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CITY COUNCIL AGENDA ITEM

TO: Mayor & City Council DATE: December 11, 2014

FROM: John McDonough, City Manager

AGENDA ITEM: 201401133 - 305 Carpenter Drive, Applicant: Masoud Zahedi, to
delete all conditions related to senior living in Sandy Springs zoning

case RZ08-012

MEETING DATE: For Submission onto the December 16, 2014, City Council Regular
Meeting Agenda

BACKGROUND INFORMATION: (Attach additional pages if necessary)
See attached:

Memorandum
Zoning Modification

CITY MANAGER APPROVAL: é V ‘ ¥

PLACED ON AGENDA FOR: 12/16/2014

CITY ATTORNEY APPROVAL REQUIRED:  ( 48 ( ) NO

CITYATTORNEYAPPROVALé" ;ié | '4(?

7840 Roswell Road, Building 500 eSandy Springs, Georgia 30350 ¢ 770.730.5600 ¢ 770.206.1420 fax ¢ SandySpringsGA.gov
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GEORGIA

To: John McDonough, City Manager
From: Angela Parker, Director of Community Development
Date: December 5, 2014 for submission onto the December 16, 2014 City Council meeting

Agenda Item: 201301133 305 Carpenter Drive a request to modify Sandy Spring zoning case RZ08-
012 and delete all conditions related to senior housing

| DEPARTMENT OF COMMUNITY DEVELOPMENT RECOMMENDATION

DEFERRAL of the request to modify Sandy Spring zoning case RZ08-012 and delete all conditions
related to senior housing.

| PROPERTY INFORMATION

Address, Land Lof, and District 305 Carpenter Drive
Land Lot 90, District 17

Council District 5 (Tiberio “Tibby” Delulio)

Frontage 188.70 feet of frontage along the south side of Carpenter Drive.

Area 1.16Acres

Existing Zoning and Use A-L (Apartment Limited Dwelling District) under Sandy Springs
zoning case RZ08-012/U08-006/CV08-014 currently undeveloped.

Overlay District Main Street Overlay District

2027 Comprehensive Future Land LWR (Live Work Regional)
Use Map Designation

Proposed Zoning A-L (Apartment Limited Dwelling District)
| APPLICANT/PETITIONER INFORMATION
Property Owner Petitioner Representative
Masoud Zahedi Masoud Zahedi N/A
Community Zoning Community Developer Resolution Mayor and City Council Hearing
Information Meeting Meeting
April 22,2014 May 29, 2014 July 15,2014

September 16, 2014
October 21, 2014
November 18, 2014
December 16, 2014

| DEPARTMENT OF COMMUNITY DEVELOPMENT RECOMMENDATION

The Staff has reviewed the revised site plan showing 18 townhouses (See Department Comments
below). The applicant is working with Staff to address the transportation comments. Staff requests
the petition be deferred for 60 days to allow additional time to continue working with the applicant
on the revised site plan. The site plan has been included for your review as part of the staff report.

The applicant is requesting to modify Sandy Spring zoning case RZ08-012 deleting conditions related to
senior housing and approval of 18 townhomes at 15.52 units per acre. This reflects a change from the
applicant’s original request for 120 apartment units at 103.45 units per acre.

The Comprehensive Plan indicates that this area should be considered for some of the highest densities in
the City; the future Land Use Map designation of LWR (Live Work Regional) calls for a density over 20

7840 Roswell Road, Building 500 * Sandy Springs, Georgia 30350 ¢ 770.730.5600 ¢ SandySpringsGA.gov



201301133

units per acre. However, the Plan notes that densities of a significant nature should not be supported on
properties less than four acres in size. Additionally, the Comprehensive Plan notes that increased levels
of open and green space and improving the area’s transportation network should be important
considerations for approval of the higher densities.

While the property is currently approved for 170 units at density of 142.86 units per acre, the site is
conditioned to senior housing which is significantly lower in intensity than standard apartment units. The
requested density is within the range of the approved densities in the surrounding area and within Node 7.
Other than the existing zoning on the property, the highest densitics approved within Node 7 are
Campbell Stone at 74.81 units per acre, and the recently approved Allen Road Apartments at 58.21 units
per acre. Campbell Stone is a senior living facility and the Allen Road project is greater than 4 acres,
which provided for the consolidation of more than one property, - A new north-south enhancement to the
street network in the City Center Master Plan is also being implemented as a part of the Allen Road
development,

The requested change from senior living apartments to standard townhouses will not result an increase in
traffic and impact area school enrollment. The new proposal fall within the density ranges of the
surrounding properties. However, staff the revised site plan does not meet minimum standards of the
Development Regulations or the City Center Master Plans north-south street network. Staff would request
the case be deferred for 60 days to allow adequate time to continue working with the applicant on revising
the townhome proposal. Based on these reasons, the staff recommends DEFERRAL of this modification
request,

" MAYOR AND CITY. COUNCIT, MEETING. Novenber 18,2014

The petltlo.h"v.«as heard at the November 18, 2014 Mayor and City Council meeting, The Councﬂ defeued
the petition to the December 16, 2014 meeting to allow for staff to adequate time to review the revised
townhome proposal.

- MAYOR AND CITY. COUNCIL MEETING: October 21,2014

The pe{ltlon was heard at the October 21, 2014 Mayor and City Council meeting. The Council deferred
the petition to the November 18, 2014 meeting to allow for the site to be properly posted.

_ MAYOR AND CITY COUNCIL MEETING- September. 16,2014

f he petltlon was heard at the September 16, 2014 Mayor and City Council meeting. The Council deferred
the petition to the October 21, 2014 meeting and directed staff to review the proposed request in relation
to the Comprehensive Plan policies and the approved densities of multifamily development in the
surrounding area.

- MAYOR AND CITY COUNCIL MEETING- July 15,2014

| The petltlon was heatd at the July 15, 2014 Mayor and City Council meeting. The Council deferred the
petition to the September 16, 2014 Mayor and City Council meeting to allow the applicant time to
provide information supporting the rezoning request.

The applicant has provided a feasibility study and pictures of the building.

Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Councit Meeting December 16, 2014
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Multi-family

A-l Park Terrace apartiments —
North conditional 300 Carpenter Drive 5.07 102 20.12
765-0047
AL Campbell Stone apartiments
East conditional — 350 Carpenter Drive 2.62 196 74.81
Z76-0068
TR
East conditional | Carpenter Creek fownhomes 1.16 16 8.62
799-0085
C-2 270 Carpenter Drive —
South conditional office buildin 3.748 186,480 49,754.54
774-0009 &
-1 275 Carpenter Prive —
West conditional office buildin 2.16 45,000 20,833.33
768-0089 i

Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Council Meeting December 16, 2014
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Zoning Map

Zoning Map
Local Business Typss
© OIS Addresses

——— Creeks and Slreams
[ suwawistons
Zoning
Adopted from Fulton County
| R-3Single Famlly Daeling District
A-LApariment Limitsd Dweling District
[0 A-1 Apariment Dweling District
TR Townhouse Residential Districts
B o Office and Inslitutional Dislict
B c-1 community Business District
| C¢-2 commercial District
I 1% Miced Use Districl

Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Council Meeting December 16, 2014
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TFuture Land Use Map B T
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Land Use Map
GIS Addresses
— Creeks and Streams
[ subamsions
Future Land Use Plan - 2027 =
Plan Adopted from Fulton County, Georgla | -
R2-3 Residential, 2 to 3 units per acre ‘
I ] et Living Working - Neighborhood
I wic Uving Working - Commungy
B 1R uving Working - Regional

Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Council Meeting December 16, 2014
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| DEPARTMENT COMMENTS
The staff held a Focus Meeting with Transportation, Building and Permitting, Fire, Code Enforcement,
Site Development, and the Arborist on May 7, 2014 at which the following departments had comments.
The staff has received additional comments from Fulton County Department of Water Resources, Fulton
County Health and Wellness, and Fulton County Schools (see attachments).

Revised Site Plan Comments

e  Carpenter Drive is classified a minor street and has a posted speed
limit of 25 mph. Carpenter Drive is included in the Main Street
Overlay District and the designated street type within the City Center
Master Plan is “2-Lane with Parking”. From the street centerling, the
cross-section includes an 11-foot travel lane, eight-foot parking lane,
12-foot landscape strip, 6-foot sidewalk, and 10-foot supplemental
zone adjacent to residential development.

e At time of Land Disturbance Permitting, site shall meet requirements
of Articles 11 and 12 of the Development Ordinance. Based on review
of the zoning site plan, please note the following:

- All new streets, public or private, shall be constructed to public
street standards, §103-70. The proposed road does not appear to
be proposed to public street standards and should reflect local
street lane widths of 10° to 12’ without a median.

- The proposed hammerhead treatment does not appear to meet
minimum standards for fire access and turnaround, §103-74.

- The right-of-way shall meet the requirements of §103-75. The
minimum right-of-way for the proposed street is 50 feet or 11
feet from back of curb, whichever is greater. 10-foot miters are
required at intersection of the proposed street and Carpenter
Drive. Right of way for Carpenter Drive is 37 feet from
centerline, 11 feet from back of curb, or one foot from back of
sidewalk, whichever is greater along the entire property frontage.

- Proposed Access location shall meet requirements of §103-77 for
sight distance.

- The minimum street spacing for a 25 mph street is 200 feet.
Access shall be aligned with driveway across the street and
designed to avoid offset conflicts.

- The proposed street width at Carpenter Drive should not exceed
24 feet wide.

- Sidewalks are required on both sides of proposed street, §103-80.

- The minimum driveway depth for townhome units is 18 feet.

- Site plan does not indicate proposed stormwater management.
Stormwater structures shall not be located within the right-of-
way or commaon street easement.

Transportation Planner

¢ Carpenter Drive is classified a minor street and has a posted speed
limit of 25 mph. Carpenter Drive is included in the Main Street

Prepared by the City of Sandy Springs Department of Community Development for the Mayer and City Council Meeting December 16, 2014
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Overlay District and the designated street type within the City Center
Master Plan is “2-Lane with Parking”. From the street centerline, the
cross-section includes an 11-foot trayel lane, eight-foot parking lane,
12-foot landscape strip, 6-foot sidewalk, and 10-foot supplemental
zone adjacent to residential development.

At time of Eand Disturbance Permit, site shall meet requirements of
Articles 11 and 12 of the Development Ordinance. Based on review of the
zoning site plan, please note the following:

Driveway location shall meet requirements of Section 103-77 for sight
distance and Section 103-73 for uninterrupted ingress/egress.

The minimum driveway spacing for 25 mph street is 200 feet and
driveway shall be aligned with driveway across the street.

The right-of-way shall meet the requirements of Section 103-75.
Applicant shall dedicate 37 feet of right-of-way from centerline, 11
feet from back of curb, or one foot from back of sidewalk, whichever
is greater along the entire property frontage.

ADA-compliant paths shall be provided from sidewalk network to site
arrival poini(s).

Fire

e Revise the road width to comply with the IFC -20 feet is required.

¢ The hammerhead does not comply with the dimensions of the IFC,

Prepared by the City of Sandy Springs Department of Conmunity Development for the Mayor and City Council Meeting December 16, 2014
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| STAFF RECOMMENDED CONDITIONS

Should the Mayor and City Council decide to approve the modification the staff recommends the
approval be subject to the following conditions. The applicant’s agreement to these conditions would not
change staff recommendations. These conditions shall prevail unless otherwise stipulated by the Mayor
and City Council.

1. To the owner’s agreement to restrict the use of the subject property as follows:

a.

Residential uses at a density of 15.52 units per acre or 18 units, whichever is less.

a—No-mere-than80-unitsshall have a minimum-heated-Hoorarea-of 850 squarefeet
b—Atleast 30-unitsshall haveamindmunm heated Hoorareaof 000 squaretfeet
- Atleast 60-units shall have-a-minimun heated floorarea-of 1,200-squarefeet

BT . buildine heicl 10 storics.

2. To the owner’s agreement to abide by the following:

To the site plan received by the Department of Community Development dated May6;
2008 October 30, 2014. Said site plan is conceptual only and must meet or exceed the
requirements of the Zoning Ordinance and these conditions prior to the approval of a
Land Disturbance Permit. Unless otherwise noted herein, compliance with all
conditions shall be in place prior to the issuance of a Certificate of Occupancy.

3. To the owner’s agreement to provide the following site development standards:

a.

