


Obstacles to Redevelopment

« Our commercial areas have few if any functionally

or financially obsolete real estate assets

High Land costs

|_Ow vacancy rate

_ack of parking for smaller outparcels

_ack of Major Arterial Roads — traffic counts

Perimeter Center acts as a “magnet” for new
Investment




Continuum of Redevelopment

Laissez-faire

16 AC TRACT

PEDESTRIAN STREETSCAPE 19 AC TRACT
CONNECTION

Master Plan

mor Y. cEORA

Interventionist



Aerial Photo of
Dunwoody
2017
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Dunwoody
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o Office:
— 337,000 SF
— Vacant: 4.5%

 Retall:

— 517,000 SF
— Vacant: 4.4%




Private Investment
2011-2016

m o o >

Commercial Development: Novo Cucina
Commercial Development: Sherwin Williams
Commercial Development and Medical Offices
Commercial Development: Chase Bank
Commercial Development: Marlow's Tavern
and First Watch

Residential Development

Commercial Development: Professional Offices
Commercial Development: Village Burger

DUNWOODY

VILLAGE
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Private Investment
2017-2018

z=r =

Commercial Development:
Commercial Development:

Novo Cucina
Sherwin Williams

Commercial Development and Medical Offices

Commercial Development:
Commercial Development:
and First Watch
Residential Development
Commercial Development:
Commercial Development:

Commercial Development:
Commercial Development:
Commercial Development:
Commercial Development:
Commercial Development:
Commercial Development:

Chase Bank
Marlow's Tavern

Professional Offices
Village Burger

Chevron Renovation
Crim Site Prep
Vintage Pizzeria
SunTrust Bank
PorterQ

Da Vinci's Donuts

DUNWOODY
VILLAGE

PRIVATE PROPERTY INVESTMENTS

(2018 UPDATE)

8 PRIVATE PROPERTY INVESTMENTS
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Open Space & Circulation
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OPEN SPACES

o Civic
* Farmhouse Green
¢ Chamblee Dunwoody Road and Pocket Park

STREETSCAPE IMPROVEMENTS

ialks, decorative lighting, street trees, mast arms, anc

1anagement

¢ Chamblee Dunw
¢ Mount Vernon Road

PEDESTRIAN PATHS/TRAILS £
« 12-foot-wide path/trail for pedestrians and eational cyclists ]2

* Some in the public right-of-way, some requiring easements on
private property

« Potential trailheads connecting to adjacent neighborhoot
secured access to be explore

NEW VILLAGE CENTER STREET G
* New roads, utilizing "Compl
super blocks, includ
sidewalks, and de

¢ Operational iImprovements at tie ocations

OPERATIONAL/ACCESS MANAGEMENT

¢ Operation CCe mprov t am D dy
n int Vernon Roa
. ntial signal t 0ns( d curt
interparce nents, etc

INTERSECTION IMPROVEMENTS

 Decorative pedestrian crossings

DUNWOODY
VILLAGE



Public Investment

A. Dunwoody Village Parkway
Multimodal Improvements
B.  Mount Vernon Road Multimodal
Improvements
C. Chamblee Dunwoody Road
Multimodal Improvements
D.  Ashford Center Parkway Multimodal
Improvements
E. Optimization/Coordination of Traffic Signals and ITS
Improvements
F. Properties Purchased by City of Dunwoody
for Stormwater Management
G. Nadina Lane Safety Improvement ?’&f
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Cameron Village, Raleigh NC
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Crim Site Currently

EXHIBIT C

PROPOSED SOUTH PARKING ElL EVATION- 5419 CHAMBI FE-DUNWOODY ROAD
3/16"=1-0" FOR CRIM & ASSOCIATES  10/27/16

3/16"=1-0"




Crim Proposed New Architecture




Regency Restaurant Proposal

Sogeey seiberdesign



Comments from Property Owners

* “On the architectural side, for example, we had a steak
house with a western look that wanted to go on the
former Burger King site, but because of the policy on
parking with new construction and the Williamsburg
look that is required they didn't even try to make a deal.
They don’t have a Williamsburg look in their corporate
architectural guidelines for this brand. And brand
awareness is more |mportant to them than a
Dunwoody Village location.”

Bruce Williams, owner of the Burger King site.



