
 
 

 

 
 
 
DATE: February 19, 2025  

 
 

 
TO: Mayor Jim Gilvin, City of Alpharetta 
ATTN TO: Michael Woodman, Planning, Development Services Manager, City of Alpharetta 
RE: Development of Regional Impact Review  
FROM:   Mike Alexander, COO, Atlanta Regional Commission 
 

ARC has completed a preliminary regional review of the following DRI. ARC reviewed the DRI’s relationship to 
regional plans, goals and policies – and impacts it may have on the activities, plans, goals and policies of other 
local jurisdictions as well as state, federal and other agencies. This preliminary report does not address whether 
the DRI is or is not in the best interest of the local government. 

 
Name of Proposal: Brookside Mixed-Use DRI 4317 
Submitting Local Government: City of Alpharetta  
Date Opened: February 19, 2025 Comments Due: March  6, 2025   
 
Description: A DRI review of a proposal to construct a mixed-use development with 20,000 SF of office space, 
350 multifamily residential units, 90 townhomes, and 60,000 SF of retail/commercial space on a 19.7 – acre 
previously developed site west of Brookside Parkway and south of Old Milton Parkway in the city of Alpharetta 
in Fulton County. 
     
PRELIMINARY COMMENTS:  
 
Key Comments 
 
The project is substantially aligned with applicable Established Suburbs growth policy recommendations which 
emphasize the importance of preserving single-family neighborhoods with appropriate infill development. 
 
The project’s mix of residential, retail, and office uses is strongly supportive of regional placemaking and multi-
modal transportation policies. 
  
The project's reuse of a previously developed site with a large amount of underutilized surface parking is highly 
supportive of regional placemaking and environmental policies. 
 
The project is expected to generate approximately 5,598 user trips of which 4,029 are classified as new vehicular 
trips; a number of roadway improvements to mitigate these trips are proposed. 
The project's proximity to the adjacent 30-acre City of Alpharetta Brookside Park offers valuable recreational 
opportunities for residents and visitors.  The final design of the project's visual and physical connection to this 



 
 

 

premiere amenity should serve as a gateway that invites project residents and patrons into the appealing natural 
area of the site itself and the park beyond.  
 
General Comments 
 
The Atlanta Region’s Plan, developed by ARC in close coordination with partner local governments, is intended 
to broadly guide regional development in the 11-county metro region to ensure that required infrastructure and 
resources are in place to support continued economic development and prosperity. The Plan assigns a relevant 
growth management category designation, or designations, to all areas in the region.  This location is designated 
as Established Suburbs; corresponding growth policy recommendations are detailed at the end of these 
comments. 
 
The project’s mix of residential, retail, and office uses is supportive of regional placemaking and multi-modal 
transportation policies. 
 
The project's proximity to the adjacent 30-acre City of Alpharetta Brookside Park and trail offers valuable 
recreational and enjoyment of nature opportunities for residents and visitors.   The existing terraced feature 
extending from the site down to the trail is a appealing urban design feature of the existing development that 
is visually compromised by the narrow opening in between the two existing office buildings.  The demolition of 
the northern office building offers the opportunity to make this much more of an inviting visual and functional 
portal to the natural amenity.  However, the site plan shows a service driveway to the new multi-family building 
taking up much of this newly opened up space.   The inclusion of a large roundabout typically utlized in higher 
traffic locations and intersections as a traffic management mechanism also diminishes this key pedestrian 
connection. 
 
Ideally, the site design could be refined to create a stronger visual and pedestrian connection from the natural 
area to the retail/food plaza buildings flanking driveway B.  Patrons of the restaurant/retail area would be invited 
by the design to stroll to the amphitheatre area with its views and steps down to the trails. 
 The overall ambiance of the driveway B pedestrian area would also substantially be improved by shfting the 
surface parking spaces away from the front of the north building so that it mirrors the configuration of the south 
side.  This would allow for outdoor seating facing a greenspace rather than parked cars. 
 
Transportation and Mobility Comments 
 
Transportation and Mobility comments will be provided in the Final Report.  
 
