
 
 

  

  

 
 

 
 
 

 

 

 

 
 

 

               
              
                 
 

  
  

 

 


 



 

	 









	 









DEPARTMENT OF THE ARMY 
SAVANNAH DISTRICT, CORPS OF ENGINEERS 

1590 ADAMSON PARKWAY, SUITE 200 
MORROW, GEORGIA 30260 

Regulatory Division 
SAS-2015-00577 

JOINT PUBLIC NOTICE
 
Savannah District/State of Georgia 


    This Joint Public Notice announces a request for authorizations from both the U.S. 
Army Corps of Engineers and the State of Georgia.  The applicant's proposed work may 
also require local governmental approval.  The comment period for the Department of 
the Army Permit application will close 30 days from the date of this public notice. 
Written comments, including suggestions for revisions or objections to the proposed 
work, stating reasons thereof, are being solicited from anyone having interest in this 
permit, and must be submitted so as to be received on or before the last day of the 
comment period. Written comments concerning the Department of the Army Permit 
request must reference the Applicant's name and the Permit Application Number, and 
be forwarded to the U.S. Army Corps of Engineers at the above address. 

    The Savannah District has received an application for a Department of the Army 
Permit, pursuant to Section 404 of the Clean Water Act (33 U.S.C. § 1344), as follows: 

Application Number: SAS-2015-00577

 Applicant: Robert Worthington 

Worthington-Hyde 


        3930 East Jones Bridge Road, Suite 145 

     Norcross, Georgia 30092 


Agent: 	 Micah Whiteside 

Corblu Ecology Group, LLC 

3225 South Cherokee Lane, Building 800 


  Woodstock, Georgia 30188 


Location of Proposed Work:  The project site is a 9.6-acre property located southwest 
of the intersection of Windward Parkway and Northpoint Parkway in Alpharetta, Fulton 
County, Georgia (Latitude 34.087821, Longitude -84.258517). 

    Description of Work Subject to the Jurisdiction of the U.S. Army Corps of Engineers: 
The proposed work is construction of a mixed-use and public transit oriented retail and 
commercial center including a hotel, offices, and attendant features.  As proposed, the 
project proposes to fill 1.32 acre of wetland for site grading, and to pipe 1,692 linear feet 
of stream for site development, including construction of buildings, parking and 
attendant features. Compensatory Mitigation was calculated using the Savannah 
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District Mitigation Standard Operating Procedures and the applicant proposes to 
purchase 7.39 wetland credits and 8,206.2 wetland credits to compensate for the 
proposed impacts to waters of the United States.  

BACKGROUND 

    A preliminary jurisdictional determination was issued for the Windward Point property 
by Savannah District, U.S. Army Corps of Engineers, Regulatory Division on September 
28, 2015. The site contains four (4) intermittent streams totaling 1,692 linear feet and 
one (1) wetland covering 1.32 acre, and the ecological value of these was considered 
low due to past land use and channelization, sedimentation and erosion, and the 
surrounding urban environment. The site is currently undeveloped, covered in areas of 
mid-successional forest, and is zoned for commercial development.  

STATE OF GEORGIA

 Water Quality Certification: The Georgia Department of Natural Resources, 
Environmental Protection Division, intends to certify this project at the end of 30 days in 
accordance with the provisions of Section 401 of the Clean Water Act, which is required 
for a Federal Permit to conduct activity in, on, or adjacent to the waters of the State of 
Georgia. Copies of the application and supporting documents relative to a specific 
application will be available for review and copying at the office of the Georgia 
Department of Natural Resources, Environmental Protection Division, Watershed 
Protection Branch, 2 MLK Jr. Drive, Suite 418, Atlanta, Georgia  30334, during regular 
office hours. A copier machine is available for public use at a charge of 10 cents per 
page. Any person who desires to comment, object, or request a public hearing relative 
to State Water Quality Certification must do so within 30 days of the State's receipt of 
application in writing and state the reasons or basis of objections or request for a 
hearing. The application can also be reviewed in the Savannah District, U.S. Army 
Corps of Engineers, Regulatory Division, at the above address. 

    State-owned Property and Resources: The applicant may also require assent from 
the State of Georgia, which may be in the form of a license, easement, lease, permit or 
other appropriate instrument. 

U.S. ARMY CORPS OF ENGINEERS 

    The Savannah District must consider the purpose and the impacts of the applicant's 
proposed work, prior to a decision on issuance of a Department of the Army Permit. 

Cultural Resources Assessment: Review of the latest published version of the 
National Register of Historic Places indicates that no registered properties or properties 
listed as eligible for inclusion are located at the site or in the area affected by the 
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proposed work. A Phase I archeological survey was conducted and one historic 
archeological site was recorded during the investigation and the survey will be 
coordinated with the State Historic Preservation Office.  

Endangered Species: Pursuant to Section 7(c) of the Endangered Species Act of 
1973, as amended (16 U.S.C. § 1531 et seq.), we request information from the U.S. 
Department of the Interior, Fish and Wildlife Service, the U.S. Department of 
Commerce, National Oceanic and Atmospheric Administration, National Marine 
Fisheries Service; or, any other interested party, on whether any species listed or 
proposed for listing may be present in the area. The project is not located within the 
known hibernacula area for Northern Long-Eared Bats.  