The owner/developer shall dedicate thirty (30) feet of right-of-way from centerline of
Carpenter Drive along the entire property frontage or ten and one-half (10.5) feet from
back of curb, whichever is greater, to the City of Sandy Springs.

Prior to issuance of an LDP, the owner/developer shall attempt to provide interparcel
access with the adjacent properties. Should the owner/developer not come to an
agreement on interparcel access at this time with the adjacent property owners, the

Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Council Meeting December 16, 2014
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201301133

owner/developer shall provide documentation of such. In addition, if an interparcel
access agreement is not obtained; permanent easements shall be recorded allowing for
future inter-parcel access along the entirety of the northern and eastern boundaries of
the property, prior to the issuance of an LDP.

A ¥LL! Aet O i L1 !] trolli H hall 4f (H
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Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Council Meeting December 16, 2014
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k. Streetscape along Carpenter Drive shall be installed to the standards set forth in the City
Center Master Plan.
1. All units shall be individually metered and/or sub metered.
m. Interior ceiling heights should be a minimum of nine (9) feet.
Attachments
e Revised Letter of Intent dated received November 25, 2014
e Letter of Intent dated received October 30, 2014
o Letter of Intent dated received September 4, 2014
e Revised Site Plan (18 units) dated received October 30, 2014
o Site Plan dated received March 27, 2014
o Rendering dated September 4, 2014
e Rendering dated March 27, 2014
e [easibility Study dated received September 4, 2014
o Appropriateness of Application and Constitutional Assertions dated October 2, 2014
e Site Photographs
o Additional comments from the Fulton County Department of Water Resources, Fulton County

Sewer Department, and Fulton County Schools

Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Council Meeting December 16, 2014
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LETTER OF INTENT

11-24-2014
1.16 AC
CARPENTER DR (2002Z 0107 FCN)
LAND LOTS 70 17th FULTON COUNTIES, GEORGIA
MASOUD ZAHEDI
5801 ROSWELL RD
ATLANTA GA 30328

The subject property consists of 1.16 acres zoned Senior living .

After several defer and change of Development Department staff recommendation

from approve to defer during zoning process.

And after meeting with Tibby Dejulio several times on the job sites of 400 Carpenter Dr (
Zoning was denial on August meeting and Applicant file appeal Jand 305 Carpenter Dr,
and in line with Mr Dejullio recommendation , we would like to change our letter of
intend as fallow.

1. Reduce 305 carpenter Dr density from 100 to 20 units
2. Use existence site plan which has been approved built and mspected already.
3. 400 Carpenter Dr Appeal Zoning case be settle as 45 unite condominium .

In order to use existing site work that has been approved, permit, executed and inspected
by Fulton County we are asking variance to reduce minimum front yard set back to 12
feet .

We would like to coordinate 400 Carpenter Dr settlement with city attorney office
before or during December Mayer and City Consul hearing.

Sincerely,
Masoud Zahedi
RECEIVED
PERMITS DEPT
NOV 25 2014

CITY OF SANDY SPRINGS
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LETTER OF INTENT %
10-26-2014
1.16 AC

CARPENTER DR (20027 0107 FCN)
LAND LOTS 70 17th FULTON COUNTIES, GEORGIA
MASOUD ZAHEDI
5801 ROSWELL RD
ATLANTA GA 30328

The subject property consists of 1.16 acres zoned Senior li\fillé n\\
After several defer and change of Development Department staff recommendation
from approve to denial during zoning process.
And after meeting with Tibby Dejulio several times on the job sites of 400 Carpenter Dr (
Zoning Case# . oo Which was Denali on August......... meeting and Applicant
file appeal )and 305 Carpenter Dr, and in line with Mr Dejullio recommendation , we
would like to change our letter of intend as fallow.

1 . Reduce 305 carpenter Dr density from 100 to 20 units

2. Use existence site plan which has been approved built and inspected already.

3. 400 Carpenter Dr Appeal Zoning case be settle as 45 unite condominium .

Due to time limitation on 400 Carpenter Dr contract with buyer/applicant we would like
to have these condition in November 18 Mayer and city consul agenda if that is possible.

Sincerely,

Masoud Zahedi
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ZONED: A=l APARTMENT LIMITED DWELLING DISTRICT
PROPOSCO USC: TOWNHOMCS

HEIGHT RCCULATIONS:

A DULDING SHALL BC NO HIGHER THAN SIXTY (G0) FLCT OR FOUR (4) STORILS,
VHICHEVER IS HIGHCP, EXCEPT WHEN A USC PLRMIT TO EXCEED THE MAXIMUM
HEIGHT 15 APPROVED.

MINIMUI FRONT YARD:
FORTY (40) FEET FROM RIGHT-OF—WAY (VARIANCE RCOUIRED TO 12 FEET)

MINIMUIA SIDE YARD:
TWENTY (20) FECT AOJACENT TO INTERIOR SIDC LOT LINE (VARIANCE RCQUIRCO 1O
10 FEET)

MINIMUM RCAR YARD:
TRENTY (20) FELT
MINIMUM WIDTH:
NONE

MINIMUIM LOT FRONTAGE:
THIRTY=AVE (35) FECT ADJOINING A STRCET {VARIANCE REQUIRCD)

MAXIMUM LOT COVIRAGE:

THE ARCA QF THE FOQTPRINT OF ALL BUILDINGS AND PARFING SHALL NOT EXCCED
SCVENTY (70) PCRCENT OF THE TOTAL LAND ARCA.

MINIMUIK BUILDING SEPARATION:

ALL DUILD

ING SCPARATIONS SHALL D AS SPLCIFICD OY THE INTERNATIONAL
DUILDING COOE.
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REVISIONS:

PROJECT: TOWNHOMES

PROJECT ADDRESS: 305 CARPENTER DRIVE

PRoJECT ADDRESS: FULTON COUNTY, GA

CLIENT: MR. MASOUD ZAHEDI

CLIENT ADDRESS: 5801 ROSWELL ROAD

CLIENT ADDRESS: ATLANTA, GA

DATE: 10/28/14 IDWG: CSP)

©Civil Consulting Enginecrs, Inc.
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PHASE | IVIARKET STUDY
ProposeD AsSISTED LiviNG/ MEMORY CARE FACILITY.
305 Carpenter Drive NE

' Atlanta, Georgia 30328 EE@E 5 v% @

Latitude: 33.9164, Longitude: -84.3761

PREPARED FOR:
1. Michael Bell City af San
Executive Vice President - Csmmumfy D
ADEVCO Corporation - ' 5 Vevelopment
400 Northridge Road, Suite 620

Atlanta, Georgia 30350

PREPARED BY:

Integra Realty Resources - DFW
700 E. Campbell Road, Suite 265
Richardson, Texas 75081

EEFECTIVE DATE:
March 20, 2014

REPORT DATE:
March 20, 2014

IRR FiLe NUMBER:
112-2014-0287



PROPOSED AssisTED LIVING/IVIEMORY CARE Faciuty PHASE | MARKET STUDY

PHASE | MARKET STUDY

INTRODUCTION

The purpose of the Phase I Market Study is to provide a preliminary indication of supply and
demand conditions to Mr. Michael Bell relating to a proposed assisted living and dementia care
facility. The Phase | Market Study is intended to be used as a tool to ascertain general senior
housing market conditions in a specific market area and to determine if further analysis is
warranted.

Per the scope of this engagement, we will analyze the assisted living market conditions (including
dementia care) in order to determine whether or not there is sufficient unmet demand to support
development of the subject with assisted living and dementia care to be located at 305 Carpenter
Drive NE in the City of Atlanta, Fulton County, Georgia. Note that the scope of this assignment did
not include an inspection of the subject site, neighborhood, or competing facilities. The findings in
this study are preliminary and are subject to revision as additional due diligence is conducted.

@ ‘ ’ PAGEZ



PROPOSED ASSISTED Living/MEMORY CARE Faciuty PHASE | MARKET STUDY

DELINEATION OF PRIMARY IVIARKET AREA

The Primary Market Area (PMA) for any form of rental real estate property is defined as the area
that a majority of the project’s tenants will be drawn from. According to various industry sources,
the primary market area of a seniors housing care facility is determined by the density of the
population, the proximity of competing propetties, and the ease of transit in the surrounding
area. The primary market area for urhan facilities is generally from 5 to 10 miles, for suburban
facilities 5 to 20 miles, and for small town and rural facilities 20 to 30 miles. This is borne from
the following data in The Assisted Living Industry, 2009 Overview.

Distances that Residents Relocated From

‘ Assisted &
Distance : Assisted Living Independent Living CCRC
Less than5 miles . 40.00% 43,50% 52.20%
510 10 miles 20.40% 20.00% 16.40%
11 to 25 miles ’ 20.00% 15.30% 13.40%
25 {0 50 miles 7.30% 5.50% 6.00%

More than 50 miles - 12.40% 15.30% 11.90%

A number of factors tend to define a market area. One important factor is density. In rural areas,
it may be many miles between towns large enough to sustain services, and residents are
accustomed to driving significant distances to access services. Conversely, in urban or suburban
areas, a resident may have a choice of competing services within a short drive of his or her home
and will normally select the more proximal service provider or the service provider .more
convenient to access. Physical barriers can also shape market areas. Rivers, lakes, streams,
military bases, and major highways are all examples of barriers that can constrain market areas.
Barriers can also be psychological. For example, it is common for persons who live on one side of
a highway to seldom access services in a similar area on the opposite side of the same freeway,
even though access is not constrained. Likewise, persons living in a given town or county are oiten
reluctant to access services in an adjacent town or county. The location of competing facilities is
also a factor to consider. In market areas served by a greater number of competing facilities, the
primary drawing area for each facility tends to be smaller since residents of the market area tend
to access the service provider nearest their location. Each of these factors is considered in the
delineation of the subject’s PMA.

1 z )
Assisted Living Manual (Published by Assisted Living Federation of America) and Integrated Senlor Care: Assisted Living ond Long Term Care Manual
- (Published by Thompsen Publishing Group). These radiiare also supported by the criteria used by many national developers of senjor’s housing.

Hi““l ‘ : PAGE3
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PrOPOSED AssISTED LIVING/MEMORY CARE FACILITY PHASE | MIARKET STUDY

PHYSICAL BARRIERS

There are no significant physical barriers in the immediate proximity of the subject that are
believed to limit the subject's market area.

PsYCHOLOGICAL BARRIERS

The suhject’s market area is not constrained by any known psychological harriers.

LOCATION OF COMPETING FACILITIES

There are competing facilities scattered thrbughout the area, indicating that seniors have a wide
variety of facilities from which to choose. This tends to limit the size of market areas, as it is not
necessary for seniors or adult children decision makers to travel far from the home to find
sujtable seniors housing. '

" IVIARKET AREA DELINEATION CONCLUSION

Considering the physical and psychological barriers, population density, and the competing
facilities’ concentration, we have concluded that an appropriate Primary Market Area (PMA) for
the subject is the area within a 5 mile radius of the site. In this market, we believe that the
majority of demand will come from the PMA — no measurable draw from a secondary market area
is forecast. '
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PHASE | IMIARKET STUDY
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PROPOSED ASSISTED LIVING/MEMORY CARE FACILITY PHASE | MIARKET STUDY

We also considered 10 and 12-minute drive times from the subject, as represented in the
following map.