The project is expected to generate approximately 5,598 user trips of which 4,029 are classified as new vehicular 
trips; 285 trips are allocated to alternative transportation modes, 920 trips are removed due to the ability to 
obtain goods or services within the development, and 1,364 vehicular trips are assumed to be existing.  A 
number of roadway improvements to mitigate these trips are proposed. 
 
ARC Natural Resources Group Comments 
 
ARC's Natural Resource comments will be provided in the Final Report.  



 
 

 

 
Environmental Comments 
 
Portions of a FEMA flood zone extend into the site but all development proposed is well outside of the zone. 
 
Incorporation of green stormwater and heat island mitigation designs - such as addtional curbless tree islands 
- where possible would be supportive of regional environmental policies.   
 
The project can support The Atlanta Region's Plan in general by incorporating other aspects of regional policy, 
including green infrastructure and/or low-impact design, e.g., pervious pavers, rain gardens, vegetated swales, 
etc., in parking areas and site driveways, and as part of any improvements to site frontages. 
 
Atlanta Region’s Plan Growth Policy Considerations: Established Suburbs 
 
According to the Atlanta Region’s Plan, Established Suburbs are areas where suburban development has 
occurred and are characterized by single-family subdivisions, commercial development, and office, industrial 
and multi-family development. These areas represent the part of the region that has recently reached “build-
out.” With few remaining large parcels for additional development, these are the areas in which the region may 
see the least amount of land-use change outside of retail and commercial areas. While there is still room for 
limited infill development, these areas will begin to focus more on redevelopment over the next 30 years.  
 
Preservation of existing single-family neighborhoods is important, and wholesale change will most likely not 
occur in the single-family subdivisions that make up a majority of these areas. However, infill and redevelopment 
will occur in areas of retail/commercial concentrations, especially commercial corridors. 
 
The project is strongly aligned with Established Suburbs recommendations in that it provides a substantial 
amount of new housing that doesn’t negatively impact existing single-family neighborhoods.  The project's 
reuse of an existing site with extensive vacant surface parking and robust mix of housing, office, and retail 
restaurant uses is highly supportive of regional transportation, placemaking, and environmental policies. 
 
City of Alpharetta leadership and staff, along with the applicant team, should collaborate closely to ensure 
maximum sensitivity to the needs of nearby local governments, neighborhoods, land uses and natural systems. 
 
 

THE FOLLOWING LOCAL GOVERNMENTS AND AGENCIES RECEIVED NOTICE OF THIS REVIEW: 
ATLANTA REGIONAL COMMISSION     GEORGIA DEPARTMENT OF NATURAL RESOURCE  GEORGIA DEPARTMENT OF COMMUNITY AFFAIRS          
GEORGIA DEPARTMENT OF TRANSPORTATION  GEORGIA REGIONAL TRANSPORTATION AUTHORITY  GEORGIA SOIL AND WATER CONSERVATION COMMISSION  
GEORGIA ENVIRONMENTAL FINANCE AUTHORITY GEORGIA CONSERVANCY  CITY OF JOHNS CREEK  
CITY OF ROSWELL FORSYTH COUNTY   
 
 

For questions, please contact Donald Shockey at (470) 378-1531 or dshockey@atlantaregional.org. This finding 
will be published to the ARC review website located at http://atlantaregional.org/plan-reviews.  

 

mailto:dshockey@atlantaregional.org
http://atlantaregional.org/plan-reviews
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6-STORY
350 UNITS

MULTIFAMILY
APARTMENTS

5 STORY -
PARKING DECK

785 SPACES

EXISTING
TOUCHMARK

NATIONAL BANK

EXISTING
FIVE STORY CONCRETE

(3655 BROOKSIDE PARKWAY)
HEIGHT= +/-85'

AREA= 28,187 SQ. FT.
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APPROX. 90 PROPOSED
TOWNHOMES (4 STORIES TYP.)