* “The seasoned Atlanta brokers that represent
these types of tenants know of these
regulations and sometimes don’t even bother
to bring these great tenants to the village area
to look.”

Bruce Williams



Prohibition of Flat Roofs (27-7.20-E, Article 2a)

The language, both currently and re-written, requires that flat roofs are prohibited in the Dunwoody Village Overlay District.
SEE LANGUAGE BELOW -

2. Roofs
The followlng requirements apply to roofs visible from public rights-of-way, gut-
duot activity areas (eg seotipg areac] of cller greas of 1he cile intended 1o
public accos:

2. Gahlsd 1oofs, hpped 1aofs,
or combinations of such roof
forme are permitted  Flot
roofs and shed raofs are pro-
hibited.

b, Exterior rooflng material is
linited to asphalt {fibesglass)
shingles, slte or cedar §
shake. Roofs must be black,a E
dark shade of gray or weath- 35
eted wood color, Al asphalt
{fiberglass) shingles must be 3 [ [
dimenslonal. Standing seam T i . - - l
copper or bronze color metal roofs are permitted only as accents on
porches or dormers.

Windows and Doors (27-7.20-E, Article 4a)-

The language, both currently and in the proposed re-write, requires doors and windows to adhere to a “pre-1900 Mid Atlantic
American Colonial Architectural Style”, SEE LANGUAGE BELOW —

4, Fenestration

The following requirements apply only to areas visible from public rights-of-way,

ot oor activity sreas Leoe seating imeas) or other areas of the site intended for

public access:

2. Doors must be compatlble with pre-1900 Mid Atlantlc American Colonlal
Architecture style. All-glass doors and flush doors are prohibited, Solid
doors must be sik-panel and may have sidelights or a transom sashes. Win-
dowed doors must contaln a solld border, a minlmum of 6-Inch-wide pan-
els, and must include mullions or divided lights not exceeding 12 Inches in
any directlon. Mullions must be3-25-0.75 inches in slze, French, three-quar-
ter glass or nine-light. doors are allowed if they comply with the require-
ments of this paragraph,




Full Compliance “Triggers” (27-7.20-C. Article 1) -

The language indicates that if exterior improvements are 15% or more ot if interior improvements are 25% or more of the
county tax assessor’s 100% assessed value, then the entire property shall be brought into full compliance with the overlay
district requirements.

27-7.20-C.  Thresholds for Compliance?®®

1.__Full Compliance

Excent as otherwise |

[Sec¢. 27-7.20), permits for the following building an struction activities ma

be Issued only if the entire building is determined to comply with the applicable

2. Construction of a new building;

b. _Construction of building additions that result in a 10% or greater increase
ir loor area or building coverage of the existing bullding:

¢, Exterior construction or remodeling with a total value of 15% or more of

Parking (27-7.20-G. Article 1) -

The rewritten language indicates a maximum parking of 3 spaces per 1,000 square feet of floor area for commercial property.

27-7.20-G.  Parking and Circulation
The parking snd circulation regulations of Article 12 apply within the Dunwoody Vil-
lege overlay district exceot as modified by the following regulstions:

1.  Fachdotshallprew aHld ; PR : i e
'S - ) - sa v . ' » 2e

tions to existing nonresidential bulldings and nonresidential uses may not pro-

ylde #=-more than #we-3 parking spaces for-sach-250-per 1,000 square feet of

floor area, This provision does not require that existing "excess” parking spaces
be removed.

2. Parking areas must be separated from the main road by a minimum distance of
30 feet and include atleast the landscaplng reguired by Sec, 27-13.40. Wherever




Wrap Up
Dunwoody Village Discussion



Georgetown

368 Acres

_ 856,000 SF %

&7
.,-a

Vacant: 100
Retail: ‘

— 229,000 SF*
Vacant: O%

Multi-family: &

— 2,320 Unlts
Vacant: 7% |
Per SF: $1.24 |
Per Unit: $1.2




Private Investment

Commercial Renovation

Residential Development: Dunwoody Green
Medical Offices: Emory Family Medicine
Residential Development: Townhomes
Residential Development: Townhomes