These drive times support our preceding market area delineation conclusion as shown below.
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PROPOSED AsSISTED LIVING/MEMORY CARE FACILITY

PHASE | MIARKET STUDY
SENIORS HOUSING IMIARKET DEMOGRAPHICS
Detﬁogt‘aphics relevant to the seniors housing market are as follows:
Market Area Characteristics
item PMA USA

Total Population
2014 Population 220,839 317,199,353
Farecasted 2018 Population 240,585 328,309,464
Forecasted Annual Growth,2014-2019 1.73% 0.69%
Adult Child (45-64) Population
2014 Population 45-64 55,520 83,954,938
Forecasted 2019 Populaiion 45-64 63,307 24,870,332
Forecasted Annual Growth,2014-2019 2.66% 0.22%

| 2014 Age 45-64 Pop. as % of Total Pop. 25.14% 26.47%
65 Plus Population
2014 Population 65+ 28,146 45,157,410
Farecasted 2019 Population 65+ 35,063 53,278,626
Forecasted Annual Growth, 2014-2019 4.49% 3.36%
2014 Age 65+Pop. as % of Total Pop. 12.75% 14.24%
75 Plus Population
2014 Population 75+ 11,918. 19,526,535
forecasted 2019 Population 75+ 13,748 21,349,923
Forecasted Annual Growth, 2014-2018 2.90% 1.80%
2014 Age 75+Pap. as % of Total Pop. 5.40% 6.16%
85 Plus Population
2014 Population 85+ 4,136 5,972,019
Forecasted 2019 Population 85+ 4,313 6,338,467
Forecasted Annual Growth, 2014-2019 0.84% 1.20%
2014 Age 85+Pop.as % of Total Pop. 1.87% 1.88%
Income Levels
Median Household Income, All Ages $68,484 $51,579
Median Income Level Age 65 to 74 $68,586 $45,061
Median Income Level Age 75 to 84 $39,897 $30,351
Median Income Level Age 85+ §27,048 $23,851

Source: Claritas
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i
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Overall population growth is forecast to be greater than average in the PMA. Growth of persons
in the “adult child” age brackets (45 to 64) is forecast to be greater than average, while the
percent of total population that is within the 45 to 64 age group is less than average. The percent
of total population that is 65+ is less than average. Forecasted growth for the 65+ cohort is
greater than average. The percent of total population that is 75+ is less than average. Forecasted
growth for the 75+ cohort is greater than average. Lastly, the 85+ population is forecast to grow
at a pace less than the national average, while representing a less than average percent of the
total population base of the PMA. Senior income levels are above average. :

SuppLY & DEMAND ANALYSIS

INTRODUCTION

In this section, we will analyze supply and demand conditions. - /

METRO MARKET SuPPLY & DEMAND CONDITIONS

The NIC Map Database provides the following data for the Atlania MSA, which includes the
counties shown in the following map. It is noted that MAP31 represents the top 31 MSAs within

the United States.
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An overview of the Atlanta seniors housing market is shown in the following table, comparing the
MSA data to comparable data for the Top 31 MSA’s in the NIC survey. As shown below, the
average occupancy during the 4th Quarter of 2013 for stahilized assisted living properties in the

tlanta MSA is 89.9%, as compared to 90.6% for the Top 31 MSA’s, indicating that the local
market is competitive.
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PROPERTY INFORMATION - N
Propery Types —> Majorty Il 3 MajortyAL | MajoryNe |
Primary Primary Primary
Markels: Markels Markets
Stabilized Cccupancy 01.7% 90.3% $ 80.6% 88.0%
Average Monthly/Daily Rent $3.026 $2,848 $3.806 $4,954 $207 $282
MedianAge 16 23 | 15 15 40 37
Repariing Need to Upgrade{%) No Data No Data No Data No Data No Data No Data
Median Units/Beds Per Properiy 180 172 53 72 134 120
For Profit (%) ' 718% 625% 925% 870% BLT% 79.5%
Property Count 30 1.465 134 2512 03 3084
friventary 7,556 326,770 8322 197735 | 13041 | 563810
Independent Living Units 5046 044,090 216 10,380 240 11,245
Assisted Living Units® 1,038 46,784 7994 181,529 572 19,223
Nursing Care Beds 572 35896 a2 5817 12,969 533,342
Penetration 6.6% 67% | 72% 41% 11.4% 11.6%
Consiruction Unfis/Beds 0 5067 415 10,369 0 3662

Trends in the Denver assisted living market over time are shown in the following table:

Bdasting Inventony

Period # Properties l# Units/Beds

402013 8,322 87.2% 116 95 5
502013 8227 86.5% 887% 108 45 6 511 -
202013 132 8182 86.0% 883% o7 24 6 511 23%
102013 132 8,158 874% 89.9% 40 50 6 469 2.9%
402012 431 8,108 874% 89.1% a7 . 82 5 385 17%
302012 130 8016 881% 807% 148 179 4 282 13%
202012 128 7831 | 882% 885% 53 4 8 461 T%
102042 128 7838 BT.6% 51.9% 132 29, 4 360 2%
2011 128 7516 86.1% 86.6% 268 150 5 383 | Bk
2010 196 7,666 84.3% 85.5% 151 170 3 240 123

The NIC survey divides the Denver market into submarkets by constituent county, the data for:
which are shown in the table below:
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SELECTED SUBMARKETS

SENIORS HOUSING
occupancy, | Changg (bps)
T 386 -10% 259
i 428 34% 492
396 Protecied 379
38 28% 1,750
205 24% 2737
543 51% 499
743 A8% 413
322 38% 5316
185 2% 1915
153 Profeced 437
MAJORITY IL
YoYReoT | Averaze Rent Consfrucison il Yearly N
Gfr.n’.iﬁ perUntt vs. [nyventory FnEne FEmtEuon AﬁomﬁW' rrgcrvhfrj
E TR
Na Daia NaData 00% 0 :
T Data Protactd 00% i50 38% Profected
Pioiected | Profecied 0.0% a4 34% Protecied o
32% §2,957 o0% 573 36% 10 0
A% $2,362 00% 1953 123 | 6 0
Mo Dais Protecied 0% - 145 46% Protecied 0
MoData Mo Dafa 0.0% o 00% No Data No Data
445 $3,325 00% 3233 15.6% 216 104
Proecled | §3821 DO% 1005 B5% 50 1]
Patocted | Piected 003 51 19% protacied 0
MAJORITY AL

o iy AL AvErag = 2 = ot Yeart
Snberanes ffa“*e“ URrEEn Rent’pe?a MERent per COrstliction e vory Penctration Yealy | pientooy
CLupancy) | Growdtn Uit Uit vs IMveninny Zbsomolicn Groreitt

0.0% 10 0

12 135% i5 1

Protected | Proteced | $3578 (1117 A5 A41% i3 0

26% g3gen | s4702 78% 1477 74% 21 ]

- 56% 3867 $4974 00% i 29% 3 2

0% 53,480 £4.845 oom | 354 3% § 25

-A8% $3803 $4,606 00% 413 129% 5 4

27% £4096 $4958 6.2% 2081 90% 82 59

22% g3g35 | $ama2 10.6% 940 9% i ar

Proiestad | §3180 £3623 00% 385 1454 8 A

For stabilized properties that are mostly assisted living in the Atlanta area, the average occupancy
rate is 89.9%. In addition, for Fulton County (the subject’s county), assisted living occupancy is
88.9%.

DELINEATION OF THE IMIARKET AREA

As discussed previously, we consider the subject’s Primary Market Area (PMA) to be the area
within a 5-mile radius of the site.

; Pacell



PROPOSED AssisTED LiviNG/ MEMORY CARE FACILITY

PHASE | MIARKET STUDY

TARGET MIARKET

The subject’s target market group consists of the “age qualified” population that has adequate
income to live in elderly housing and “adult children” who are caregivers for an elderly relative.
Therefore, the subject’s primary ta}'get market for assisted living are seniors ages 65+ with
household income of $25,000+, as well as adult children who might relocate such as person to the

market.

METHODOLOGY FOR QUANTIFYING SUPPLY

In the case of facilities located some distance from the subject, we have allocated only a portion
of the units based upon the estimated percent the market area for each competing facility
overlaps the PMA. For example, the map below shows two fictional facilities, A and B along with
the concluded market area for Facility A.
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Facility B is not within the market area for Facility A. However, Facility B’s market area does
overlap some of the market area for Facility A, as shown below:
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Our methodology for estimating supply considers Facility B in the example above as being
partially competitive with Facility A. We bhase the degree of it is competitiveness upon the
percentage of the subject’s market area (Facility A in this example) that is overlapped by the
estimated market area for Facility B. The percent of overlap is mathematically calculated using a
formula that factors in the size of the market area and the distance between each comparable
and the subject.

For example, if facility B has 100 heds and the market area for-facility B overlaps Facility A's
market area by 20%, then 20 of Facility B’s heds are considered competitive. This same procedure

* is used to estimate competitive supply for each facility in and surrounding the subject’s market
area.

AsSISTED LIVING SUPPLY ANALYSIS

We will now focus upon the assisted living segment of the market. Bed licenses are granted based
upon double occupancy in many rooms. In practice, a lesser number of rooms are typically
occupied by more than one person. For this reason, we will analyze “operating beds” as opposed
to licensed beds. For purposes of this report, a facility’s “operating beds” is considered the
optimal number of persons that the facility is designed to accommeodate at one time. This figure is
generally equal to or greater than the number of units, and equal to or less than the number of
licensed beds. Our analysis also disregards small board and care facilities in and around the
market area, although we know such facilities to be present. Board and care facilities generally

have less than 25 living heds, are operated by “mom and pop” type operators, and offer

[|irr: ; . PaGel3
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accommodations and services of lesser quality. For consistency, such facilities are also excluded
from the penetration rates utilized in the demand analysis.

EXISTING SUPPLY OF ASSISTED LIVING

The following table is a list of the assisted living facilities serving the subject’s market area.

Existing Supply of Assisted Living

Parcent of
Number of Beds Number of
AssistedLiving  Miles From Considered Competitive
_ Property Name Type Beds Subject Compeiitive Beds
Arbor Terrace of East Cobb
ALF/DEM 89 A4 30% 26
886 Johnson Ferry Rd, Marietta
Azalea Manor Inc
ALF/DEM 65 9.2 1% i
557 E Waterman St, Marketta
Belmont Villaga atBuckhead
. i ALF/DEM 66 0.7 84% 55
5455 Glenridge DrNE, Athnta :
Bizkford of Buckhead SeniorLiving ¥
ALF/DEM 68 19 61% 42
A804RoswellRoad, Atlanta
Bkkford SeniprLiving
AlLF/DEM 56 72 5% 5
840 Lecroy Drive, Marietia
Buckhead
IALF 72 5.6 9% 14
284 8Lenox Road, Aflania :
Brighton Gardens of Buckhead
ALF/DEM 112 - 5.3 22% 24
3088 Lenox Rd, Atlanta
sunrise of Buckhead o
ALF/DEM 84 4.8 26% 22
1000Lenox Park Boulevard, Ne, Athnia ’
Canterbury Court
3 CCRC 18 4.2 32% 6
3750Peachtree RdNe, Atlenta
Carlton SeniorLiving
ALF/DEM 64 1.1 75% 48
600 Mount Vernon Highway Northeast, Sandy
Chambrel atRosvell
IALF 23 9.0 2% 1
1000 Appkewood Dr., Rosvell .
ChirmontPlace !
IALF 38 8.4 A% |
2100Cldrmont Lake, Decatur
Sunrise of Decatur .
) ALF/DEM 77 9.8 1% 1
920 Chirmont Ave., Decatur
Delmar Gardens Of Smyrna
) - - CCRC 77 8.8 3% 2
404 Kings Springs Village Parkvay, Smyrna .
Dogwood Farest Dunwoody
ALF/DEM 66 3.0 45% 30
7400P eachtree Dunwoody Road, Atlanta
Dunwoody, Brishton Gardens of
ALF/DEM i13 20 49% 56
1240 Ashford Center Parkway, Alanta
Sunrise of East Cobb
= ) ALF/DEM 78 5.8 18% . i4
1551 Johnson Femy Road NE, Marieia
Elmcroft of Roswél :
B ALF/DEM 65 6.4 1435 9
400 MariettaHWY Northwest, Roswell
Emernitus at Big Creek ;
N ALF/DEM %5 9.0 2% 3

655 Mansell Rd., Roswel

ﬂfﬂ PAGE 14
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EXISTING SUPPLY OF ASSISTED LIVING (CONTINUED)