RELOCATED/PROPOSED 
RIGHT-IN/RIGHT-OUT DRIVEWAY A
(INTERSECTION 8)

EXISTING SIGNALIZED INTERSECTION
BETWEEN OLD MILTON PKWY AND

BROOKSIDE PKWY (INTERSECTION 5)

RELOCATED/PROPOSED 
DRIVEWAY B (INTERSECTION 8)

RELOCATED/PROPOSED
DRIVEWAY C 
(INTERSECTION 9)

500 YR FLOODPLAIN

100 YR FLOODPLAIN

EX. BROOKSIDE PARK POND

130,000 SF OFFICE
(EXISTING TO REMAIN)

ACCESS TO
BROOKSIDE TRAIL

BROOKSIDE TRAIL

PROGRAMMED
GDOT PI 0017187

(SR 120 WIDENING)

PROPOSED BROOKSIDE
PARKWAY ROAD DIET

OLD MILTON PKWY
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This document, together with the concepts and designs presented herein, as an instrument of service, is intended only for the specific purpose and client for which it was prepared. Reuse of and improper reliance on this document without written authorization and adaptation by Kimley-Horn and Associates, Inc. shall be without liability to Kimley-Horn and Associates, Inc.
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DRI.00

DRI SITE PLAN

THE PROJECT SITE DOES LIE WITHIN A FLOOD HAZARD
AREA PER FIRM PANEL 13121C0059F DATED 09/18/2013.

FEMA MAP

VICINITY MAP
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PROJECT SITE

STORMWATER MANAGEMENT NOTE:
THE SITE WILL CONTAIN ONSITE AND OFFSITE STORMWATER CONTROLS TO MEET ALL
LOCAL AND STATE REQUIREMENTS. THIS MAY INCLUDE THE COMBINATION OF
SEVERAL COMPONENTS (PERVIOUS PAVING, INFILTRATION FIELDS, BIORETENTION
AREAS, OR OTHER COMPONENTS) PROVIDING RUNOFF REDUCTION (IF INFILTRATION
RATES ALLOW), CHANNEL PROTECTION, AND DETENTION SHALL BE PROVIDED WITHIN
WET DETENTION PONDS STRATEGICALLY LOCATED THROUGHOUT THE SITE.

EXISTING CONDITIONS SURVEY
NOTE:
EXISTING CONDITIONS SHOWN HEREON ARE FROM A SURVEY
PROVIDED BY ALTA/NSPS SURVEY, DATED 10/09/2024.

TRAFFIC CONSULTANT
ANA EISEMAN, P.E.
KIMLEY-HORN AND ASSOCIATES
1200 PEACHTREE ST NE SUITE 800
ATLANTA, GA 30309
404.201.6155

CIVIL CONSULTANT
MARK PUTNAM, P.E.
KIMLEY-HORN AND ASSOCIATES
11720 AMBER PARK DRIVE, SUITE 600
ALPHARETTA, GA, 30009
470.299.7054

CONTACTS

APPLICANT CONSULTANT
MIKE GREENE, CFA
PORTMAN HOLDINGS
303 PEACHTREE CENTER AVE NE #575
ATLANTA, GA 30303
404.702.9111

PROJECT ARCHITECT
TOYGUN MAR, AIA, LEED AP, NCARB
SK+I ARCHITECTURE
4600 EAST-WEST HWY
BETHESDA, MD 20814
240.479.7495

20 FT LANDSCAPE STRIP/BUILDING
SETBACK LINE (OLD MILTON PKWY)

10 FT LANDSCAPE STRIP/BUILDING
SETBACK LINE (BROOKSIDE PKWY)

BRICK PAVERS

PROPERTY LINE

PERMEABLE GRASS PAVERS

HEAVY DUTY CONCRETE PAVEMENT

PARKING COUNT10

SITE LEGEND

CONCRETE SIDEWALK

MULTIFAMILY

RESTAURANT/RETAIL

TOWNHOMES

EXISTING BUILDINGS

SITE DEVELOPMENT SUMMARY

CURRENT ZONING: O-I (OFFICE INSTITUTIONAL)
PROPOSED ZONING: MU (MIXED USE)

DRI CASE NUMBER: DRI 4317

SITE AREA: 19.68 ACRES

IMPERVIOUS AREA: MAX. 80% (15.74 AC)

BUILDING SETBACK:
FRONT (OLD MILTON PKWY): 20  FT (OFF R/W LINE)
SIDE (BROOKSIDE PWKY): 10 FT (OFF R/W LINE)
SIDE: 15 FT
REAR: 5 FT

