not able to be developed right now.
Public Comment: 

This summary is provided as a convenience and service to the public, media and staff. It is not the intent to record proceedings 
verbatim. Any reproduction of this summary must include this notice. Public comments are noted as heard by Planning 
Commission, but not quoted or paraphrased. This document includes limited presentation by Planning Commission and 
invited speakers in summary form. The public is advised that the tapes recorded at said meeting are a matter of public 
record and are available upon request.
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- I own the property to the east of this. The creek on this property affects my property. There’s a 
reason the barrier is supposed to be there. There will be buffer left, and we will be doing mitigation.

- It’s not so much the construction, but the next 20 years the people will be living there. We are not 
destroying the buffer; we are just requesting for a reduction. There will also be mitigation. The water 
would be cleansed before being released back into the creek. 

- Jay Perek- As Reggie was saying, along with requesting a reduction, we are also proposing to increase 
the quality of the buffer, and that’s what he was referring to with the mitigation. There is still a 50’ 
buffer that will remain.

- Can you give some examples of best mitigation practices? We are trying to see if we can do some 
dry wells. It infiltrates the water in the ground instead of taking it to the creek.

e. Beazer Homes
i. Corner of Rock Mill Road and Haynes Bridge Road.
ii. Undeveloped property zoned as office and institution use.
iii. We have taken significant steps to save trees.
iv. We want to make the corner a community focal point, as we recognize that it’s a gateway.
v. Homes would front along Rock Mill Road.
vi. As you come into the community, the front doors will face some green pocket areas.
vii. The variances primary relate to the street scaping for our internal streets and a little along Rock Mill 
Road.
viii. The size of the property is too small for modern day office development.
Public Comment:
- On your layout plan, have you taken into consideration the GA400 widening? How much space 

between the current highway and the property line are you going to lose with the widening? Will 
you lose some amenity space? We will have to double check on the GA400 plans. There is significant 
right of way between the ramp and property line. We don’t anticipate any issues.

- Do we really need more townhomes in Alpharetta? The roads are so clogged, and this is right on 
North Point, and there is already so much traffic. Alpharetta needs additional housing. This is a 
lower density type of community. 43 homes would be constructed. It’s a great opportunity to 
provide additional housing. Residential provides less traffic than office use, which is a benefit. 

- It’s adding traffic with 2-3 cars per home. The future office use would be more than residential. 
- What about impact to schools? It would be fairly minimal.
- We need more homes in Alpharetta, thank you Julie.
- Alpharetta is full!
- We do need more housing. It’s dense in downtown, but this isn’t too far. My concern is parking. Two 

car garages are never enough for storage or a large vehicle. Are we allocating enough parking for 
visitors and extra drivers on this site? The city is proactive with this. One of the aspects of the city’s 
code is to have a minimum 18-foot-wide driveway. Other developments have shorter driveways and 
not enough parking. We are not seeking a variance on parking. 

- Concerned about the tightness of the internal streets where Fire and Public Safety would have to 
operate. Fire is involved in this process and will have the opportunity to put comments.

- What is the cost of the townhouses? We need some reasonably cost homes.

f. The Bridges
i. We are wanting to join two properties that have a little different zoning.
ii. We are wanting to change to R zoning, which is in line with CUP.
iii. It will be gated.
iv. Will be high level homes.
Public Comment:
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- We backup to the proposed subdivision. We have been here since 2009. What are the plans for 
water management? I have seen water flowing through the way the property has a crease in it. We 
will have a detention system that will catch all the stormwater that would collect and funnel down 
towards you. It will be a huge benefit to you. 

- My concern is what it will look like. I’m concerned about a giant eye sore in my backyard. It will be 
buffered with vegetation and landscaping. I don’t think our plan is to do underground detentions.

- We’re building 2.5+ million-dollar homes. We do not want to create eye sores. We can talk offline 
more.

- Do you have specifics of buffers? What efforts will be in place to keep the current trees rather clear 
cutting? We are trying to minimize any impacts to streams. We redesigned to where we are not 
asking for any stream buffer variances. We will be cutting in a road where trees will have to go. 
Other than that, we will try to keep all trees intact. We want to make it feel like the homes have 
been there forever.