Emeritus 2t Dunwoody

= . ALF 113 1.6 66% 5
1460South Johnson Ferry Road, Atlanfa
Emeritus at Sandy Springs
ak SR ALF 104 5.2 23% 24
1260Hightower Trail, Atlenta
Emeritus at Sandy Springs Place
) i ALF D/DEM 52 5.2 23% 12
1262 Hightower Trail, Atlanta -
Emeritus at Vinings
ALF/DEM 107 7.0 10% 11
2401 Cumb efland Parkway Southesst, Aflania .
Freedom P ointe Roswel ) ’
ALF/DEM 92 7.0 11% 10
75 MagnoliaSt., Roswell
Gardens of Roswell
ALF 45 33 4% 2
9212 NesbitFerry Rd, Roswel
Heritaze of Sandy Plains .
. . ALF/DEM 58 9.4 1% 3
3039 Sandy Plains Road, Marieta
Sunrise of Huniclif il
ALF/DEM 84 5% 24% 20
8480 RoswellRd., Atlanta
Sunrise of lveryRidge
A F/DEM 85 9.4 1% i
29500Id Alabama Rd, Alphareiia
Johnson Ferry ’
1ALF A1 = 44% 18
9 Sherwood Ln, Marietta
King's Bridge Retrement Center, Inc.
IALF 30 6.1 16% 5
3055 Briardiff Road, NE, Atlanta
Lenbrook Square In Buckhead
CCRC 16 4.2 32% 5
3747 Peachtree Rd, NE, Atlanta
Manor an the Square . ’
ALF/DEM 62 6.8 12% T
550 Bamington Drive, Roswell
Morning Siar SeniorLiving . ) &
o ALF 48 9.0 2% 1
630 Holcomb Bridge Rd, Norcross : :
Mount Vemon Towers& Sandy Springs
i IALF 26 16 66% 17
200 Johnson Ferry Rd NefAdman Office, Sandy
Northlake Gardens i
IALF/DEM 63 9.3 1% 1
1300Montreal Rd, Tukeer ‘
pacifica Senirliving Dunwo
: . ody ALE/DEM 59 40 34% - 20
443 AN orth Shallowford Rd., Dunv.o ody
Parcat Buckhead
i IALF 40 43 31% 12
650 Phipps Blvd,, Atlanta
Parc At Piadmont
; IALF 23 6.8 12% 3
999 Hood Road. Marketia
Peregrine'sLanding atPeachiree Creek
g ALF D/DEM 52 76 7% 4
4375Beech Haven Trail, Smyrna
pbntation South At Dunwoody
i ALF/DEM 57 4,7 27% 15
4594Barclay Dr, Dunwoody B
St. George Vilage :
CCRC 39 9.6 1% 1
11350 Woodstock Rd , Roswell
Sterding Estates )

. IALF 80 43 31% 28
4220LowerRoswel Rd. Marietia )
Summers Landing at Tilly Mill

AlF 30 4.8 26% 8

4821 Norih Peachirea Road, Dunwo ody
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EXISTING SUPPLY OF ASSISTED LIVING (conTINUED)

summers Landing at Tilly Mill

ALF 30 4.8 26%
48721 N orth Peachiree Road, Dunv.oody v

PHASE | IMIARKET STUDY

summer's Landing Northland

ALF/DEM 52 0.8 82%
5399 Northland Dr NE, Atlanta

42

Tapestry House
2725Hokomb Bridg2 Rd, Alpharetm

ALF 32 7.5 8%

The Mann House

o ALE/DEM 25 08 82%
5413 Northland Dr., Sandy Springs

Tha Renaksance on Peachiree
3755 Peachtres, Atbnta

IALF 43 42 32%

Winthrop WestSenior Living Al heimer Care

. ALF D/DEM 39 3.2 1%
279 Technology P kway, Norcross

W oodland Ridge

) . ALF/DEM 281 8.4 4%
4005 South Cobb Drive, Smyma

1

Total Number of Existing Com petitive Beds

750

Type Key

NC =Nursingcenter

NC/ALF= Nursing center wkh assisted fving.

NC/DEM= Nursing center with specilized Dementia carebads

ALF = Free-sandin gassisted living fadlity

ALF/DEM =Free-sianding assisted Iving fadlity with dedicated Dementiacare Wing

ALF D/DEM = Free-standing assisted living facility 100% dedicated Demeantia carewing

ILF= Indep endent Living Fadility

|ALF = [ndepandent and assisted living fadlity

JALF/Dementia = Independ ent and assisted Iving fadlity vith dedicated Demﬂnt:a care wing

CCRC = Continuing care reirementcomm unity
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OCCUPANCY OF EXISTING SUPPLY

The occupancy and waiting list status of the existing supply of assisted living is as follows:

Occupancy of Competitive Assisted Living

- Property Name Current Dccupancy % Waitlng List Status
Arbor Terrace of East Cobb
. 9834 Ho
286 Johnson Ferry Rd, Marietta
Azalea Manor!nc
. 95% No
557 EWaterman S, Marieita
Belmont Village at Buckhead
i 94% o
5455 Glenridge Dr NE, Atlanta .
aickford of Buckhead Senior Living
90% Na
4804 Roswell Road, Atlanta
Bickford Senjor Living
. M/Av . Ho
840 Lecroy Drive, Marietta
Buckhead '
100% o
1848 1anox Road, Atlanta
Brighten Gardens of Buckhead
N/Av Ho
4058 Lenox Rd, Atlanta
Sunrise ofBuckhead :
N/Av Ho
1000 LenoxPark Boulevard, Ne, Atlanta i
Canterbury Court .
N/Av No
3750 Peachtree Rd Ne, Atlanta
Carlton Senior Living
. 955 No
690 Kount Vernon Highway Northeast,
Chambrel at Reswell
- 87% No
1000 Applaewood Dr., Roswell
Clairmont Flace
i 95% No -
2100 Clairmori Lake, Dacatur
Sunrise of Decatur
88% No
924 Clalrmant Ave,, Decatur
pelmar Gardens Of Sryrna
_ i ) 78% Ho
AD4 Kings Springs Viliage Parkway, Smyrna
Dogwood Forest Dunwoody
95% Ho
7400 Peachiree Dunwoedy Road, Atlanta
punwoody, Brighton Gardens of
HiAv Ho
1240 Ashford Center Parkway, Atlanta
sunrise of East Cobl
. EIEN - No
1551 lohnson Ferry Road NE, Marietia
Elmereft cfRoswell
. S6% - No
400 Marietta HWY Northwest, Roswell .
Emeritus at Blg Creek 989 N
=}
655 Mansell Rd., Roswell .
fmeritus at Dunwoody ‘
NJAv No
1460 South lohnson Ferry Road, Atlanta
Emeritus at Sandy Springs
VP 935 No
1260 Hightowear Trail, Atlanta
Emeritos at Sandy Springs Place N
. . 95% No
1262 Hightower Trail, Atlania
Emeritus at Vinings
40% Ne
N 2401 Cumberland Parkway Southeast,
Freedom Pointe Roswell .
97% No

75 Magnalia 5t., Roswell
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OCCUPANCY OF EXISTING SUPPLY (ConTiNuED)

Gardens of Roswell

K 94% No
9212 Nesbhit Ferry Rd, Roswell /
Heritage of Sandy Plains
. 93% No
3039 Sandy Plains Road, Mariefta
sunrise of Huntcliffil
93 No
2480 Roswell Rd,, Atlanta
Sunrise of lvery Ridge
) ryRICE 965 No
2050 0ld Alabama Rd, Alpharetia
Johnson Ferey . -
93% No
a5herwood Ln, Mariatta
King’s Bridge Retirement Center, Inc.
e NfAV No
3055 Briarcliff Road, NE, Atlanta
Lenbrook Square In Buckhead
- 88% No
3747 Peachtree Rd, NE, Atlanta
Ranoron the Square
i 43% Na
550 Barrington Drive, Roswell
Morning Star Senlor Lving
i B0% No
680 Holcamb Bridge Rd, Morcross
MountVernon Towers & Sandy Springs
. N/Av No
300 Johnson Férry Rd Ne/Adman Office,
Northlake Gardens
20% No
1300 Montreal Rd, Tukeer
Pacifica Senlor Liviag Dunwoody
a5% No
4434 North Shallowford Rd., Dunwoody
Parc at Buckhead
. N/Av No
650 Phipps Blvd,, Atlanta
Parc At Piedmont :
. 100% No
999 Heod Rozd. Marletia -
Peregrine’s Landingat Peachtrae Creek .
A 83% Na
4375 Beech Haven Trail, Smyrna
Plantation South AtDunwoody
35% No
4594 Barclay Dr., Dunwoody
Sandy Spring Manor
VP B 31% No
3175 River Exchange Dr, Norcross
St. George Village
B & M/ MNo
11350 Woodstock Rd., Roswell
Sterling Estates
i 81% Ho
47320 Lower Rosweli Rd. Marieita
summers Landing at Tully diil
. 90% Ne
4821 North Peachtres Road, Dunwoody
summer's Landing Nerthland X
- 85% No
5359 Northland Dr NE, Atianta
Tapestry Housa
pestry . 4% No
2725 Holcomb Bridge R, Alpharetta
The Mann House
. . N/Av No -
5413 Northiand Dr., Sandy 5prings
The Renaissance on Peachtree
. 80% No
3755 Peachiree, Atfanta
Winthrop West Senior Living Alzheimer
S0% Mo
279 Technology Pkway, Norcross
Woodland Ridge
93% No

4005 Scuth Cobb Drive, Smyrna
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Based upon the reported occupancy levels, the weighted average occupancy for competitive beds
is as follows: ' ‘

Weighted Average Occupancy of Competitive Assisted Living

Number of Competitive Numbar of Occupied
Property Name Beds Current Occupancy % Beds
Arbor Terracve of East Cobb
B 26 88% 25
886 Johnson Ferry Rd, Marietta
Azalea Manorinc
N 1 95% 1
557 EWaterman 5t, Marietta
Belmont Village at Buckhead
i 55 94% 52
5455 Glenridge Dr NE, Atlanta
Bickford ef Buckhead Senior Living
42 20% 38
4804 Roswell Road, Atlanta
Bickford Senlor Living )
. R - NSAVY -
, 840 LlecroyDrive, Ma rietia i
Buckhead
14 100% 14
2848 LenoxRoad, Atiania
Brighton Gardens of Buckhead
- N/AV -
3088 LencxRd, Atlania
Sunrise of Buckhead )
- WAy -
1000 LenoxPark Boulevard, He, Atlanta
Cantarbury Court
yhoum - N/Av -
3750 Peachiree Rd Ne, Atlanta
Carlton Senior Living
, 48 95% 46
5590 Mount Vernon Highway Northeast,
Chambrel at Roswell
1 97% 1
1000 Applewood Ir,, Roswell
Clairmont Place
. i i 95% 1
2100 Clairmong Lake, Decatur
Sunrise of Decatur
. 1 83% 1
920 Clairmont Ave., Decatur
Delmar Gardens OfSmyrna
. . . 2 78% 2
404 Kings Springs Village Parkway, Smyrna
Dogwond Forest Dunwoody
5 30 95% -28
7400 Peachtree Dunwobdy Road, Atlanta
Dunwoody, Brighton Gardens of NIA i .
- v -
17240 Ashjord Center Parkway, Atlania
Sunrise afEasi Cobb
L. - N/AV -
1551 Sohnson Ferry Road NE, Marietia
Eimcroft of Roswell
. Y G6% 3
A00 Martetta HWY Northwest, Roswell
Emeritus at BlgCreek
2 98% 2
655 Mansell Rd., Roswell
Emeritus at Bunwoody
. - N/Av -
1450 South Johason Ferry Raad, Aflanta .
Emeritus at Sandy Springs
i 24 92% 22
1260 HightowerTrail, Atlanta
Emeritus at Sandy Springs Place .
. . 12 95% 11
1262 Hightower Trail, Atlanta . -
Emeriius at Vinings " 20% 10
2401 Cumberland Parkway Southeast, :
Freedom Pointe Rosweil )
10 : 97% 10