LANDSCAPE SETBACK:
FRONT (OLD MILTON PKWY): 20  FT (OFF R/W LINE)
SIDE (BROOKSIDE PWKY): 10  FT (OFF R/W LINE)
SIDE: 0 FT
REAR: 0 FT

LAND USES & DENSITIES

TOTAL RESIDENTIAL : 440 UNITS (22.36 UNITS/AC)
MULTIFAMILY: 350 UNITS
TOWNHOMES: 90 UNITS

TOTAL NON RESIDENTIAL:
LAND AREA FLOOR AREA RATIO
COMMERCIAL/SEMIPUBLIC 60,000 SF 0.070
OFFICE (EXISTING) 130,000 SF 0.152

PARKING SUMMARY

REQUIRED PARKING: 1,793 SPACES (TOTAL)
MULTIFAMILY (350 UNITS) 718 SPACES (2.05/UNIT)
OFFICE (130,000 SF) 520 SPACES (1/250 SF)
COMMERCIAL/SEMIPUBLIC (60,000 SF) 240 SPACES (1/250 SF)
TOWNHOMES (90 UNITS) 315 SPACES (1.0/BEDROOM)

*PROPOSED PARKING: 1,345 SPACES (TOTAL)
MULTIFAMILY (350 UNITS) 510 SPACES + SHARED SPACES
OFFICE (130,000 SF) 390 SPACES + SHARED SPACES
COMMERCIAL/SEMIPUBLIC (60,000 SF) 93 SPACES
TOWNHOMES (90 UNITS) 180 SPACES 
EXISTING OFF SITE PARKING 42 SPACES

 
* ALL FIGURES ABOVE ARE PRELIMINARY. A PARKING STUDY WILL BE PREPARED
TO SUPPORT A REQUEST FOR A REDUCTION IN THE PROPOSED PARKING. THIS
STUDY SHALL BE REVIEWED BY COMMUNITY DEVELOPMENT AND MUST BE
APPROVED PRIOR TO PERMITTING. MULTIFAMILY AND OFFICE PARKING WILL NOT
UTILIZE SHARED PARKING DURING THE SAME HOURS.

BUILDING SUMMARY

PROPOSED BUILDING HEIGHTS:
MULTIFAMILY 6 STORIES OR 72 FT 
OFFICE 5 STORIES OR 85 FT
COMMERCIAL/SEMIPUBLIC 3 STORIES OR 40 FT 
TOWNHOMES 4 STORIES OR 50 FT

OPEN SPACE SUMMARY

**OPEN SPACE REQUIREMENTS 
CIVIC SPACE: 1.97 ACRES (10% SITE AREA)
AMENITY SPACE: 0.98 ACRES (5% SITE AREA)

** 50% OF REQUIRED OPEN SPACE IS IN PASSIVE LAND AREA

PROPOSED OPEN SPACE
CIVIC SPACE: 1.97 ACRES (85,820 SF)

MULTI USE TRAIL 0.30 ACRES (13,000 SF)
AMPHITHEATER 0.90 ACRES (39,200 SF)
POCKET PARKS 0.50 ACRES (21,800 SF)
PLAZAS 0.27 ACRES (11,820 SF)

AMENITY SPACE: 0.98 ACRES (42,700 SF)
PATIOS AND PORCHES 0.20 ACRES (8,700 SF)
YARDS AND LAWNS 0.39 ACRES (17,000 SF)
MULTIFAMILY COURTYARD 0.39 ACRES (17,000 SF)

SITE NOTES

1. BICYCLE, CAR/VANPOOL AND EV PARKING WILL BE PROVIDED TO
MEET OR EXCEED LOCAL CODE REQUIREMENTS.
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FIVE STORY CONCRETE
(3655 BROOKSIDE PARKWAY)

HEIGHT= +/-85'
AREA= 28,187 SQ. FT.
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DETENTION
POND

N/F
TOUCHMARK NATIONAL BANK

PID# 11 002000440373
DB. 51395 PG. 524

ZONED: O-I

N/F
CITY OF ALPHARETTA
PID#: 11 002000030216

DB. 26591 PG. 288
ZONED: O-I

N/F
CITY OF ALPHARETTA
PID#: 11 002000030216

DB. 26591 PG. 288
ZONED: O-I

N/F
BOARD OF REGENTS OF THE

UNIVERSITY SYSTEM OF GEORGIA
PID#: 11 002000040280

DB. 59887 PG. 453
ZONED: O-I

P.O.C.
N: 1478514.93
E: 2270346.96
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N: 1478215.15
E: 2270192.67
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7.39'