Atlanta Jewish Family Services Investments
Religious Institution

I PRIVATE PROPERTY INVESTMENTS
mmm | C| BOUNDARY

H. Toptel Investments on City of Dunwoody Property

I Residential Development

J.  Residential Development: DeLido Apartments Renovations

K. Commercial Development: “Georgetown on the Perimeter” Office Building Renovation
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CITY GATEWAY IMPROVEMENTS

ON-STREET BIKE ROUTES
INTERSECTION IMPROVEMENTS

©® ® STREETSCAPE IMPROVEMENTS
HE NEW ROADWAY CONNECTIONS
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Chamblee Dunwoody- Old Spring House Lane to Peele...
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Wrap Up
Georgetown Discussion



Winters Chapel s

 Retaill:

— 64,000 Square Feet
— Vacant: 7.7%
« Peachtree Corners Retail:
— 58,500 Square Feet e
— Vacant: 0% // /



Aerial

Multi-family: — ENGES G R S s = oo

2.025 Units 2017
200 Acres
Vacant: 4.6%

Per SF: S.95
Per Unit: $1,100

Peachtree Industrial
Study Area

N

A

1 inch = 350 feet

Dunwoody
—l
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EXECUTIVE SUMMARY:
MARKET RESEARCH FINDINGS
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STUDY SCOPE AND GOALS )

mBleakly Advisory Group (BAG) was retained to prepare a
market analysis to support planning for the PIB Small
Area Study, focusing on the portion of the Study Area that
1S 1n the City of Dunwoody

® Market Study Objectives:

= Address community questions and feedback regarding the
viability of developing additional commercial, office or industrial
space in the study area

= Forecast the demand for and achievable pricing of new for-sale
and rental housing

= Address the near-term and long-term financial feasibility of
assembling land for redevelopment

= Consider market impacts that could either be created by, or
follow redevelopment of the former Doraville GM Plant.

SW @ Bleakly ) Peachtree Industrial Boulevard Small Area Market Analysis Page 2



MARKET CONTEXT
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STUDY AREA
CHARACTERISTICS

LEGEND

STUDY AREA BOUNDARY

= Estimated 2,025
multi-family
apartments

= 350 single-family,
townhome and

condominium units
= A 229 unit SF/TH

development is under

construction.

= Only 7.1% of the
total acreage is
commercial.

w—— CITY BOUNDARY CITY OF
- PEACHTREE
s TWIN LAKES TOWNHOMES CORNERS
Y N ] (25 UNITS) ¥
RENTAL COMMUNITIES
I PEELER ROAD >, .
PEACHTREE PLACE ', \(98 Units)
NORTH
309 UNITS
CITY OF
DUNWOODY LA COTA
266 UNITS
4
< ?
o
g %
o %
(¢}
£ : :
z
§ DUNWOODY|
CHATEAU DUNwoODY CONDOS (114 UNITS o GLEN '
520 UNITS '
DUNWOODY VILLAGE 5 '
204 UNTS -’;\ WINTERCREST TOWNHOMES (58 UNITS) '1
) 1 ,
’
]
SRS ® 1, G CITY OF
™TERS TAre ! DORAVILLE
..... e‘s ’ .'
...... .q W S
bl 7S ' y HEIGHTS AT CARVER HILLS:
Yo U 51 SF+ 178 TH
CITY OF ol (UNDER CONSTRUCTION)

CHAMBLEE \\'




SUMMARY CONCLUSIONS/IMPLICATIONS

= Current and future market demand for owner and rental housing
and to a lesser extent, retail and office development within the
Dunwoody market is strong

= Rapid job growth and constrained supply have caused vacancy rates to
decline, and commercial/apartment rents and home prices to increase

= Development constraints impacting the Study Area are largely
financial rather than demand driven, due to two main factors:

= [1] Site availability is limited and the cost of assembling and preparing
development sites is high, requiring higher density, values (or both) to he
financially feasible

= [2] The Study Area is located on the eastern edge of the market, where
existing values are not as high as the City of Dunwoody average, and new
construction is less likely to command equivalent price premiums

= Some combination of public subsidy/participation and/or
Increased density 1s likely to be needed to achieve redevelopment
In the Study Area in the near term

SW @ Bleakly ) Peachtree Industrial Boulevard Small Area Market Analysis Fage 5




SUMMARY FINDINGS:

-EXISTING CONDITIONS
-LAND USE

-FISCAL
-DEMOGRAPHICS

Peachtree Industrial Boulevard Small Area Market Analysis Page 6




EXISTING LAND USE AND VALUES

= The LCI Study Area contains 641 ac. = Dynwoody apartments occup_y
= 46% of the total land area is exempt property 299% of the total land area

= 113 acres in Gwinnett County 0
m 2077 average digest value of all taxable (188.1 acres) - 64% of the
oroperty = $104 M ($337,100/ac) taxable value
= This total excludes 36.5 acres under construction = More than 2,000 units developed
(the Heights at Carver Hills) hetween 1971 and 1982

m Residential property values (taxahle = Average of 1,180 SF/unit

FMV) in the Study Area are modest | ‘
= $204.000/SF detached home = Density averages 10.8 units/acre

= $178,100/townhome unit = The taxable full value of apartments
= $116,800/condominium exceeds $169.3 million, roughly
m Only 46 acres are commercial $900,000 per acre, $83,600 per unit

= Values for developed commercial parcels $625,000 and $75.40 per building SF

per acre = The Study area also includes 198
= 40 parcels and 33.1 acres (excluding condominiums and townhomes - many
land under construction) are vacant are managed as rental units.

= Most undeveloped land consists of vacant lots in
older subdivisions — mostly in Doraville

SW @ Bleakly i ) Peachtree Industrial Boulevard Small Area Market Analysis Page 7



= Dunwoody’s net tax
digest in 201/
exceeded $2.7
billion, averaging
nearly $450 000 per
taxahle acre — one

of the highest
concentrations of
value per acre
among Atlanta’s
suburbs

= 28% higher than the
average of surrounding
communities

$500,000

2017 Net Tax Digest Per Acre: LCI Study Area and Selected
$450,000

Cities

$400,000

$350,000 Average
$300,000
$250,000
$200,000
$4150,000
$100,000
%50,000
1]

Dunwoody Doraville Chamblee Peachtree Norcross  Sandy Springs  Study Area
Comers

2017 Met Tax Digest Per Acre

Source: Georgia Department of Revenue

m At $337,100/taxable acre the Study Area’s tax
digest is only slightly below the average of

surrounding communities[1]
[1] Calculations exclude tax exempt property

Feachtree Industrial Boulevard Small Area Market Analysis Fage 8



EMPLOYMENT & COMMUTING PATTERNS

= The |-285/GA 400 corridor is a regional
employment center - with 129,000 jobs by nearly 120,000 in-commuters

= VERY high job/total population ratio - nearly 0.8:1 in 2015 — only 17% of area
= Johs concentrated in high wage industries and occupations

= Dunwoody has the largest concentration of jobs in _ Job & . "
Dekalb County - 18% of the County total in 2015 ® ‘0P & commuling patierns

residents worked locally

= ARC projects the area will add another 34,900 jobs by 2040 suggest STRONG unmet
averaging 1,400 per year housing demand
Area Employers Attract a Substantial Number of fn-Commuters Area Residents Have Convenient Access to Se%
& N _Nearby Concentrations of Jobs

o . .
D0 <
Q!

Q § - 2,422 Jobs/Sq.Mile
i s 2,423 -9,676 Jobs/Sq.Mile |

9,995 " W 9,677 - 21,766 Jobs/SqMile | e,
' ) W 21,767 - 38,691 Jobs/Sq.Mile | “ TR 0 SRRSO
v . 38,692 - 60,453 Jobs/Sq.Mile g = - £
et A
* 1-16 Jobs g .
o ¢ —

o 17 - 248 Jobs

© 249 - 1,255 Jobs
@ @ 1,256 - 3,966 Jobs

@ 3.967 - 9,683 Jobs

W Analysis Selection




DEMOGRAPHIC CHARACTERISTICS

m The Study Area is comprised primarily of renters, with a
younger age distribution, larger households, more families with
children, lower household incomes, a much higher percentage
of Hispanics, and higher poverty rate than the City as a whole.

= The 65,000 people surrounding the Study Area are more comparable
demographically to the Atlanta Region than to the City of Dunwoody,
which has an above average distribution of baby boomers and elderly,
as well as households earning well above $100,000.