75 Magnolia 5t., Roswell
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Gardens of Roswell

) 2 S4% 2
97212 Neshit Fersy Rd, Roswell
Heritage of SandyPlains
. 1 93% 1
3039 Sandy Plains Road, Marietia
sunrise of Huatcliff !l
20 9355 19
8480 Roswell Rd,, Atlanta
sunrise oflvery Ridge
ry o 1 96545 i
3850 Old Alabama Rd, Alpharetta
lohnson Ferry ,
R i8 83%% 17
g Sherwaod Ln, Marieita
King's Bridge Retirement Canter, Inc. !
. - N/Av -
2055 BiarcliffRoad, NE, Atlanta
Lenhrook Square in Buckhead
: 5 . 28% 4
3747 Peachtree Rd, NE, Atlanta
Manor onthe Square
- . 7 93% 7
550 Barrington Drive, Roswell .
Morning Star Senlor Living
. i1 80% i
680 Holcom®b Bridge Rd, Norcyoss
MountVeraon Towers & Sandy Springs . NJA
- " -
200 ] ohnson Eerry Rd Ne/Adman Office,
Morthlake Gardens
. 1 . S0 ) 1
1300 Mentreal Rd, Tukcer .
Pacifica Senior Living Dunwoody
20 a5% 19
2484 North Shallowford Rd,, Dunwoody
parc at Buckhead
. - N Ay -
650 Phipps Bivd., Atlanta
parc AtPiedmont
) 3 100% 3
599 Hood Road. Marietia -
paregrine’s Landing at Peachtree Creek
) 4 88% 4
4375 Beech Haven Trai), Smyrna
plantation South At Dunwgody .
15 85% 13
4594 Barclay Dr., Dunwoody
Sandy Spring Mianor
yopring 1i 31% 3
3175 River Exchange Dr, Norcross
5t, George Village -~ -
& - N/AV -
11350 Woodstoek Rd., Roswell
Sterling Estates ’ '
X 28 81% 23
£320 Lower Roswetl Rd, Marietta
summers Landing at Tilly Mill
3 S0% 7
4821 North Peachtree Road, Dunwoody
summer's Landing Northland
43 85% 36
%399 Herthland Dr NE, Atlanta
Tapestry House
’ . 2 9454 2
2725 Holcomb Bridge Rd, Alpharetia
The Mann House N/A
- v -
5413 Northiand Dr., Sandy Springs
The Renaissance en Peachtree
i 14 0%’ 13
3755 Peachtree, Atlanta .
Winthrop WestSenfer Lving Alzheimer
1 90% i
279 Tachnalogy Pkway, Norcross
Woodland Ridge 1 . 93% 10
4005 South Cobb Drive, Smyrna }
TOTALS . 504 - 457
WEIGHTED AVERAGE OCCUPANCY . ' 91% -
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AssisTED LiviNG UNDER CONSTRUCTION OR PROPOSED

Our research revealed the following competitive projects under construction or proposed:

Noble Village of Spalding — The Gary Holding Group is currently constructing an independent and
assisted living facility with dementia care at 5701 Spalding Drive. The main building will contain
101 units and be comprised of 45 assisted living units, 18 dementia units, and 38 independent
living units. To the west of the main building, there will be four independent living duplexes. It is
located 7.4 miles northeast of the subject.

Morning Star Senior: Living — The facility is an existing 48 unit assisted living facility with plans for

an expansion. The city has received elevation plans but has not been provided with the number

of units. As of the date of the report, we ‘were unable to confirm with Morning Star the exact
" number of units for the expansion. :

Tapestry House — The facility is an existing 32 unit assisted living facility. The owner has plans to
convert the existing 32 units to a secure dementia wing and add 60 additional assisted living units.

St. Joseph Assisted Living —This is a 100 unit proposed assisted living facility to be located at 1070
Hertz Gravel Road. The building will have 80,000 square feet. According to the city, the projectis
awaiting road infrastructure hefore it can be permitted. It will be located 7.4 miles north of the
subject.

In our supply forecast, we will only include those facilities likely to be complete.within the coming
24 months. These facilities are set forth in the following table.

Supply of Assisted Living Under Construction or Proposed

Percent of
Number of Beds Number of
Assisted Living  Miles From Considered  Competitive
Property Name Current Status Beds Subject Competitive Beds.
Noble Village of Spalding Under
. v 63 7.4 8% 5
5701 Spalding Drive, Atlanta Constructian :
Relevant Supply Likely to be Complete Within 12 Months 5
Tapesiry House :
. i Planned 60 7.5 8% 5
2725 Holcomb Bridge Rd, Alpharetia
st. Joseph Assisted Living . 4 - _ - i
ropose .
1070 HertzGravel Road, Roswell B :
Relevant Supply Likelyto be Complete Within 24 Months 13

* A map showing the pipeline supply of assisted living in relation to the subject is as follows.
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DEMENTIA CARE SUPPLY ANALYSIS

We will now focus upon the dementia care/Alzheimer’s segment of the assisted living market.
Alzheimer’s disease is a progressive, degenerative disease that attacks the brain and results in.
impaired memory, thinking, and behavior. It was first described by Dr. Alois Alzheimer in 1906
and has been diagnosed in millions of people ever since. The exact causes of dementia have yet to
be discovered. Dementia is an umbrella term used to describe the loss of cognitive or intellectual
function. Many conditions can cause dementia. Dementia related to depression, drug interaction,
thyroid, and other problems may be reversible if detected early. Several other diseases also cause
dementia, such as Parkinson’s, Creutzfeldt-lakob, Huntington’s, and Multi-Infarct or vascular
disease, caused by multiple strokes in the brain..

The following statistics from the National Alzheimet’s Association’s 2011 Alzheimer’s Disedse
Facts and Figures report delineate the strong need for facilities that care for persons with
Alzheimer’s and related dementia:

. Alzheimer’s is a progressive, degenerative disease of the brain and the most common
form of dementia. ) |

« An estimated 5.4 million Americans of all ages have Alzheimer’s in 2011. This figure
includes 5.2 million people aged 65 and older, and 200,000 individuals under age 65
who have younger-onset dementia. .

. One in eight people aged 65 and older (13%) has Alzheimer’s.

« Of those with Alzheimer’s, an estimated 4% are under age 65, 6% are 65 to 74, 45%
are 75 to 84, and 45% are 85 and older.

« More women than men have Alzheimer’s disease and other dementias. Almost two-
thirds of all Americans living with Alzheimer’s are women. Of the 5.2 million people
over age 65 with Alzheimer’s in the United States, 3.4 million are women and 1.8
million are men. Based on estimates from ADAMS, 16% of women aged 71 and older
have Alzheimer’s disease or other dementia compared with 11% of men.

« People with fewer years of education appear to be at higher risk for Alzheimer’s and
other dementias than those with more years of education. Prevalence and incidence

~ studies show that having fewer years of education is associated with a greater
likelihood of having dementia and a greater risk of developing dementia.

+ The number of Americans surviving into their 80s and 90s and beyond is expected to
grow dramatically due to advances in medicine and medical technology, as well as
social and environmental conditions. Additionally, a very large segment of the
Ametrican population — the hahy boom generation —is reaching retirement age.
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« By 2030, the segment of the U.S. population aged 65 yeals and older is expected to
double, and the estimated 71 miltion older Americans will make up approximately
20% of the total population. As the number of older Americans grows rapidly, so too
will the numbers of new and existing cases of Alzheimer’s disease and other
dementias.

. I 2000, there were an estimated 411,000 new (incident) cases of Alzheimer’s disease.
For 2010, that number was estimated to be 454,000 (a 10% increase); by 2030, it is
projected to be 615,000 {50% increase from 2000); and by 2050, 959,000 {130%
increase from 2000).

+ By 2030, the number of people aged 65 and older with Alzheimer’s disease is
estimated to reach 7.7 million —a 50% increase from the 5.2 million aged 65 and older
currently affected.

« By 2050, the humber of people aged 65 and older with Alzheimer’s disease may triple,
from 5.2 million to a projected 11 to 46 million, barring the development of medical
breakthroughs to prevent or more effectively treat the disease.

In the past, most persons with Alzheimer’s or related dementia have been cared for in the home
by informal caregivers (friends or relatives) or through home health care agencies or other
providers. With the continuing increase in two-income households and the recognition that caring
for a person with dementia can be physically and mentally taxing, many informal caregivers are
seéking out options outside the home. This has lead to growth in the number of facilities
providing specialized care for persons with Alzheimer’s and related dementia.

Facilities providing specialized care for persons with Alzheimer’s and related dementia generally
follow one of two models: the nursing care model and the assisted living model. Generally, the
nursing care model can be characterized as heing for patients who have relatively extensive
health care needs in addition to requiring care for dementia within a nursing care model is a type
of care subject to greater regulation than assisted living care. Staffing requirements for nursing
care are t\,fpicaliy greater, and the associated costs for care are higher. As many persons with
dementia are otherwise healthy, the assisted living model is the leading model for the care of
persons with dementia.
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EXISTING SupPLY OF DEMENTIA CARE

The existing supply of competitive dementia care within the PMAis as follows.

Existing Supply of Dementia Assisted Living

Number of parcent of )
Dementia Bads Number of
Assistad Living Miles From Considerad Competitive
_Properly Name Type Beads Subject Com petitive Beds
Arbor Terrace of Fast Cobb
ALF/DEM 20 4.4 30% &6
246 Johnson Ferry Rd, Marletta
Azalea Mararlnc
A ALF/DEM 40 9.2 1% 1
557 EWaterman St, Marietta .
selmoni Village at Buckhead
. ALE/DEM 19 0.7 B4% 16
5455 Glenridge Dr NE, Atlanta .
Bickford ofBuckhead Senior Living
ALE/DEM 20 1.0 7% 15
A804 Roswell Road, Atlanta
Bickford Senioriiving
) . ALF/DEM 28 1.8 61% 17
840 Lecroy Drive, Marietla :
Buckhead
|ALF 14 5.6 19% 3
2848 LenoxRoad, Atlanta
Brighton Gardens ofBuckhead
ALF/DEM 22 5.3 22% 5
3088 LenoxRd, Atianta
Sunrise ofBuckhead
ALF/DEM 23 4.8 26% 6
1000 LenoxPark Boulevard, Ne, Atlanta
Carlton Senier Living
N ALF/DEM 22 i1 75% 17
&90 mMount Yernon Highway Northeast,
sunrise of Decatur
ALF/DEM 20 9.8 1% 8]
520 Clairmont Ave., Decatur
nogwood Farest Dunwoody .
ALF/DEM 19 3.0 45% g
7400 Peachtrae Dunwoody Road, Atlanta
Dunwoady, Brighton Ga rdens of
ALFJDEM 23 27 AD% i1
1240 Ashiord Center Parkway, Atlanta
Sunrise cfEast Cobb
: . ALE/DEM 24 5.8 18% 4
1551 Johnson Ferry Road NE, Marietia -
flmcroft cfRoswell N
. . ALF/DEM 12 ) 6.4 14% 2
ADD Marietia BWY.Northwest, Roswell
Emeritus af Big Creek .
ALE/DEM 19 9.0 2% . 4
555 Manseli Rd., Roswell
Emeritus at Sandy Springs Place
i ALED/DEM 52 5.2 23% o1z
1252 Hightower Trait, Atlanta
Emeritus at Vinings
ALF/DEM 23 7.0 10% 2
2401 Cumberland Parkway Southeast,
Freedom Pointe Roswell
ALF/DEM i6 7.0 10% 2

75 Magnaolia St., gaswelil

;
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EXISTING SupPLY OF DEMENTIA CARE (ConTINUED)

Heritage of Sandy Plains .
) . ALF/DEM 16 2.4 1%. 1
3039 Sandy Plains Road, Marietia
Sunrise of Hunteliff il :
ALF/DEM 27 5.1 23% b
8480 Roswell Rd., Atlania
Sunrise of lvery Ridge ALF/DEM -0 o4 19 "
2050 Old Alabama Rd, Alpharetiia ) :
Johnson Ferry
: JALF/DEM i3 3.1 ALY G
g Sherwood bn, Marletia
Manor on the Square,
} . ALF/DEM i7 6.8 12% A
550 Barrington Drive, Roswell
Northlake Gardens
|ALF/DEM 14 9.3 1% 1
1300 Montraal R4, Tukcer
Pacifica Senjar Living Dunwaady
ALF/DEM 22 4.0 34% 7
4484 Nogih Shallowford Bd., Dunwoody
Peregrine’s Landing at Paachtree Creek
; - ALFD/DEM 52 7.6 7% 4
4375 Beech Haven Trail, Smyrna
Plantation South At Dunweody ’
ALF/DEM 17 4.7 27% X 5
4584 Barclay Dr., Dunweody )
st. George Village )
. CCRC i4 9.6 1% 1
11350 Woadstock Rd., Roswell
summer's Landing Noarthland
ALF/DEM 10 0.8 82% 8
53589 Northland Dr NE, Atlania
The Mann House
. ALF/DEM 25 0.8 82% 20
5413 Northland Dr., Sandy Springs
Winthrop West Senior Living Alzheimer '
. - ALF D/DEM 39 9.2 1% i
279 Technology Pkway, Norcross
Woodland Ridge
3 ALF/DEM 22 8.4 4% i
4005 South Cabb Drive, Smyrna
Total Number of Existing Competitive Beds 193

Tyoe Key

NC = Nursing center

NC/ALF = Nursing center with assisted [iving.