(TIE)
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RB SET "LSF000810"
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5 STORY -
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785 SPACES
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NATIONAL BANK
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FIVE STORY CONCRETE

(3655 BROOKSIDE PARKWAY)
HEIGHT= +/-85'

AREA= 28,187 SQ. FT.
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APPROX. 90 PROPOSED
TOWNHOMES (4 STORIES TYP.)

RELOCATED/PROPOSED 
RIGHT-IN/RIGHT-OUT DRIVEWAY A
(INTERSECTION 7)

EXISTING SIGNALIZED INTERSECTION
BETWEEN OLD MILTON PKWY AND

BROOKSIDE PKWY (INTERSECTION 5)

RELOCATED/PROPOSED
DRIVEWAY B 
(INTERSECTION 8)

RELOCATED/PROPOSED
DRIVEWAY C 
(INTERSECTION 9)

500 YR FLOODPLAIN

100 YR FLOODPLAIN

EX. BROOKSIDE PARK POND

130,000 SF OFFICE
(EXISTING TO REMAIN)

ACCESS TO
BROOKSIDE TRAIL

BROOKSIDE TRAIL

OLD MILTON PKWY
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THE PROJECT SITE DOES LIE WITHIN A FLOOD HAZARD
AREA PER FIRM PANEL 13121C0059F DATED 09/18/2013.

FEMA MAP

VICINITY MAP
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PROJECT SITE

STORMWATER MANAGEMENT NOTE:
THE SITE WILL CONTAIN ONSITE AND OFFSITE STORMWATER CONTROLS TO MEET ALL
LOCAL AND STATE REQUIREMENTS. THIS MAY INCLUDE THE COMBINATION OF
SEVERAL COMPONENTS (PERVIOUS PAVING, INFILTRATION FIELDS, BIORETENTION
AREAS, OR OTHER COMPONENTS) PROVIDING RUNOFF REDUCTION (IF INFILTRATION
RATES ALLOW), CHANNEL PROTECTION, AND DETENTION SHALL BE PROVIDED WITHIN
WET DETENTION PONDS STRATEGICALLY LOCATED THROUGHOUT THE SITE.

EXISTING CONDITIONS SURVEY
NOTE:
EXISTING CONDITIONS SHOWN HEREON ARE FROM A SURVEY
PROVIDED BY ALTA/NSPS SURVEY, DATED 10/09/2024.

TRAFFIC CONSULTANT
ANA EISEMAN, P.E.
KIMLEY-HORN AND ASSOCIATES
1200 PEACHTREE ST NE SUITE 800
ATLANTA, GA 30309
404.201.6155

CIVIL CONSULTANT
MARK PUTNAM, P.E.
KIMLEY-HORN AND ASSOCIATES
11720 AMBER PARK DRIVE, SUITE 600
ALPHARETTA, GA, 30009
470.299.7054

CONTACTS

APPLICANT CONSULTANT
MIKE GREENE, CFA
PORTMAN HOLDINGS
303 PEACHTREE CENTER AVE NE #575
ATLANTA, GA 30303
404.702.9111

PROJECT ARCHITECT
TOYGUN MAR, AIA, LEED AP, NCARB
SK+I ARCHITECTURE
4600 EAST-WEST HWY
BETHESDA, MD 20814
240.479.7495

20 FT LANDSCAPE STRIP/BUILDING
SETBACK LINE (OLD MILTON PKWY)

10 FT LANDSCAPE STRIP/BUILDING
SETBACK LINE (BROOKSIDE PKWY)

BRICK PAVERS

PROPERTY LINE

PERMEABLE GRASS PAVERS

HEAVY DUTY CONCRETE PAVEMENT

PARKING COUNT10

SITE LEGEND

CONCRETE SIDEWALK

MULTIFAMILY

RESTAURANT/RETAIL

TOWNHOMES

EXISTING BUILDINGS

SITE DEVELOPMENT SUMMARY

CURRENT ZONING: O-I (OFFICE INSTITUTIONAL)
PROPOSED ZONING: MU (MIXED USE)