= The area IS projected to continue population growth, increasing by
another 5% - adding 285 households annually over the next 5 years.

= With nearly 4,000 residential units proposed for Assembly Yards iIn
Doraville, that forecast is likely to be exceeded. The Assembly will

need (and Is expected) to draw demand from a larger regional market
area In order to be successful.

Feachtree Industrial Boulevard Small Area Market Analysis Fage 10




EXISTING HOUSING CHARACTERISTICS

= The estimated 2017 median Owner Occupied Housing Values
home value in Dunwoody 35.0%  \redian Owner Housing Value
($435,200) is more than douhle soo% study Ares $257,100
the Metro Atlanta medians, 250%  pamwondy S
while homes in both the LCI 20.0% Atlanta MSA v203,674

Study Area and 5-mile ring are  sox

also more expensive than the 10.0%
Region . I I I I
= More than 35% of Dunwoody’'s o0% -l |!; 0 " | [ | -

owner- gggg %Igg housing i ds va |1u ed5 y 300000 000 145,555 $195.990 $295.950 $399.990 $495.999 $149.995 890099 | Mo
above J (CGmpare to 1 ° B LGl Study Area B Primary Market Area B City of Dunwoody Atlanta M3A

in the Region), while less than 8% _ -

is valued below $200,000 (compared oo Median Age of Housing (Years) Housing Age Distribution

to 49% in the Region sl o

25 0%
Dunwoody 26.6

= The high cost of existing

housing suggests an 15 0%

opportunity to introduce 10.0% ||

higher valued SF detached 5 0% | | I I I
and townhome products in oo ==l e Il II

th 1939 0r 1940t 1950to 1960to 1970t 1980to 1990to 2000to 2010 or
€ area Earier 1949 1950 1969 1979 1989 1999 2009  Later
Source: Environics Analytics/Spotfight Report. o) o ot Area W Primary Market Ares W City of Dunwoody  ® Atlanta MSA

Peachtree Industrial Boulevard Small Area Market Analysis Page 11




SUMMARY FINDINGS:

-APARTMENT MARKET
-FOR SALE RESIDENTIAL MARKET
-RETAIL & OFFICE MARKETS

Peachtree Industrial Boulevard Small Area Market Analysis Page 12




A PA RT M E N T M A R K ET Change in Apartment Vacancy Rates: 2000 to Present
14.0%

= BAG examined apartment supply trends =~

for 200 nearby projects
= Dunwoody’'s managed apartment inventory has not se !
increased since 2006 - half the City’s apartment | \/Ka/‘“x
inventory located in the LCI study area 5o M ~—~—
= Dunwoody rents are 10% higher than the s 2018 Apartment Vacancy
surrounding market Dunwoody 6.2% S —
. - addi 2o 5-Mile Ring 5.5% | Primary Market Ares
pparmen suopy s oouned ol adang T SRR, G
= Existing vacancy rates are in the 6% range T mi;m;?;ﬁfj T

= Rents Citywide increasing 4% /yr since 2010
= Despite the 40+ year average age of LCI Study s

Change in Effective Apartment Rents: 2000 to Present

Area units, rents are higher than the average 2018 Effective Apartment
of more than 15,000 units in the surrounding - Dumoety 1,304
area and are similar to the larger region - 5-Mile Ring $1.097
= Monthly rents range from $800 to $1,546 and £ 10-Mile Ring $1,173

average $1,260/month for 2,025 total units, g s
while rents per SF range from $0.89 to $1.38 % 51000
and average $1.10/SF E

m Existing conditions suggest that most ——
area apartment complexes are s e
operating at potentially high (and oo - - n
increasing) prﬂfitﬂbility 2000 2001 2002 2003 2004 2005 2005 2007 2008 2009 2000 2011 2017 2013 2014 2015 2046 2017 i'lilrins

Small Area Market Analysis Fage 13



= New housing construction in DeKalb County = Median list price per SF in Dunwoody is
remains less than a third of pre-recession currently $197, compared to $120 for the
levels and the County’s capture rate of Metro-Atlanta region
regional development is half of what it was
prior to 2008

= Dunwoody and Doraville have experienced
relatively little new home construction since