NC/DEM = Nursing center with speciaiized Dementia cara beds

ALF=Free-standing assisted living facility

ALF/DEM = Fred-standing assisted living facility with dedicaied Dementia care Wing
ALFD/DEM =Free-standing assisted living facility 100% dedicated Dementia care wing
ILF=Independent Living Facility

|ALE = Intdepandent and assisted living fa cility

JALF/DEM = Independent and assisted living facility with dedicated Derm entiz care wing
CCRC =Continuing care refirement community
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OCCUPANCY OF EXISTING SUPPLY

The occupancy and waiting list status of the existing supply of dementia care is as follows:

Occupancy of Competitive Dem entia Assisted Living

Property Name Current Occupancy % Walting List Status
Arbor Terrace of East Cobb
N . 100% Yes
886 Johnson Ferry Rd, Marietta :
Azalea ManorInc ’
. 50% Lease Up
557 EWaterman St, Marietta
Belmont Village at Buckhead :
. 95% No
5455 Glenridge Dr NE, Atlania
Bickford of Buckhead SeniorlLiving
. 85% No
A804 Roswell Road, Atlanta
Bickford Senior Living ’
) . NJAV No
840 Lecroy Drive, Marietia
Buckhead
100% Yes
2848 LenoxRoad, Atlanta .
Brighton Gardens of Buckhead
N/AvV No
3088 LenaxRd, Atlanta
sunrise of Buckhead
N/Av No
1000 LenoxPark Boulevard, Ne, Atlania
Carlton Senior Living .
. B86% No
690 MouniVernon Highway Northeast,
sunrise of Decatur
: : 85% No -
920 Clairmont Ave:, Decatur
Dogwood Forest punwoody
100% Yes
7400 Peachtree Dunwoody Road, Atlanta :
Dunwoaody, Brighton Gardens of
N/AV No
1240 Ashford Center Parkway, Atlanta
Sunrise of Fast Cobb
. N/Av - No
1551 Jahnson Ferry Road NE, Mariefia
Elmcroft of Roswell y
2 100% Yes
400 Marietta HWY Northwest, Raswell
Emeritus at Big Creek
95% No
555 Mansell Rd., Roswell
Emeritus at Sandy Springs Place
P o . % g 95% No
1262 Hightower Trail, Atlanta
Emeritus at Vinings X o i
lo
2401 Cumberland Parkway Southeast, 3 =
Freedom Pointe Roswell
88% No
75 Magnolia St., Roswell
Heritage of Sandy Plains
) o 94% No
3039 Sandy Plains Road, Marletia g
sunrise of Huntcliff Il
95% No

2480 Roswell Rd., Atlanta
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OcCUPANCY OF EXISTING SUPPLY {CONTINUED)
sunrise of lvery Rldge
99% No
2950 Old Alabama Rd, Alpharetia .
Sohnson Ferry
. 100% Yes
9 Sherwoad Lo, Marietia .
Manarcn the Sguare ’
. . 93% No
550 Barrington Drive, Roswell
Northlake Gardens
68% No
1300 Montreal Rd, Tukcer
Pacifica Senior Living Dunwoaody
88% No
4484 North Shatiowford Rd., Dunwoody
peregrine's Landing at peachtree Creek
) 90% - No
4375 Beech Haven Trail, Smyrna .
Piantation South At Dunwoody
90% No
4504 Barclay Dr., Dunwoody
5i. George Village
Nfav - No
11350 Woodstock Rd., Roswell
summer's Landing Norihlend
90% No
5389 Northland Dr NE, Atlanta
The Mann House .
R Nfav No
5413 Northland Dr., Sandy Springs .
Winthrop West Senior Living Alzheimer
20% No
279 Techrology Pkway, Norcross
Woodland Ridge
a1% No

4005 South Cobb Drive, Smyrna
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Based upon the reported occupancy levels, the weighted average occupancy for con]petitive beds
is as follows: :

Weighted Average Occupancy of Competitive Dementia Assisted Living

Number of Com patitive Number of Occupied
Property Name Beds Currant Qceupancy 9 Beds
Arbor Terrace of Fast Cobb .
) & 100% 6
286 lehnson Ferry Rd, Marietta
Azalea Manor In¢
i 50% 1
557 EWaterman 5t, Marietta
gelmont Village at Buckhead
) : 16 85% 15
5455 Glenridge Dr MNE, Atlania
Rickford ofBuckhead Senlor Living
- 15 B85% . i3
AR04 RosweliRoad, Atlanta
Bickford Sanior Living :
. - N/AV -
*840 Lecroy Drive, Marletta .
Buckhead
3 100% 3
2848 LenoxRoad, Atlanta
Brighton Gardens ofBuckhead -
- N/Av -
3088 LenaxRd, Atlanta
Sunrise of Buckhead
- N/AV -
1000 LenoxPark Boulevard, Ne, Atlania
- Carkton Senior Living
_ . 17 86% 15
590 MountVernon Highway Northaast, X
Sunrise of Decatur
) 0 R5% i}
520 Clatrmont Ave,, Decaiur
Dogweod Forest Dunwoody
9 100% }
7400 Peachtree Dunwoody Road, Atlanta :
Dunwoody, Brighton Gardens of NJA
- v -
1240 Ashford Center Parkway, Atlanta
Sunrise of EastCobb
" - NfAY - ]
1551 jehnson Ferry Road NE, Marietta
Elmcrofi of Roswell .
. 2 100% 2
400 Marietta HWY Northwest, Roswell
Emeritus at Big Creek 1 95% X
655 Mansell Rd., Roswell :
Emeritus at Sandy Springs Place
: 12 95% il
1262 Hightower Trall, Atlanta
Tmearitus at Vinings
2 95% 2
3401 Cumberland Parkway Southeast,
Ereedom Poinie Roswell
2 88% 2
75 Magnolia 5t., Roswell
Heritage of SandyPlairs
i 04% 1

3039 Sandy Plains Road, Marletta
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Sunrise of Hunicliffl
i . 6 95% 6
2480 Roswell Rd., Atlania
Sunrise of very Ridge
= 1 38% i
2950 Old Alabama Rd, Alpharetta
Johnson Fe
o : 6 100% 6
9 Sherwood Ln, Marietta
Manor en the Square
) ) ] 93% 2
550 Barrington Drive, Roswell
Northlake Gardens )
- i 68% 1
1300 Montreal Rd, Tukcer y .
Pacifica Senior Living Dunwoaody x
7 88% 6
4484 North Shallowford Rd., Dunwoody
peregrine’s Landingat Peachiree Creek
; 4 90% 4
4375 Beech Haven Trail, Smyrna
Plantation South At Dunwoody
. 5 90% 5
4594 Barclay Dr., Dunwoody .
St. George Village
- N/Av
11350 Woodstock Rd., Roswell
summer's Landing Northland ”
8 80% 7
5399 Northland Dr NE, Atlania
The Mann House
- - N/av <
5413 Northland Dr., Sandy Springs
Winthrop West Senior Living Alzheimer
1 90% 1
279 Technology Pkway, Norcross
Woodland Ridge
. 1 81% 1
4005 Seuth Cobb Drive, Smyrna
TOTALS 69 - 63
WEIGHTED AVERAGE OCCUPANCY 91% -

DEMENTIA CARE UNDER CONSTRUCTION OR PROPOSED

Our research revealed the following competitive projecis u nder construction or proposed:

Noble Village of Spalding — The Gary Holding Group is currently constructing an independent and
assisted living facility with dementia care at 5701 Spalding Drive. The main building will contain
101 units and he comprised of 45 assisted living units, 18 dementia units, and 38 independent
living units. To the west of the main building, there will be four independent living duplexes. Itis
located 7.4 miles northeast of the subject.

Tapestry House — The facility.is an existing 32 unit assisted living facility. The owner has plans to
convert the existing 32 units to a secure dementia wing and add 60 additional assisted living units.
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Supply of Dementia Assisted Living Under Construction or Proposed

Number of Percent of
Dementla Beds Number of
Assisted Living Miles From Considered Competitive
Property Namae Current Status Beds Subject Competitive Beds
Noble village of Spalding Under
. 18 7.4 8% i
5701 Spalding Drive, Atlania Canstruction
Relevant Supply Likely to he Complate Within 12 Months i
Tapestry House
. Planned 32 7.5 8% 2
2725 Holcomb Bridge Rd, Alphareita .
2

Relevant Supply Likely to be Complete Within 24 Months

A map showing the pipeline supply of assisted living in relation to the subject is as follows.
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BARRIERS TO ENTRY

The subject is in a market with limited barriers to entry. Vacant sites are plentiful and zoning and
building permits are easily obtained. Thus, it is likely that future competition will be developed as
demand warrants it.

SENIORS HOUSING DEMAND ANALYSIS

We will now analyze demand for séniors housing. Our analysis will show demand estimates for
the current year, every year for the following four, and 10 years from the current year.

The demand estimates will be based upon the quantity of four potential “target groups” who are
likely users of seniors housing. Analysis of these four target groups will provide four separate
indications of demand for seniors housing. We will then consider each one of them to derive our
demand conclusions, much as the three approaches to value in an appraisal are reconciled into a
single value estimate. The Target Groups are as follows:

TARGET GROUP 1

Although the vast majority of persons entering seniors housing are age 30 and over, some
persons between the ages of 65 and 80 do elect to live in seniors housing. Therefore, the
hroadest potential target group for seniors housing is persons age 65 and over. The number of
persons age 65 plus is often considered in bed need methodologies adopted by various state
licensing agencies. '

TARGET GROUP 2

The next potential “target group” typically examined in evaluating demand for seniors housing is
the number of households headed by a “householder” age 75 and over. The vast majority of
seniors housing residents fall into the 75+ range. ’

TARGET GROUP 3

The next target group consists of the “age qualified” population that has adequate income to live
in elderly housing. Many operators consider $25,000 to he the minimum “qualifying” income.
Although research has shown that many seniors with lesser income levels can afford to reside in
seniors housing due to having income from other sources or assets to spend down, $25,000 is
widely considered a benchmark for the private pay market. Thus, Target Group 3 consists of the
number of households with household income of 525,000+ headed by a householder age 75+.

TARGET GROUP 4

Target group 4 consists of a group referred to in the industry as “adult children”. Children and/or
other relatives of seniors generally play a significant role in the placement of a senior in a seniors
housing facility. Market areas where there are large concentrations of persons in the 45 to 64 age
group can often support significantly larger supply of seniors housing than would be indicated
through analysis of seniors already residing in the area. This is because in-migration of seniors
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into markets with large adult child populations is common, as the elderly are often-relocated to a
facility near the home of their adult children or other relative. Many operators of seniors housing
have recognized the importance of the adult child market. Thus, Target Group 4 is the number of
persons in the age 45 to 64 age bracket.

IncoME AND ADL QUALIFICATION

Some in the industry apply additional “qualifications” to further refine the potential target market
before applying a penetration rate. These further gualifications might include quantification of
seniors likely to require assistance with activities of daily living and quantification of seniors by
living arrangements (restricting the market to those living alone under the assumption that few
seniors living with spouses will choose seniors housing). However, there are no reliable “local”
sources to accurately estimate these factors in a given market area, typically leading to the use of
-national statistics. These further qualifications tend to complicate the application and derivation
of penetration rates and are a futile exercise since the same national data are typically applied to
each market area. For this reason, we will not attempt to further “qualify” the potential market.

DiscussION OF ACHIEVABLE PENETRATION RATES

There are no industry standard definitions for penetration or capture rates. For purposes of this
analysis, a penetration rate is considered to be the number of beds or units of a specific type that
should he demanded at market equilibrium within a given market area, divided by the gquantity of
persons or households of a specific type in the same market area. For example, if 100 beds of
assisted living should be demanded, and there are 1,000 persons age 65+ that reside in the PMA,
the indicated penetration rate is 10%.