- What about overflow? 
- Will there be fencing? What about green screen? There’s fence already there. I don’t think we plan to 

do anything different. 
- I am also interested on how the pond will be built and the creek that connects to Lake Windward 

and how that will increase flow. 
- I am concerned about the impact. I haven’t been there long enough to know what the water 

situation is like, but I want to make sure an eye sore isn’t created.
- Last year, we had an event that some work had to be done on the creek due to lots of rain. I’m 

worried about all the hardscaping. All the water will end up in the creek. Can it handle that kind of 
water? The applicant is not required to do a hydrology study at this time. They would do one after 
receiving an LDP. The applicant will be held to state regulations.

g. Castle View Homes

i. 2.5-acre parcel on Kimball Bridge Road.
ii. Zoned AG- requesting rezoning to R15 with some variances.
iii. Request includes a private cul-de-sac.
iv. Asking for front yard setback reduction.
Public Comment:
- To the left of the diagram, what will be to the left of the road? Will you level the trees out, and will 

there be a landscape area? Yes, to the landscape area. We have not gotten this far with City Staff. 
Currently, the plan shows sidewalk all the way around the cul-de-sac. 

- When is the proposed groundbreaking? It has not been decided. Construction would likely begin in 
the fall.

- What’s the proposed value of the homes? Currently, the thought is $1.1-1.4 million.
- What are you doing about the drainage issues? We have not conducted a full hydrology study. 

Underwater storm management would happen. 
- Can you talk about the plan for the current plants? We want to work with as much of the existing 

tree cover as we can. 
- What are the sizes of the homes? 3000-4000 square foot. 2 story minimum
- What are the variances? Minimum lot width reduction, which isn’t unusual for the area. Reduction in 

front yards to get homes further away from Kimball bridge crossing. 
- Our kids use the back part of the property to get to Ocee Park. Can something be provided like an 

easement? I was not aware- I thought Ocee was fenced. There are trails going through the backyards 
that you can cut through. What we’re doing wouldn’t change the current path. 

- Do you have a portfolio view of the homes? We can pull information together.
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- Have you given thought to light pollution? We will have to meet the city’s landscape ordinance. We 
will be putting some screening in to help.

- There are two single family homes adjacent to two lots. The park needs to probably acquire some 
additional parking. Castle View tried to acquire to purchase lots, but they were not for sale.

h. South of Wills Park 

i. 5.5-acre site.
ii. 55 townhomes, in addition to a clubhouse and pool.
iii. Units will range from 2600-4000 square feet.
iv. Gated community with access onto Wills Road.
v. Seeking rezoning of the property to downtown mixed use.
vi. Underground detention water system.
Public Comment:
- Where exactly is it? It’s by the car detailing place- this is the large undeveloped area next to it. There 

are several DT MU areas. One of the goals is to interject residential into commercial areas through 
mixed use. We are furthering the goals of the comp plan. 

- Wills road already has so much traffic. I am against this development. 
- The parallel parking is for guest parking, correct? Yes.
- My concern is for pedestrian traffic from this subdivision across Hwy 9 to Wills Park. We are 

providing connection to Hwy 9 for bicycle and pedestrian. We are not currently working with the 
city on improvements on Hwy 9, but that’s something we can evaluate further with the city.

- GDOT is expanding the sidewalks and adding a sidewalk on Wills Road.

i. North Point Redevelopment 
i. Zoning changes to 83 acres of property to Mixed Use.
ii. The goal is to build on the foundation of the environment that’s here and create an indoor/outdoor 
mixed use.
iii. It will be a ten-year development.
iv. It can have community events of up to 2,500 people.
v. We would propose 50,000 square feet of entertainment space, and 320 units in the first phase.
vi. Adds substantial amount of open space, a total of 18 acres.
vii. From a drainage standpoint, we would be improving the situation. 
Public Comment:
- Nothing is set in stone. We had been doing a lot of research to come up with this plan. If are 

approved, we will begin the middle of next year. I would have to refer you to JCPenney to answer 
that question.

- We do not currently have any percentage of work force housing. We are open to conversation, but 
cost of construction would require an incentive program

- All tenants have been spoken to.
- There is new ownership and control of the asset. 
- Demolition would be middle of 2023 plan with 24-month construction for first phase
- Our plan is to dedicate our impact fees to stormwater. I believe we will have 2.5 million dollars that 

would be dedicated towards storm water
- One of the bus transit stops in the middle of the highway. We have found a location that would 

meet up with our location.