= Current listings and recent sales prices
for nearby existing homes are lower than
Dunwoody City-wide averages

the Recession ended and until very recently, = Findings suggest that new for-sale
virtually all has been SF detached housing in the LC| Study Area would need
= Sale prices for new homes in the area to be conservatively priced N
have increased dramatically since 2012: Source: Trula ‘_"‘)”*‘W“" ) &
= The average new single-family home price is
now approaching $900,000 - increasing at 9% 2 o ‘ g .
annual rate S AN T {
= The average new townhome price now exceeds e i
$500,000 - increasing at a rate of 14.7% per oy o S R |
year, with TH’s accounting for 66% of total o e 8. o RGeS
area sales in 2017 and 2018 P ™t ,@M 4
= Lack of new construction has also impacted > @
existing home resale values oy i W
= Median sales price for all sold property in & el
Dunwoody over the past year is over $470,000 T
Median Sale Price Tricke =
375K W B $12v+ SN

Peachtree Industrial Boulevard Small Area Market Analysis Page 14




DEMAND ANALYSIS: RESIDENTIAL

PRODUCTS

* Given the area’s job growth, rapidly rising m Assumptions
existing home values and apartment rents
- new construction is being constrained
more hy limited site availability and high
costs rather than lack of demand

= Price points for new for-sale and rental
housing will he more in line with newer
products in Doraville and Norcross, than

= Market demand should not be a constraint other new housing in Dunwoody, which Is

to the development of new housing in the affordable tp only 2 sma“ segment of
: households in the region
LCI Study Area, particularly rental T
housing = Most new housing in the LCI Study Area
« Residential products will have a marketing ~ Would need to be positioned to not directly
advantage by offering a Dunwoody address compete with future products that may be

and proximity to the Assembhly offered at the Assembly

Demand Matrix TSW Land Use | Annual Demand [1] Initial Price Range [2] | Sales Period
Residential Program Low High Low High Years [3]
Single Family Detached 206 30 40 $575,000 5$675,000 4.9
Townhomes 228 40 60 $475,000 $550,000 3.8
For-Sale Flats/Condominiums a0 10 20 $275,000 5$375,000 5.0
Multi-Family - Market Rate Rentals 1,100 20 130 $1,150 51,750 8.7
MF - Age Restricted/Assisted Living, etc. 216 20 40 $1,500 $2,500 6.0
Total: 1,840 180 290 7.1
NOTES:

[1] Estimated share of market area housing demand (450 to 650 unitsfyear) that could be captured by new projects within the LTI Study Area.
[2] Pricing for multi family products are expressed as monthly rents.
[3] Estimated marketing period (in years) reguired from delivery of first units to completion of the TSW program. 15




RETAIL MARKET
SNAPSHOT -

Change in Retail Vacancy Rates: 2000 to Present

= According to CoStar, ..
Supply additions have =

slowed to 100,000 SF ‘..
annually since 2010 e

= Although trendin o
000 2001 2002 2003 2004 2005 2005 2007 2008 2009 2010 2011 3012 2013 2014 2015 2016 2007 2008

downward, vasancy e LT ”“
rates remain above and |

market rents are still

below pre-Recession /_\

levels / A~

2003 Z004 2003 200E 2007 2008 2005 201D 011 2mz 2043 2044 3013 2016 m7z 2043

| s Primary Market &res 10-hdibe Ring

Peachtree Industrial Boulevard Small Area Market Analysis Fage 16




SUMMARY FINDINGS: RETAIL

OPPORTUNITY

- AU irn‘”e"tﬁry of more than 20 = Although surrounding populations appear to he
million SF of retail space underserved, access and visibility constraints,
already exists within a radius plus high land costs, suggest that the Study
extending north and south of Area would not be a strong retail location.