In order to determine appropriate penetration rates, we have relied upon the National Demand
Estimates provided in The Case for Investing in Seniors Housing and Long Term Care Properties
With Updated Projections. Using the updated demand estimates in this study, national
penetration rates are calculated as follows: o
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skilled Nursing

Item

Target Group

3. Households
2, Households 75+, Inc. $25,000

4. Persons Age

1. Persons 65+ 75+ Plus 45-64
A.bemand for Skilled Nursing 2000 Per Revised Investment Case 1,679,327 1,679,327 1,679,327 1,679,327
B. 2000 Population/Households for Each Target Group From Claritas 34,991,852 10,655,032 4,784,660 61,553,662
C. Achievable Penetration Rate (A Divided by B) 4.80% 15.76% 35.10% 2.71%

Assisted Living

Target Group
3. Households
7. Households 75+, Inc. $25,000

Item
4. Persons Age

1. Parsons 65+ 75+ Plus 45-64
A.Demand for Assisted Living 2000 Per Revised Investment Case 706,146 706,146 706,146 706,146
B.2000 Population/Households for Each Target Group From Claritas 34,991,852 10,655,032 4,784,660 61,853,662
€. Achievable Penetration Rate {ADivided by B) 2.02% 6.63% 14,7654 1.14%

independent Living

Target Group
3. Households
2. Households 75+, Inc. $25,000

Item
4. Persons Age

1. Persons 65+ 75+ Plus 45-64
A.Demand for Independent Living 2000 Per Revised Invesiment Case 706,740 706,740 706,740 706,740
B.2000 Population/Households for Each Target Group From Claritas 34,991,852 10,655,032 4,784,660 61,853,662
C. Achievable Penetration Rate (ADivided by B) . 2.02% 6.63% 14.77% 1.14%

7

The penetration rates are based upon demand for “public and private pay”. The inclusion of
“public pay” demand significantly impacts the nursing home sector, and has a lesser but still
notable impact upon the other two sectors. It is important to note that in states where Medicaid
Waivers and/or other public pay alternatives are not available, these penetration rates may not
be realized. These demand estimates, derived from the most complete and authoritative study of
_national demand in existence, will be used as the basis for estimating demand in the subject’s

market area.

IRR has been evaluating seniors housing facilities since the mid 1980s. Over the yearé, we have
worked with many of the most prolific developers of seniors housing in the nation including
Sunrise Senior Living, Holiday Retirement, Senior Resource Group, Emeritus, Capital Senior Living,
etc. Most of the successful developers and operators of private pay seniors housing target the
adult child population (peréons age 45 to 64). In our tours of literally hundreds of facilities
nationally, we always ask the source of residents, and also ask how often the decision is made by
an adult child caregiver. In most instances, the adult child caregiver is noted as being the primary
decision maker, and in many markets more than 50% of the residents are brought in from outside
the PMA by adult child caregivers that live in the PMA (i.e. Target Group 4 / Adult Children). Thus,
in our analysis, the adult child market {Target Group 4) is given considerable weight.

We have also “field tested” the penetration rates derived from The Case for Investing in Seniors
Housing and Long Term Care Properties with Updated Projections in the preparation of more than
3,000 market studies and appraisals of seniors housing assets prepared over the past 10+ years.
We have found these penetration rates to be excellent predictors of actual market conditions. In
other words, when our demand analysis indicated there to he an undersupply, we typically found
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high market occupaney levels indicating unmet demand. Alternatively, when our demand model
showed an oversupply, we have typically seen low market occupancy levels.

DEMAND ESTIMATES

The following table shows the estimated number of persons or households in each target group
for a number of time periods, and the indicated demand for each period based upon the
penetration rates previously discussed.

Demand For Assisted Living

Target Group 1- Persons Age 65+

Item Year
2014 2015 2016 2017 2018 2019 2024
A.PMAPersons Age 65+ 28,146 29,529 30,913 32,256 33,680 35,063 43,680
8. Achievable Penetration Rate 2.02% 2.02% 2.02% 2.02% 2.02%  2.02% 2.02%
C.Indicated Market Area Demand (AXB) * 568 596 624 652 680 708 881
Target Group 2 - Households Age 75+
Year
item
2014 2015 2016 2017 2018 2019 2024
A.PMAHHs Age 75+ 8,422 8,654 8,966 9,235 9,511 3,783 11,364
8, Achlevahble Penetration Rate 6.63% 6.63% 6.63% 6.63% 6.63% 6.63% 6.63%
C.Indicated Market Area Demand (AXB) 558 576 5594 612 630 648 753
Target Group 3 - Households Age 75+ With Income $25,000+
item Year
2014 2015 2016 2017 2018 2019 2024
A.PMAHHs Age 75+ W /Inc.$25,000+ 5,290 5,498 5,706 5,913 6,121 6,329 7,572
B. Achievable Penetration Rate 14.76% 14.76% 14.76% 14.76% 14.76% 14.76% 14.76%
- C.Indicated Market Area Demand (AXB) 781 811 842 873 © 803 934 1,118
Target Group 4 - Persons Age 45-64 (Adult Children)
Year
Item
2014 2015 2016 2017 2018 2018 2024
A.PMAPersons Age 4564 55,520 57,077 58,635 60,192 61,750 63,307 72,186
B. Achievable Penetration Rate 1.14% 1.14% 1.14% 1.14% 1.14% 1.14% 1.14%
C.Indicated Market Area Demand (AXB) 633 651 668 - 686 704 i 722 823
Demand Conclusions
Year
Item
2014 2015 2016 2017 2018 2019 2024
Indicated Demand 707 731 755 779 804 823 970
Adjustment for Local Market Conditions 0% 0% 0% 0% 0% 0% T 0%
Concluded Demand 707 731 755 . 778 804 828 970

The demand indication for each Target Group is independent of the other three demand
indications. In this case, our final demand conclusions is weighted 50% to Target Group 3 (age and
income qualified seniors) and 50% to Target Group 4 (adult children). These two indications of
demand are the best indicators of demand for private pay seniors housing.
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COMPARISON OF SUPPLY AND DEMAND

The following table summarizes our conclusions of supply and demand for assisted living:

Comparison of Supply and Damand For Assisted Living

ltem bl ;
2014 2015 2016 2017 2018 2019 2024
A. Indiated Demand 707 731 755 779 804 828 970
B. Less Exisiing Supply 750 755 768 768 768 768 768
C. Exsiing Unmet Demand or Oversupply 43 -24 -3 i1 36 60 202
D. Addiions/Subtractions to Supply 5 13 0 NA. A, N.A N.A,
E. Unmet Demand After Additions 48 -37 43 i1 36 60 202

Our analysis indicates the PMA to have a modest oversupply of assisted living in the current year.
However, the PMA is growing, so the demand model shows increasing demand. There are four
known assisted living projects, other than the subject, forecast to potentially come online within
the PMA during the next 24 months. Due to the various locations in relation to the subject, the
_projecis will be considered only partially competitive within the PMA. Of the competitive pipeline
supply, 5 new beds are schedule for delivery in 2014 leaving an oversupply of 48 beds. In 2015,
there will be 13 new beds added to the market resulting in an oversupply of 37 assisted living
beds.

As noted previously, demand for dementia care is a subset of overall assisted living demand.
Dementia care facilities are normally licensed the same as "standard" assisted living facilities.
Furthermore, it is relatively easy for facilities to begin or cease providing specialized dementia
care since the physical plant requirements are not significantly different, and since the license is
not different. We have previously determined demand for all assisted living, including dementia.

As of the fourth quarter of 2013, NIC MAP reported that there were 195,946 assisted living units
and 51,590 dementia care units in the Top 31 metro markets. The combined assisted living supply
count inclusive of dementia care was 247,536 units. The dementia care assisted living supply
figure in turn equated to 20.8% of the total assisted living supply figure. The average occupancy
was 90.3% for assisted living and 88.4% for dementia care, indicating that demand hetween the
two segments is near a balanced level. Thus, based upon this comparison, dementia care demand
would be 20.8% of total demand for assisted living. .

However, we believe this provides just a starting point, and in fact understates potential demand
for dementia care for several reasons. Firstly, dementia care units are much more likely to be
semi-private than traditional assisted living, and the statistics noted ahove are based upon units,
not beds. Thus, the quantity of dementia units above has a much higher level of double
occupancy, thus the demand on a bed, rather than unit basis, would be much higher as a percent
of total demand. Furthermore, many residents of traditional assisted living have mild to moderate
dementia, and would be better suited for residency in a demeniia facility, but the supply of
dementia care units is lacking in many markets. Major operators of dementia care suchas JEA and
Benchmark helieve that demand for dementia care is as high as 30% of total assisted living
demand. Based upon this, we will estimate demand for dementia care at 30% of total demand.
For dementia care assisted living, the supply and demand conclusions are shown below utilizing
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30% of the overall assisted living demand for dementia care. Note that according the Alzheimer’s
Association more than 50% of residents within assisted living homes have some form of dementia
or cognitive impairment. However, in some cases the dementia is mild and does not necessitaie
the resident heing in a 100% secure dementia care unit.

The following table summarizes our conclusions of supply and demand for dementia care:

Comparison of Supply and Demand For Dementia Assisted Living

— Year

2014 2015 2016 2017 2018 2019 2024
A, Indicated Demand 212 219 227 234 241 248 201
B. Less Bxisting Supply S 193 194 196 196 186 - 196 196
C. Existing Unm et Demand or Oversupply 19 25 31 38 45 52 95
D, Ad ditions/Subtraciions to Supply 1 2 0 N.A. N.A. N.A N.A.
E. Unmet Demand After Additions 18 23 31 38 45 52 a5

Our analysis indicates the PMA to have a modest undersupply of assisted living in the current year
with unmet demand for 19 beds. However, the PMA is growing, so the demand model shows
increasing demand. There are two known assisted living projects, other than the subject, forecast
to potentially come online within the PMA during the next 24 months. Due to the various
locations in relation to the subject, the projecis will be considered only partially competitive
within the PMA. Of the competitive pipeline supply, 1 new bed is scheduled for delivery in 2014
leaving an undersupply of 18 bheds. In 2015, there will be 2 new beds added to the market
resulting in an undersupply of 23 assisted living beds. '

SuPPLY AND DEMAND CONCLUSION

The PMA is a growing market. There are low barriers o entry in this market. Our anaiysis shows
the assisted living market to be oversupplied. Based upon.our analysis, we conclude the market
does not have currently have depth to supportan additional assisted living facility at this time.
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APPROPRIATENESS OF APPLICATION
AND

CONSTITUTIONAL ASSERTIONS -

The refusal to approve the Re-Zoning requested will result in a taking of the
Applicant’s valuable property rights in violation of the just compensation clause of
the Constitution of Georgia 1983, Article 1, Section 3, Paragraphl and the just
compensation clause of the Fifth Amendment to the United States Constitution.
Further, such refusal to approve the requested Re-Zoning discriminates in an
al*bitrély, unreasonable, capricious and unconstitutional manner between the
Applicant and owners of similarly situated property in violation of Article 1,
Section 1, Paragraph 2 of the Constitution of the State of Georgia and in violation
of the Equal Protection Clause of the Fourteenth Amendment to the United States
Constitution. Additionally, such refusal to approve the requested Re-Zoning
would constitute a gross abuse of discretion and would constitute a violation of the
Applicant's rights to substantive and procedural due process as guaranteed by the
Constitution of the State of Georgia 1983, Atticle 1, Section 1, Paragraph 1 as well -

as the Fifth and Fourteenth Amendments to the United States Constitution.

Any approval of this Re-Zoning request subject to conditions which are different

from the conditions requested by the Applicant, to the extent such different

{00040153.DOC}



conditions would have the effect of further restricting the Applicant's utilization of
the subject property would also constitute an arbitrary, capricious and
discriminatory act and would likewise violate each of the provisions of the

State and Federal Constitutions set forth herein above. The refusal to e;pprove this
requested Re-Zoning \?;fould result in a 1‘eal, substantial and significantly
detrimental hardship to be borne by the Applicant without any corresponding
public benefit or legitimate connection to public health, safety, morals and genéral
welfare. The community at large will not be affected by the approval of the

requested Re-Zoning.
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TO:

FROM:

DATE:

MEMORANDUM

Linda Abaray, Senior Planner
City of Sandy Springs, Department of Community Development

Monica Robinson, B.S., M.B.A., Environmental Planner
Department of Health and Wellness, Office of the Director

May 6, 2014

SUBJECT:

Zoning Comments for May 2014

AGENDA
_ ITEM

ZONING COMMENTS

201300687

The Fulton County Department of Health and Wellness will require that the applicant connects the
proposed mixed-use development to public water and public sanitary sewer available to the sife.

Since this proposed development constitutes a premise where people work, live, or congregate, onsite
sanitary facilities will be mandatory, prior to use or occupancy.