III. Chat Comments:
- Off Leash, I would like to caution the city to approve a conditional use permit for an off leash dog 

park at the corner of Old Milton and Highway 9. There have already been traffic fatalities at this 
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intersection- there are a combined 12 lanes of high-density traffic here. Dogs can get out of every 
park; the suggested double gate system does not prevent this. ONE dog that gets to either of these 
roads will not only be a safety concern for the dog but an incredible safety concern for all Alpharetta 
families travelling through the heartbeat of the City. If approved, I hope safety is at the center of the 
conversation and approval.

- And there is also another dog park like this going up at Maxwell Road Jessica. I don’t think we need 
another one.

- NORTH POINT ….. is this already set in stone? If so, when is demolition/groundbreaking scheduled? I 
have worked for JCP since 1998 and am worried about my job security. Are either of those pink 
locations that say “retail anchors” going to become JcPenney? If so, where will we be located?

- Please include a percentage of the housing going in here as workforce housing that people who serve 
the citizens of Alpharetta can afford to live here!

- The NorthPoint Site plan shows the loss of the JC Penny store. Are they going to be kicked out of 
the mall?

- Are the anchor stores aware and/or going to stay?
- What happened to the redevelopment plan for the Mall that was approved previously, that called for 

the Sears portion of the mall to be removed and apartments built, along with park area and walking 
trails?

- When is this first phase going to start?
- Has JcPenney said they wanted to be a part of this plan?
- Part of the old plan called for connection of the storm water area to be a park and connect across 

the street to the greenway. Why is that being abandoned?
- What about MARTA plans for a station to be located on the property?

IV. Meeting Ended at: 7:30 p.m.
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I. AGENDA ITEM TITLE: MP-22-05/CU-22-04 SS ENTERTAINMENT, LLC EVENT FACILITY/5818 WINDWARD PARKWAY 
PLANNING COMMISSION: JUNE 2, 2022 

CITY COUNCIL:   JUNE 20, 2022 

II. RECOMMENDATION: 
Approve MP-22-05/CU-22-04 SS Entertainment, LLC Event Facility/5815 Windward Parkway, subject to 
the following conditions: 
 

1. ‘Special Event Facility’ shall be added as a conditional use at 5815 Windward Parkway, Suite 
101 and limited to no more than 5,794 square feet. 

2. Conditional use approval shall be limited to SS Entertainment, LLC; no additional ‘Special Event 
Facility’ use or subleasing shall be permitted within the approved space. 

3. Special event facility shall be limited to no more than 225 people, with final maximum 
occupancy subject to Fire Marshall approval. 

4. Events shall be limited to corporate and business conferences, banquets, wedding receptions, 
and graduation and birthday celebrations. 

5. Hours of operation shall be limited to Monday – Friday 6:00 PM – 1:00 AM and Saturday – 
Sunday 11:00 AM – 1:00 AM. 

6. If a parking problem is identified by the City, SS Entertainment, LLC shall be required to correct 
the problem by reducing the capacity of events, providing an off-site parking agreement for 
parking within 500’ of the facility, and/or providing valet services, as approved by Staff. 

III. REPORT IN BRIEF: 
The applicant, SS Entertainment, LLC, is requesting a master plan amendment and conditional use to 
operate a ‘Special Event Facility’ in a 5,794 square foot suite in the Windward Crossing shopping 
center. A maximum capacity of 408 people is requested. The subject property is located at 5815 
Windward Parkway, Suite 101 at the southeast corner of Windward Parkway and North Point Parkway. 

 
DISCUSSION 
 
The submitted request, if approved, would allow SS Entertainment, LLC to operate a ‘Special 
Event Facility’ in a 5,794 square foot suite in the Windward Crossing shopping center. A maximum 
capacity of 408 people is requested. A master plan amendment and conditional use are 
requested to allow a ‘Special Event Facility’. The subject property is located at 5815 Windward 
Parkway, Suite 101 at the southeast corner of Windward Parkway and North Point Parkway. 
 