DRI CASE NUMBER: DRI 4317

SITE AREA: 19.68 ACRES

IMPERVIOUS AREA: MAX. 80% (15.74 AC)

BUILDING SETBACK:
FRONT (OLD MILTON PKWY): 20  FT (OFF R/W LINE)
SIDE (BROOKSIDE PWKY): 10 FT (OFF R/W LINE)
SIDE: 15 FT
REAR: 5 FT

LANDSCAPE SETBACK:
FRONT (OLD MILTON PKWY): 20  FT (OFF R/W LINE)
SIDE (BROOKSIDE PWKY): 10  FT (OFF R/W LINE)
SIDE: 0 FT
REAR: 0 FT

LAND USES & DENSITIES

TOTAL RESIDENTIAL : 440 UNITS (22.36 UNITS/AC)
MULTIFAMILY: 350 UNITS
TOWNHOMES: 90 UNITS

TOTAL NON RESIDENTIAL:
LAND AREA FLOOR AREA RATIO
COMMERCIAL/SEMIPUBLIC 60,000 SF 0.070
OFFICE (EXISTING) 130,000 SF 0.152

PARKING SUMMARY

REQUIRED PARKING: 1,793 SPACES (TOTAL)
MULTIFAMILY (350 UNITS) 718 SPACES (2.05/UNIT)
OFFICE (130,000 SF) 520 SPACES (1/250 SF)
COMMERCIAL/SEMIPUBLIC (60,000 SF) 240 SPACES (1/250 SF)
TOWNHOMES (90 UNITS) 315 SPACES (1.0/BEDROOM)

*PROPOSED PARKING: 1,345 SPACES (TOTAL)
MULTIFAMILY (350 UNITS) 510 SPACES + SHARED SPACES
OFFICE (130,000 SF) 390 SPACES + SHARED SPACES
COMMERCIAL/SEMIPUBLIC (60,000 SF) 93 SPACES
TOWNHOMES (90 UNITS) 180 SPACES 
EXISTING OFF SITE PARKING 42 SPACES

 
* ALL FIGURES ABOVE ARE PRELIMINARY. A PARKING STUDY WILL BE PREPARED
TO SUPPORT A REQUEST FOR A REDUCTION IN THE PROPOSED PARKING. THIS
STUDY SHALL BE REVIEWED BY COMMUNITY DEVELOPMENT AND MUST BE
APPROVED PRIOR TO PERMITTING. MULTIFAMILY AND OFFICE PARKING WILL NOT
UTILIZE SHARED PARKING DURING THE SAME HOURS.

BUILDING SUMMARY

PROPOSED BUILDING HEIGHTS:
MULTIFAMILY 6 STORIES OR 72 FT 
OFFICE 5 STORIES OR 85 FT
COMMERCIAL/SEMIPUBLIC 3 STORIES OR 40 FT 
TOWNHOMES 4 STORIES OR 50 FT

OPEN SPACE SUMMARY

**OPEN SPACE REQUIREMENTS 
CIVIC SPACE: 1.97 ACRES (10% SITE AREA)
AMENITY SPACE: 0.98 ACRES (5% SITE AREA)

** 50% OF REQUIRED OPEN SPACE IS IN PASSIVE LAND AREA

PROPOSED OPEN SPACE
CIVIC SPACE: 1.97 ACRES (85,820 SF)

MULTI USE TRAIL 0.30 ACRES (13,000 SF)
AMPHITHEATER 0.90 ACRES (39,200 SF)
POCKET PARKS 0.50 ACRES (21,800 SF)
PLAZAS 0.27 ACRES (11,820 SF)

AMENITY SPACE: 0.98 ACRES (42,700 SF)
PATIOS AND PORCHES 0.20 ACRES (8,700 SF)
YARDS AND LAWNS 0.39 ACRES (17,000 SF)
MULTIFAMILY COURTYARD 0.39 ACRES (17,000 SF)

SITE NOTES

1. BICYCLE, CAR/VANPOOL AND EV PARKING WILL BE PROVIDED TO
MEET OR EXCEED LOCAL CODE REQUIREMENTS.
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