- Retail uses are more likely to succeed if
the |-289 corridor from roughly integrated as a modest component within a

Georgia 400 to -39 mixed-use development (to lower land costs),
= Supply additions (for rent) have and oriented to serve nearby neighborhoods.
slowed since 2010, enabling rents Change in NNN Retail Rents Par SF:
and vacancy rates to recover from =
the Recession

= NNN retail rents are clustered at just == /ﬁ

below $16.00/SF and vacancy rates i
near 7% m 7
= At $16/SF rents, assembling
Study Area parcels for retail
redevelopment would not be
financially feasible due to high

: Retail Snapshot 5-Mile Ring 10-Mile Ring
site assembly costs Existing Buildings 442 1,236
Existing SF 6,302,864 20,416,746
MNNMN Rent Per SF $15.64 £15.96
Vacancy Rate 7.3% 7.2%

. . Sowrce: Costar, inc.
Peachtree Industrial Boulevard Small Area Market Analysis Fage 17




OFFICE MARKET SNAPSHOT

Norcross / Cumberland/ GA 400
Office Snapshot: 2018 Perimeter Center Peachtree Comers Galleria N.Fulton/Forsyth
Existing Buildings 687 460 753 1,837 (
Existing SF 34.5 million 10.4 million 15.9 million 37.0 million "’/
Base Rent Per SF(Includes Sublet) $26.84 $15.90 $23.438 $21.34
Total Available Vacancy (% of Total Inventory) 18.9% 25.6% 13.8% 146%

Source: CoStar, Inc.

= The 4 suburban office sub-markets
nearest to Dunwoody contain 112.4
million SF of leasable office space.

m Total office occupancy in these ;\/ :
markets (combined) has increased by /
more than 14.6 million SF (812,000

SF/Year) since 2000 7
= The LCl Study Area is located at the

eastern edge of the Perimeter Center L 3

office submarket - also extending into ol ;
Norcross/Peachtree Corners ‘: Ly . )
= Average NNN office rents in the Norcross/ As an office location the Study Area is more

Peachtree Corners submarket are 41% lower and comparable to properties in Norcross and

office vacancy is 36% higher than Perimeter Peachtree Corners, where densities and rents are

Center not sufficient to support high site development

costs.

Peachtree Industrial Boulevard Small Area Market Analysis Page 18




ESTIMATED SITE ACQUISITION COSTS:

APARTMENTS

= Apartment complexes occupy more than 188 ™ Total site assembly/demo
acres in the LCI Study Area. BAG estimated  costs are estimated at $208
potential costs to acquire and demolish million--average of $1.1
these properties for redevelopment, based million/AC - $102,800/unit
on current market conditions. Calculations = Assembly costs for individual

are summarized as follows: pr‘nplerties range from $11.9 to $97.0
million and from $850,000 to more

= According to Costar, the 5 existing Study Area than $1.3 million per acre
properties contain 2,023 units and an estimated 2.3

" . " . " A"
mlllmin SF of buildings -average density of less than [E—_ Profects
11 units per acre Units 2,023

, , , Est. Gross SF Buildings 2,335,975
» Comhined, these properties generate a net estimated et Annual Income $ 26,176,505
annual income of nearly $26.2 million after Operating Expenses $12,912,118
. . Net Operating Income $13,264,387
deducting vacancy and collection losses NOI Per Unit $6,557
. . . ' Blended CAP Rat 6.9%
= Net operating income (NOI) is estimated to exceed et Maret v aluerUnt i
$13.2 million after expenses Total Project Value $191,070,630
o . Buyer Transaction Costs @  1.5% $2,866,059
= The current market value of this inventory is Demolition Cost @/SF $6.00 $14,015,850
estimated to range from $63,200 to $112,000 per unit o@ Land Cost $2“T-9?§-35§§
total $191 million —=$95,000/unit Average Cost/Acre [ $1,104,662]

@ Bleakly ) Peachtree Industrial Boulevard Small Area Market Analysis Page 19



SF Detached

Awerage Units/AC 6
REPLACEMENT LAND USES NNt $675,000
Raw Land Value/Unit @ 15% 101.250
Land Value/AC $607,500
. Townhomes
= At current values, most alternative land Avera06 UNTS/AC o
uses are do not return enough land value  Awrage sale Pricerunit $525,000
1k Land Value/Unit @ 15% $78.750
to recover the $1.1 m_|II|0n/ac cost tq o e (e600
acquire/demo operating apartment sites oot
s 9 : Awerage Units/AC 35
meg_lj;:l faimly hunleiaﬁ EEU?,UOD{acr}a aI:tE nhot e lus/Unit o
casihie — even at nigh nome vaiues/un| Land Value/Unit @ 13% $23,750
= At $945,000/acre townhomes are nearly break Land Value/AC $831,300
aven Retail
_ _ FAR 0.3 15,000
= Replacement apartments must be higher density End Value/AC $165.00 $2 475.000
than garden walk-ups — and achieve premium Land Value/AC @ 18% | $445,500
rents Suburban Office (3 - 4 Story)
, . . FAR 0.9 40,000
* Land values for typical strip-retail development End Value/AC $185.00
likely to be lower that residential uses Land Value/AC @ 14% 51,036,000