Windward Crossing is approximately 11.5 acres and was developed in 2005 as a 2-story over 
basement, 48,327 square foot shopping center with office on the 2nd floor. Other businesses 
occupying the building include Roam Innovative Workplace, KnuckleUp Fitness, Little Tokyo 
Sushi and Nalan Indian Cuisine, to name a few. The property is zoned CUP (Community Unit 
Plan) and is subject to the Windward Master Plan Pod 66, which does not list ‘Special Event 
Facility’ as a permitted or conditional use. Surrounding properties are zoned CUP and subject to 
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the Windward Master Plan. The Windward Park mixed-use development is located to the west, 
the former Black Walnut Café and Georgia’s Own Credit Union are located on outparcels to 
the north, AT&T is located to the south and Windward Oaks office park is located to the east. 
 
SS Entertainment, LLC is a new business operating as special event facility with event planning 
services. The applicant proposes to use Suite 101, which is located in the basement level of the 
shopping center. Suite 101 can be accessed from the main level of the center by way of an 
elevator lobby, as well as at the rear of the building through the basement level parking deck. 
A maximum capacity of 408 people is requested for the 5,794 square foot space. The facility 
would accommodate corporate and business conferences, banquets, wedding receptions, 
and graduation and birthday celebrations. Catering, photography, music and entertainment 
will be provided by others. Hours of operation will be Monday – Friday 6:00 PM – 1:00 AM and 
Saturday – Sunday 11:00 AM – 1:00 AM. The applicant anticipates approximately four (4) 
employees. 
 
There are approximately 230 parking spaces serving the property, of which the Master Plan 
requires one (1) space per 250 square feet, or 170 spaces for the center not including the 
applicant’s proposed space. Therefore, there is a surplus of 60 parking spaces to serve the use 
in Suite 101. A special event facility requires one (1) space per four (4) seats (occupancy), plus 
one (1) employee space per each 10 seats (occupancy). Based on a maximum occupancy of 
408 people, a total of 143 parking spaces would be required. A maximum occupancy of 225 
people would generate a need for approximately 80 parking spaces. The City’s parking 
regulations allow required parking to be reduced by up to 25% if it can be demonstrated that 
uses will share parking. A shared parking reduction applied a special event facility with a 
maximum occupancy of 225 people would generate a need for 60 parking spaces. 
 
The Windward Master Plan was approved in 1980 with a substantial update in 1993 (MP-92-03) 
for a 3,000+ acre planned community, including residential, commercial, office, industrial and 
recreational uses. The subject property is located in Pod 66, which is approved for and 
developed with residential uses and a variety of non-residential uses, including office-
institutional, research and development, service retail uses and a destination hotel. A ‘Special 
Event Facility’ requires approval of a conditional use in the CUP district. As shown in the table 
below, several master plan amendments have been approved in Pod 66. 
 
Windward Master Plan Amendments – Pod 66 

File # Project Name Pod Requested Change Outcome Date 
MP-15-07 / 
CLUP-15-08 / 
V-15-21 

Duke Realty 
Webb Bridge Rd 
Subdivision 

66 15 Single-family detached homes Approved 5/23/16 

MP-15-04 / V-
15-08 
 

Windward Park 
(f.k.a. Windward 
Mill) 

66 31,400 SF retail, 500K SF office, 250-
rm limited-service hotel, 25,800 SF 
retail, 191 Townhomes, 200 
Condos, 24 live-work townhomes 

Approved 7/27/15 

MP-13-02 / 
CLUP-13-09 / 
V-13-22 

Windward Pod 66 66 91 Single-Family Detach Homes Approved 1/27/14 

MP-13-04 / 
CU-13-09 

HealthSouth 66 60-bed acute inpatient 
rehabilitation hospital 

Approved 8/26/13 

MP-07-07 / 
CLUP-07-07 

1st Baptist Church 66 Church and associated uses Approved 10/22/07 
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PARKING 
 
Traffic related to a special event facility is typically based on the capacity of the facility, since 
the use does not usually operate during the AM or PM Peak Hour. Staff reviewed the parking 
needs and hours of operation of existing businesses at Windward Crossing and found that many 
of the businesses operate during the same hours for the special event facility (see table below). 
 