This development must comply with the Fulton County Code of Ordinances and Code of Resolutions,
Chapter 34 — Health and Sanitation, Article Il - Smokefree Air.

If this proposed development includes a food service facility as defined in Fulton County Code of
Ordinances and Code of Resolutions, Chapter 34 — Health and Sanitation, Article V —Food Servics,
the owner must submit kitchen plans for review and approval by this department before issuance ofa
building permit and beginning consiruction. The owner must obtain a food service permit prior to
opening. :

Tfthis proposed development includes a public swimming pool as defined in the Fulion County Code of
Ordinances and Code of Resolutions, Chapter 34 — Health and Sanitation, Article X1 — Swimming
Pools and Natural Bathing Beaches including spas, whirlpools, efc., the owner or confractor must
submit plans for review and approval by this department and must obtain a Department of Health and |
Wellness permitto construct before issuance of a building permit. Also, the owner of the facility must
obtain a Department of Health and Wellness permit to operate the pool prior to opening.

Since this proposed development includes a tourist accommodation, as defined in the Depariment of
Buman Resources rules and regulations for tourist accommodations as adopted by Fulton County as the
Fulton County Code of Ordinances and Code of Resolutions, Chapter 34 — Health and Sanitation,
Article XIIT — Tourlst Accommodations, is proposed, the owner or confractor must submit plans for
review and approval by this department before issuance of a building permit and beginning
construction. The owner must obtain a tourist accommodation permit prior to opening.

This Department is requiring that plans indicating the number and location of outside refuse containers
along with typical details of the pad and approach area for the refuse containers be submitted for
review and approval. i

201401133

The Fulton County Department of Health and Wellness will require that the applicant comnects the

proposed apartment development to public water and public sanitary sewer available to the site.

Since this proposed development constitutes a premise where p eople work, live, or congregate, onsite
sanitary Tacilities will be mandatory, prior to use or occupancy.

Ifthis proposed development includes a public swimming pool as defined in the Fulton County Codeof |

"Ordinances and Code of Resolutions, Chapter 34 — Health and Sanitation, Article XTI — Swimming

Pools and Natural Bathing Beaches including spas, whirlpools, efc., the owner or coniractor must
submit plans for review and approval by this department and must obtain a Department of Health and
Wellness permit o construet before issuance of a building permit. Also, the owner of the facility must
oblain a Department of Health and Wellness permit o operate the peol prior to opening.

This Department is requiring that plans indicating the number and lo cation ofoutside refuse containers
along with typieal details of the pad and approach area for the refuse containers be submitted for

review and approval.
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201401164

The Fulton County Department of Health and Wellness will require that the appliéant connects the
proposed assisted living development to public water and public sanitary sewer available to the site.

Since this proposed development constitutes a premise where people work, live, or congregate, onsite
sanifary facilities will be mandatory, prior o use or occupancy.

This develdpment must comply with the Fulton County Code of Ordinances and Code of Resolutions,
Chapter 34 — Health and Sanitation, Atticle IIT— Smokefres Air.

If this proposed development includes a food service facility as defined in Fulton County Code of
Ordinances and Code of Resolutions, Chapter 34 — Health and Sanitation, Article V— Food Service,
the owner must submit kitchen plans for review and approval by this depariment before issuanceof a
building permit and beginning construction. The ovwmer must obtain a food service permit prior to
opening. ’

This Department is requiring that plans indieating the number and location of outside refuse containers
along with typical details of the pad and approach area for the refuse containers be submitted for
review and approval.

Tfthere are existing structures that will be demolished, this department is requiring that those structures

be inspected by a cerfified pest control operator to insure that the premise is rat free. If evidence of
rodent infestation is found, the property must be baited prior to demolition.

201401170

The Fulton County Department of Health and Wellness will require that the applicant connects the
proposed condominium development to public water.and public sanitary sewer available fo the site.

Since this proposed development constitutes a premise where people work, live, or congregate, onsite
sanitary facilities will be mandatory, prior to use or occupancy.

Tfthis proposed development includes a public swimming pool as defined in the Fulton County Code of
Ordinances and Code of Resolutions, Chapter 34 — Health and Sanitation, Article X1 — Swimming
Pools and Natural Bathing Beaches including spas, whirlpools, efc., the owner or contractor must
submit plans for review and approval by this department and must obtain a Department of Health and
Wellness permit to construet before issuance of 2 building permit. Also, the owner of the facility must
obtain a Department of Health and Wellness permit to operate the pool prior to opening.

This Department is requiring that plans indicating the number and location of outside refuse containers
along with typical details of the pad and approach area for the refuse containers be subiitted for
review and approval. .

201401173

The Fulton County Department of Health and Wellness will require that fhe applicant connects the

“proposed development to public water and public sanitary sewer available to the site.

Since this proposed development constitutes a premise where people work, live, or congregate, onsife
sanitary facilities will be mandatory, prior io use’Gr occupaicy.

This development must comply with the Fulton County Code of Ordinances and Code of Resolutions,
Chapier 34 — Health and Sanitation, Article ITl— Smokefiee Air.

If this proposed development includes a food service facility as defined in Fulton County Code of
Ordinances and Code of Resolutions, Chapter 34 — Health and Sanitation, Article V —Food Service,
the ovmer must submit kitchen plans for review and approval by this department before issuance ofa
building permit and beginning construction. The owner must obtain a food service permit prior fo
opening. )

This Department is requiring that plans indicating the number and location of oufside refuse containers
along with typical details of the pad and approach area for the refuse containers be submitted for
review and approval. '

The Fulton County Department of Health and Wellness recommends this facility meet all permit
requirements for child care learning centers under Bright from the Start: Georgia Deparimentof Early

Care and Learning.
Tfthere are existing structures that will be demolished, this department is requiring that those structures

be inspected by a certified pest confrol operator to insure that the premise is rat free. If evidence of
rodent infestation is found, the property must be baited prior to demolition.
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201401257

Since this proposed development constitutes a premise where people work, live, or congregate, onsite
sanitary facilities will be mandatory, prior fo use or occupancy.

This development must comply with the Fulton County Code of Ordinances and Code of Resolutions,
Chapter 34 — Health and Sanitation, Article Tl — Smokefree Air.

Since this site is served by public water and public sanitary sewer and adequale facilities ate required,
the Department of Health and Wellness recommends that the appropriate jurisdiction conducts an
inspection of the internal plumbing to assure that the facilities are appropriate for the proposed use.

If this proposed development includes a food service facility as defined in Fulton County Code of
Ordinances and Code of Resolutions, Chapter 34 — Health and Sanitation, Atticle V —Food Service,
the owmer must submit kitchen plans for review and approval by this department before issuance of a
building permit and beginning construction. The owner must obiain a food service permit prior to
opening.

This Department is requiring that plans indicating the number and location of outside refuse containers
along with typical details of the pad and approach area for the refuse containers be submitted for
review and approval.
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Fulton County Propexty Profil ' a4 Page 1 of 2

Property Profile for 305 CARPENTER DR

Properiy Tax Information

Tax Year 23

Parcel ID 7 030000020251

. cPopeiyMies 305 CARPIHTER DR
- Ovmey ZAKED] 25AS0UD EV AL

Bailing Address 5201 ROSWHALL ED ATLANTAGA

Total Appraial $350.600

Improvement Anpraisal 0

Lznd Appraial 350,000

Assessment $140,000

Tax DBt 59

i=nd Area 1.18%3%ac

Proparty (as : Commendal Lols

landUseClass - Commercial Awiliary
Improvements

TAD

D

Zoming

OCresiay District .

2030 Fuhae Development it ayaiabie

Political
Sandy Springs

Commission District 4

Creamission Parstn Ton Lowe

Coungl District - potaeiable

Oyl Pesson rot auailalie

Vpting Precinit SSA7C

Poll Lecetion Hammond Park Gym, 7065 Hammond -
Drive He

State Senate District i

Siate Hose Dstict 02D

School Zenes

Elementary Sthoel 1ahe Forest

Néddle Sthool Ridzeview

i High Schnal Rivenvood

Oiher Infermation :

ZEp Upde 3m23

UCensus Tradk® 10110

in Less Developed ConuaTrack Ho

http:/faisapps/dov/PropestyProfile/PropatyProfileSimple. himl2pin=17%20009000020961 .. 05/06/2014



Fulton Connty Propeity Profile | | A Page 10f2

Property Profile for 0 _CARPEﬁTER DR

Properiy Tax Information

TaxYesr piij
Parcel @ 17 DI2E0DD20334
Propeviy Afdesy 0 ZRPRINIR DR
Dweney FOUR 778D IR0 (2R
DRVEUC
Baiitng Addness SH ROSWELL BED ATLANTA GA
Toiel Appraisal 350,000
Improvesnent Appraisal 0
Lznd Appraizl $150,080
Hzsessment 320,000
Tax Bisteick 52
l=nd Avea DAY aC
Popesiy (lass Tommerncial lots
Egmad Use Olass Voot Comnenial land
TAD
D
Zoning
Zoamns Ulass ot evailetle
Ovesisy Distriot
202D Fufinve Pevelopmast st meaiiable
Patitical
Mumicpality Sangy Sprinss
Commiasion Distact 4
Compmission Persm Tom Lowe
Coundcil Ditrict not availsbis
Couresl Persan not aailble
Voiing Prednot S1C
2ol inzation Highpoint Hlemsntary Schonl, 530
Grecaland Bd
Congressional Bistrick L1:17
. Siate Senste Distact i)
Sehool Zones
Elementany Sthes] I=¥e Forest
Kiddle Schoal Rideeyinw
High Schoal Rivanwond
Other Information .
Zip Code : 30218
{enmsTiect 101.3D

inless Doveloped fonms et Mo

hitp:-Hgisapps/des/PropertyProfile/PropertyPeofileSimple himl?pir=17%20009000020334... 05/08/2014



Where Stodents Come! First:

|

Fulton Coun‘ﬁy Schools - Rezoning Impact Statement

4/16/2014

SEe e R T

PETITION: 201401132

USE

# UNITS

Single-family detached

[ o |

AR

‘ , | :

,:’_Ji JURISDICTION: SanFiy Springs Townhouse / Condo 0

/ | Apartments 120

| | PROJECTED PROJECTED UNDER/OVER CAPACITY.S
i | RASELINE ESTIMATED # NEW .

: HOME SCHOOL ENROLLMENT * | CAPACITY” | STUDENTS GENERATED WITHOUT DEV WITH DEV

| Lake Forest Es 948 1,008 850 0 to 89 98 to 156 98 to 245
ﬁ Ridgeview M 1,161 1,233 1200 0 1o 20 © 39 to 33 39 to B3
J, Riverwood HLS 1,853 1,649 1325 4 to 25 228 to 324 222 o 249
| I

! TOTAL | 4 to 184

‘. HS REGION: Riverwodd HS AVERAGE - 1 STD DEV AVERAGE * 1 STD, DEV. ’

One single-family deflached unit generates: 0.013091 | to [ 0.208131 | elementary school lstudents

| | 0.000000 to || 0.056933 | middle school students

| | 0.000000 ] o [ 0.162666 | high school studenfs

- One townkouse unit generates: [ 0.007704 ]t | 0.089494 | elementary school students

' ! \ 0.000000 | to | 0.039527 | midcle school students

Ei @ | 0.007502 | o [ 0.107628 | high school studenys

: 1 -

L‘ One apaJTfment unit generates: | 0.000000 to | 0.737742 | elementary school students

b i { 0.000000 to . [ 0.167478 | middle school students

” | | 0.036368 o [ 0.207204 | high school sfudenks

AVERAGE OPERATIONAL COST PER STUDENT (FY14):

Tt z

| ToTAL cosT:$12,288

PORTION LOCAL REVENUE SOURCES: $8,209

PORTION STATE AND OTHER REVENUE SO

URCES: $4,077

B Georgin Department of Edncation state capacity.

* State eapacity indicates sp r};ce.

W

|

A Projected envollment for ﬂié 2014-15 sehool year based on forecasted enrollment.

C Positive values indicate numbers of students o facility is over state capacity / negative values indicate number of stduents e fucility is under state capacity.
However due to the nuunber of special prograrnms,

poriable classrooms or other measures may be needed fo accommodate the instructional needs of the schaol,
! ‘.
" Student yields are caleulated anvvally based on geocode of enrolled FCS students in built-out developnients within the high school zone in which the proposed development Is

ocated.
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