n I_a nd Ualue fur’ mUHI-StDrF folce |5 brEak-Euen hut M:IMG?Lundmfuesn."eesr.‘maredandcanuur}-'byﬁ.-’-ﬁ% depending on site
.. suitability, site development costs, ond related foctors.
current market demand conditions are unfavorable

= Permitting higher density and/or making public contributions of $200,000
to $500,000/acre may he needed to write down land costs enough to
make redevelopment financially feasible — in the near term
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CONCLUSIONS

m Higher density mixed-use Mixed - Use
supports land values In excess Commercial FAR 0.5 21,800
0 End Value/AC $150.00 $3,270,000
of $1.1 m_”“on/AC - but ma_y Land Value/AC @ 10% $327,000
also require structured parking  mutifam above retail - avg units/AC 35
= The City and/or its development End Value/Unit $200,000
authority could assist in writing down Land Value/Unit @ 15% $30,000
: : Land Value/AC $1,050,000
site assemhly costs in some form Total ValLe/AC $1.377,000

= Establishing a Tax Allocation District,
issuing development bonds to write
down land costs, public construction
of parking decks or a similar
mechanism would he need to he
considered in order to close financing

gaps

FPeachtree Industrial Boulevard Small Area Market Analvsis
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DEVELOPMENT ECONOMICS

Development Program

Multi-Story Retail/Office 50 ac@ 0.75 FAR 163,350
Townhomes 40 ac @ 12 IAC 2.600 SHlea 124,800
Apartment Over Retail 6.0 ac@ 300 Units @ 920 SF/Unit 276,000
Parking & Other 5.0 ac Plus Circulation/Amenity Building @ 12% 33,120
Total Site: 20.0 ac TOTAL SF BUILDINGS: 597,270
1 Parking Reguirements
" This examp_le shows Restaurant/Retail/Ofice @ 4 spaces/ 1,000 SFx 124,800 499
the economics of Apartments @ 1.5 /Unit x 300  Units 450
i _ Total Parking Requirement 949
mixed use on a 20 Surface Parked Spaces 350
acre site with $22.0 Deck Spaces — &2
million land cost Cevel  Cost
evelopment Co
= Nearly 600,000 SF of Tang $1,100,000 IAC $22,000,000
buildings required  Buildings & Site $175.00 ISF $104,522,250
r Parking $21,000 {Space $13,268,520
. $1 40 million Total Development Cost $139,790,770
development cost Value
returns a minimal Apartments $4 668,300 NOI Cap Rate 6.0% $77,805,000
profit TH $93,600 Profit/Unit 48 $4,492,800
= Mini $5 9 Office/Retail $3,676,712 NOI Cap Rate 6.0% $59 611,860
Inimum- $b. Total Revenues $141,909,660
million cost Profit/(Loss) $2,118,890
red UCTIUH/[JUb| IC Minimum Profit to Achieve 6.0% Return on Cost $8,387 446
contribution needed Minimum Subsidy Required $313,428 IAC $6,268,556

feasible
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Wrap Up
PIB/Winters Chapel Discussion



Williamsburg/Jett Ferry

21 Acres

Office: a8 AT

_ 64,000 SF g‘ VEA S,
4 & , .}&}3\\

— Vacant: 2. 9%'?‘ - 'zk“ o

AT e Ly YL
Retail: "%55«,‘
— 145,000 SF : e
— Vacant: 8% r

.
- .
f. 3 H
Lo

— 86,000 SF
— Vacant: 2%



Perimeter Center:

891 Acres

+ Office:
— 8 Million SF
— Vacant: 17% (Available: 28%)

 Retall:
— 3.5 Million SF
— Vacant: 1.4%

- Hotels:
— 1,755 Rooms
* Multi-family:
— 6,250 Units
— 163 Acres
— Vacant: 7%
— Rent Per SF: $1.42
— Rent Per Unit: $1460
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