Windward Crossing Parking Requirements  

Tenant Suite SF Req’d 
Parking 

Hours of Operation 

Applicant’s Space 101 5,794 SF 143 M-F 6PM-1AM, Sat-S 11AM-1AM 
KnuckleUp Fitness 100 6,559 SF 26.25 M-F 5PM-8PM, Sat 9AM-2PM 
Nalan Indian 200 3,695 SF 14.75 M/W/Th 1130AM-10PM, F-Sat 1130AM-10PM, S 

1130AM-9:30PM 
Vacant 201 1,440 SF 5.75 N/A 
Q Paso Latin Grub 202 2,572 SF 10.25 T 11AM-230PM, W-F 11AM-230PM 
Vacant 203 1,440 SF 5.75 N/A 
MDW Salon 204 1,925 SF 7.75 T-Th 10AM-6PM, F 8AM-6PM, Sat 8AM-4PM 
Any Lab Test Now 205/206 5,195 SF 20.75 M-F 830AM-630PM, Sat 9AM-2PM 
Vacant 207 2,124 SF 8.5 N/A 
Benchmark Physical 208 1,208 SF 4.75 M-Th 7AM-7PM, F 7AM-3PM 
Little Tokyo 209 3,209 SF 12.75 M-Th & Sat 11AM-10PM, F 11AM-11PM 
Peachy Corners 210 1,438 SF 5.75 M-Sat 7AM-9PM 
Vacant 211 2,132 SF 8.5 N/A 
Roam Workplace 302 9,596 SF 38.5 M-F 8AM-6PM 

 
As shown in the table below, required parking exceeds available (existing) parking between 
6:00 PM – 8:00 PM Monday through Friday and between 11:00 AM – 2:00 PM on Saturdays. A 
parking deficit of as many as 30 parking spaces is possible during those times. To avoid a parking 
shortage, it is recommended that the maximum capacity of the applicant’s special event 
facility be reduced. 
 
Windward Crossing Parking Utilization w/the proposed Special Event Facility 

Time Monday-Friday (6PM-1AM) Saturday (11AM-1AM) Sunday (11AM-1AM) 
11:00 AM - 259.5 186.25 
12:00 PM - 259.5 186.25 
1:00 PM - 259.5 186.25 
2:00 PM - 212.5 186.25 
3:00 PM - 212.5 186.25 
4:00 PM - 204.75 186.25 
5:00 PM - 204.75 186.25 
6:00 PM 256.5 204.75 186.25 
7:00 PM 231 204.75 186.25 
8:00 PM 204.75 204.75 186.25 
9:00 PM 199 204.75 186.25 
10:00 PM 184.25 184.25 171.5 

 
CONDITIONAL USE REVIEW CRITERIA 
 
City staff has reviewed the applicant’s request and compared it to the conditional use 
standards established in UDC Sec. 4.2.3 (B) which are as follows: 
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A conditional use otherwise permitted within a zoning district shall be considered to be 
compatible with other uses permitted in the district, provided that due consideration is given to 
the following objective criteria at a public hearing and satisfactory provisions or arrangements 
are made for: 
 
1. Access into and out of the property with regard to traffic and pedestrian safety, volume 
of traffic flow, and emergency vehicles, as well as the type of street providing access; 
 
Response: The subject property has adequate access with driveways on Windward Parkway 
and North Point Parkway, as well as a secondary driveway on Edison Drive. 
 
2. The extent to which refuse areas, loading and service areas, off street parking, and 
buffers and screening are provided on the property; 
 
Response: The City’s parking regulations would require 143 parking spaces for the applicant’s 
proposed use. Windward Crossing has approximately 230 parking spaces, which are shared with 
multiple tenants. If approved, the maximum occupancy of the business should be reduced to 
avoid a parking shortage. 
 
3. Ensuring that the conditional use will not be injurious to the use and enjoyment of the 
environment or of other property in the immediate vicinity or diminish and impair property values 
within the surrounding neighborhood; 
 
Response: The proposal use should not have significant impacts on surrounding properties or 
businesses, which are mostly developed with non-residential uses. The special event facility 
would improve the synergy at Windward Crossing by providing catering opportunities for 
restaurants in the center. However, the requested maximum capacity is not supported by 
sufficient parking. 
 
4. Ensuring that the conditional use will not increase local or state expenditures in relation 
to the cost of servicing or maintaining neighboring properties; 
 
Response: Not applicable. 
 
5. Ensuring that the conditional use will not impede the normal and orderly development of 
surrounding property for uses predominant in the area; 
 
Response: The proposal should not impede the normal and orderly development of 
surrounding properties, which are also primarily developed with non-residential uses. However, 
the requested maximum capacity is not supported by sufficient parking. 
 
6. Ensuring that the location and character of the conditional use is consistent with a 
desirable pattern of development for the city, in general; and 
 
Response: The location and character of the special event facility is appropriate. The subject 
property is commercial center and the use would complement existing businesses. However, 
the requested maximum capacity is not supported by sufficient parking. 
 
7. Ensuring that the conditional use is appropriately separated from similar uses and 
conflicting uses, such as residences, government buildings, parks, churches or schools. 



5 
 

Response: There is a special event facility in the immediate area located at The Metropolitan 
Club (5895 Windward Parkway), which is approximately 800’ away to the east. The next nearest 
event facility is located at Phase Events (12150 Morris Road), which is approximately 1.15 miles 
to the southwest. 
 
CONCURRENCES 
 
Staff reviewed the applicant’s proposal in consideration of the review criteria for a master plan 
amendment and conditional use. The proposal should not have significant impacts on 
surrounding properties, which are developed with non-residential uses. The use would improve 
synergy with other businesses operating in the center and nearby. However, the requested 
maximum capacity is not supported by sufficient parking. If approved, the maximum 
occupancy of the business should be reduced to avoid a parking shortage. 
 
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. 
 
COMMUNITY ZONING INFORMATION MEETING 
 
The CZIM was held on May 11, 2022. There were no public comments. 

IV. ATTACHMENTS: 
• Site Plan 
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I. Staff Members Present:
a. Michael Woodman, Planning + Development Services Manager
b. Alexandra Callum, Planning + Zoning Coordinator
c. Nikisha Mistry, GIS Specialist 

There was a total of 79 participants for the CZIM meeting.

II. Items:
a. Sanctum Serene Wellness
i. 3235 North Point Parkway.
ii. Wellness Spa. 
iii. Master Plan amendment.
There were no comments for this item.

b. Event Facility 
i. Manager Michael Woodman spoke for this item because the applicant was not present.
ii. Special event facility.
iii. Requesting a maximum occupancy of 408.

c. Off Leash 
i. Full-service restaurant and luxury dog park.
ii. On the corner of Old Milton Parkway and North Main Street.
iii. We want to transform the existing building.
Public Comment:
- You are asking for a liquor license. I do not think it is a good idea to have children, liquor, and dogs 

all in the same area. I am okay with the idea; I am just not for the liquor license portion of it.
- How are we keeping dogs safe at this location? We will be using fencing. Over the last several years, 

we’ve seen lots of new dog parks. The new technology is a double gated system so that you don’t 
have wide open access. It will be access controlled to provide safe conditions to both people and 
dogs. 

d. 3973 Webb Bridge Road
i. 5-acre site.
ii. Requesting a rezoning to R—12.
iii. Modern style homes. 
iv. Requesting a variance- there is a perennial creek that runs through the site. The city has a 100’ stream 
buffer and 150’ impervious buffer, which makes the lots to the east not able to be developed right now.
Public Comment: 

This summary is provided as a convenience and service to the public, media and staff. It is not the intent to record proceedings 
verbatim. Any reproduction of this summary must include this notice. Public comments are noted as heard by Planning 
Commission, but not quoted or paraphrased. This document includes limited presentation by Planning Commission and 
invited speakers in summary form. The public is advised that the tapes recorded at said meeting are a matter of public 
record and are available upon request.
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- I own the property to the east of this. The creek on this property affects my property. There’s a 
reason the barrier is supposed to be there. There will be buffer left, and we will be doing mitigation.

- It’s not so much the construction, but the next 20 years the people will be living there. We are not 
destroying the buffer; we are just requesting for a reduction. There will also be mitigation. The water 
would be cleansed before being released back into the creek. 

- Jay Perek- As Reggie was saying, along with requesting a reduction, we are also proposing to increase 
the quality of the buffer, and that’s what he was referring to with the mitigation. There is still a 50’ 
buffer that will remain.

- Can you give some examples of best mitigation practices? We are trying to see if we can do some 
dry wells. It infiltrates the water in the ground instead of taking it to the creek.

e. Beazer Homes
i. Corner of Rock Mill Road and Haynes Bridge Road.
ii. Undeveloped property zoned as office and institution use.
iii. We have taken significant steps to save trees.
iv. We want to make the corner a community focal point, as we recognize that it’s a gateway.
v. Homes would front along Rock Mill Road.
vi. As you come into the community, the front doors will face some green pocket areas.
vii. The variances primary relate to the street scaping for our internal streets and a little along Rock Mill 
Road.
viii. The size of the property is too small for modern day office development.
Public Comment:
- On your layout plan, have you taken into consideration the GA400 widening? How much space 

between the current highway and the property line are you going to lose with the widening? Will 
you lose some amenity space? We will have to double check on the GA400 plans. There is significant 
right of way between the ramp and property line. We don’t anticipate any issues.

- Do we really need more townhomes in Alpharetta? The roads are so clogged, and this is right on 
North Point, and there is already so much traffic. Alpharetta needs additional housing. This is a 
lower density type of community. 43 homes would be constructed. It’s a great opportunity to 
provide additional housing. Residential provides less traffic than office use, which is a benefit. 

- It’s adding traffic with 2-3 cars per home. The future office use would be more than residential. 
- What about impact to schools? It would be fairly minimal.
- We need more homes in Alpharetta, thank you Julie.
- Alpharetta is full!
- We do need more housing. It’s dense in downtown, but this isn’t too far. My concern is parking. Two 

car garages are never enough for storage or a large vehicle. Are we allocating enough parking for 
visitors and extra drivers on this site? The city is proactive with this. One of the aspects of the city’s 
code is to have a minimum 18-foot-wide driveway. Other developments have shorter driveways and 
not enough parking. We are not seeking a variance on parking. 

- Concerned about the tightness of the internal streets where Fire and Public Safety would have to 
operate. Fire is involved in this process and will have the opportunity to put comments.

- What is the cost of the townhouses? We need some reasonably cost homes.

f. The Bridges
i. We are wanting to join two properties that have a little different zoning.
ii. We are wanting to change to R zoning, which is in line with CUP.
iii. It will be gated.
iv. Will be high level homes.
Public Comment:
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- We backup to the proposed subdivision. We have been here since 2009. What are the plans for 
water management? I have seen water flowing through the way the property has a crease in it. We 
will have a detention system that will catch all the stormwater that would collect and funnel down 
towards you. It will be a huge benefit to you. 

- My concern is what it will look like. I’m concerned about a giant eye sore in my backyard. It will be 
buffered with vegetation and landscaping. I don’t think our plan is to do underground detentions.

- We’re building 2.5+ million-dollar homes. We do not want to create eye sores. We can talk offline 
more.

- Do you have specifics of buffers? What efforts will be in place to keep the current trees rather clear 
cutting? We are trying to minimize any impacts to streams. We redesigned to where we are not 
asking for any stream buffer variances. We will be cutting in a road where trees will have to go. 
Other than that, we will try to keep all trees intact. We want to make it feel like the homes have 
been there forever.

- What about overflow? 
- Will there be fencing? What about green screen? There’s fence already there. I don’t think we plan to 

do anything different. 
- I am also interested on how the pond will be built and the creek that connects to Lake Windward 

and how that will increase flow. 
- I am concerned about the impact. I haven’t been there long enough to know what the water 

situation is like, but I want to make sure an eye sore isn’t created.
- Last year, we had an event that some work had to be done on the creek due to lots of rain. I’m 

worried about all the hardscaping. All the water will end up in the creek. Can it handle that kind of 
water? The applicant is not required to do a hydrology study at this time. They would do one after 
receiving an LDP. The applicant will be held to state regulations.

g. Castle View Homes

i. 2.5-acre parcel on Kimball Bridge Road.
ii. Zoned AG- requesting rezoning to R15 with some variances.
iii. Request includes a private cul-de-sac.
iv. Asking for front yard setback reduction.
Public Comment:
- To the left of the diagram, what will be to the left of the road? Will you level the trees out, and will 

there be a landscape area? Yes, to the landscape area. We have not gotten this far with City Staff. 
Currently, the plan shows sidewalk all the way around the cul-de-sac. 

- When is the proposed groundbreaking? It has not been decided. Construction would likely begin in 
the fall.

- What’s the proposed value of the homes? Currently, the thought is $1.1-1.4 million.
- What are you doing about the drainage issues? We have not conducted a full hydrology study. 

Underwater storm management would happen. 
- Can you talk about the plan for the current plants? We want to work with as much of the existing 

tree cover as we can. 
- What are the sizes of the homes? 3000-4000 square foot. 2 story minimum
- What are the variances? Minimum lot width reduction, which isn’t unusual for the area. Reduction in 

front yards to get homes further away from Kimball bridge crossing. 
- Our kids use the back part of the property to get to Ocee Park. Can something be provided like an 

easement? I was not aware- I thought Ocee was fenced. There are trails going through the backyards 
that you can cut through. What we’re doing wouldn’t change the current path. 

- Do you have a portfolio view of the homes? We can pull information together.
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- Have you given thought to light pollution? We will have to meet the city’s landscape ordinance. We 
will be putting some screening in to help.

- There are two single family homes adjacent to two lots. The park needs to probably acquire some 
additional parking. Castle View tried to acquire to purchase lots, but they were not for sale.

h. South of Wills Park 

i. 5.5-acre site.
ii. 55 townhomes, in addition to a clubhouse and pool.
iii. Units will range from 2600-4000 square feet.
iv. Gated community with access onto Wills Road.
v. Seeking rezoning of the property to downtown mixed use.
vi. Underground detention water system.
Public Comment:
- Where exactly is it? It’s by the car detailing place- this is the large undeveloped area next to it. There 

are several DT MU areas. One of the goals is to interject residential into commercial areas through 
mixed use. We are furthering the goals of the comp plan. 

- Wills road already has so much traffic. I am against this development. 
- The parallel parking is for guest parking, correct? Yes.
- My concern is for pedestrian traffic from this subdivision across Hwy 9 to Wills Park. We are 

providing connection to Hwy 9 for bicycle and pedestrian. We are not currently working with the 
city on improvements on Hwy 9, but that’s something we can evaluate further with the city.

- GDOT is expanding the sidewalks and adding a sidewalk on Wills Road.

i. North Point Redevelopment 
i. Zoning changes to 83 acres of property to Mixed Use.
ii. The goal is to build on the foundation of the environment that’s here and create an indoor/outdoor 
mixed use.
iii. It will be a ten-year development.
iv. It can have community events of up to 2,500 people.
v. We would propose 50,000 square feet of entertainment space, and 320 units in the first phase.
vi. Adds substantial amount of open space, a total of 18 acres.
vii. From a drainage standpoint, we would be improving the situation. 
Public Comment:
- Nothing is set in stone. We had been doing a lot of research to come up with this plan. If are 

approved, we will begin the middle of next year. I would have to refer you to JCPenney to answer 
that question.

- We do not currently have any percentage of work force housing. We are open to conversation, but 
cost of construction would require an incentive program

- All tenants have been spoken to.
- There is new ownership and control of the asset. 
- Demolition would be middle of 2023 plan with 24-month construction for first phase
- Our plan is to dedicate our impact fees to stormwater. I believe we will have 2.5 million dollars that 

would be dedicated towards storm water
- One of the bus transit stops in the middle of the highway. We have found a location that would 

meet up with our location.

III. Chat Comments:
- Off Leash, I would like to caution the city to approve a conditional use permit for an off leash dog 

park at the corner of Old Milton and Highway 9. There have already been traffic fatalities at this 
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intersection- there are a combined 12 lanes of high-density traffic here. Dogs can get out of every 
park; the suggested double gate system does not prevent this. ONE dog that gets to either of these 
roads will not only be a safety concern for the dog but an incredible safety concern for all Alpharetta 
families travelling through the heartbeat of the City. If approved, I hope safety is at the center of the 
conversation and approval.

- And there is also another dog park like this going up at Maxwell Road Jessica. I don’t think we need 
another one.

- NORTH POINT ….. is this already set in stone? If so, when is demolition/groundbreaking scheduled? I 
have worked for JCP since 1998 and am worried about my job security. Are either of those pink 
locations that say “retail anchors” going to become JcPenney? If so, where will we be located?

- Please include a percentage of the housing going in here as workforce housing that people who serve 
the citizens of Alpharetta can afford to live here!

- The NorthPoint Site plan shows the loss of the JC Penny store. Are they going to be kicked out of 
the mall?

- Are the anchor stores aware and/or going to stay?
- What happened to the redevelopment plan for the Mall that was approved previously, that called for 

the Sears portion of the mall to be removed and apartments built, along with park area and walking 
trails?

- When is this first phase going to start?
- Has JcPenney said they wanted to be a part of this plan?
- Part of the old plan called for connection of the storm water area to be a park and connect across 

the street to the greenway. Why is that being abandoned?
- What about MARTA plans for a station to be located on the property?

IV. Meeting Ended at: 7:30 p.m.
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