Public Interest Review: The decision whether to issue a permit will be based on an 
evaluation of the probable impact including cumulative impacts of the proposed activity 
on the public interest. That decision will reflect the national concern for both protection 
and utilization of important resources.  The benefit, which reasonably may be expected 
to accrue from the proposal, must be balanced against its reasonably foreseeable 
detriments. All factors, which may be relevant to the proposal will be considered 
including the cumulative effects thereof; among those are conservation, economics, 
aesthetics, general environmental concerns, wetlands, historic properties, fish and 
wildlife values, flood hazards, flood plain values, land use, navigation, shoreline erosion 
and accretion, recreation, water supply and conservation, water quality, energy needs, 
safety, food and fiber production, mineral needs, considerations of property ownership 
and in general, the needs and welfare of the people. 

    Consideration of Public Comments: The U.S. Army Corps of Engineers is soliciting 
comments from the public; federal, state, and local agencies and officials; Native 
American Tribes; and other interested parties in order to consider and evaluate the 
impacts of this proposed activity.  Any comments received will be considered by the 
U.S. Army Corps of Engineers to determine whether to issue, modify, condition or deny 
a permit for this proposal. To make this decision, comments are used to assess 
impacts on endangered species, historic properties, water quality, general 
environmental effects, and the other public interest factors listed above.  Comments are 
used in the preparation of an Environmental Assessment and/or an Environmental 
Impact Statement pursuant to the National Environmental Policy Act.  Comments are 
also used to determine the need for a public hearing and to determine the overall public 
interest of the proposed activity. 

    Application of Section 404(b)(1) Guidelines: The proposed activity involves the 
discharge of dredged or fill material into the waters of the United States.  The Savannah 
District's evaluation of the impact of the activity on the public interest will include 
application of the guidelines promulgated by the Administrator, Environmental 
Protection Agency, under the authority of Section 404(b) of the Clean Water Act. 
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 Public Hearing: Any person may request, in writing, within the comment period 
specified in this notice, that a public hearing be held to consider this application for a 
Department of the Army permit. Requests for public hearings shall state, with 
particularity, the reasons for requesting a public hearing.  The decision whether to hold 
a public hearing is at the discretion of the District Engineer, or his designated appointee, 
based on the need for additional substantial information necessary in evaluating the 
proposed project. 

Comment Period: Anyone wishing to comment on this application for a Department 
of the Army Permit should submit comments in writing to:  Commander, U.S. Army 
Corps of Engineers, Savannah District, Attention:  Holly Ross, 1590 Adamson Parkway, 
Suite 200, Morrow, Georgia 30260-1777, no later than 30 days from the date of this 
notice. Please refer to the Applicant's name (Worthington-Hyde) and the application 
number (SAS-2015-00577) in your comments. 

    If you have any further questions concerning this matter, please contact Holly Ross at 
678-422-2727 or holly.a.ross@usace.army.mil. 

**Encls 
1. Project Summary (2 pages) 
2. Project Information (17 pages) 
3. Location Map 
4. Alternative Sites Locations 
5. Delineated Waters of the US Map 
6. Impacts to Waters of the US Map 
7. Alternative Site Configurations (3 pages) 
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Individual Section 404 Application August 10, 2016 

Windward Point Development CEG Project No. 02-031915 


EXECUTIVE SUMMARY 


Windward Mill, LLC proposes to permit and develop a commercial mixed-use project on 

an approximately 9.6-acre property located in Fulton County, Georgia. The proposed 

project consists of grading and development of the Windward Point project site needed 

to construct a commercial retail center. The project site is located near the southwestern 

quadrant of Windward Parkway and Northpoint Parkway intersection in Alpharetta, 

Georgia (Figure 1 ). 

Corblu Ecology Group delineated the extent of waters of the U.S. on the project site in 

April 21, 2015 and verified by the U.S. Army Corps of Engineers (USACE) on September 

28, 2015 (File No. SAS-2015-00577; Appendix A). The project site contains four 

intermittent streams and one wetland. 

The development of a viable retail/commercial center, to include a hotel, offices, and 

associated attendant features will result in unavoidable impacts to waters of the U.S. 

The proposed impacts have been avoided/minimized to the maximum extent possible to 

accommodate the project need and purpose. 

Based on field surveys and review of existing literature concerning federally protected 

species, the project site does not contain federally threatened or endangered species; 

therefore, site development activities are not anticipated to adversely affect protected 

species. 

R.S. Webb & Associates (RSWA) conducted a Phase I Cultural Resources field survey 

of the project site in March 2016. Based on the results of the Phase I field survey, the 

proposed project site contains one archeological resource that was considered ineligible 

for the National Register of Historic Places. Therefore, the proposed project is not 

anticipated to adversely affect NRHP-listed resources or resource eligible for NRHP 

listing. 

Six alternative project sites were investigated to identify the least environmental 

damaging and most practicable alternative site that meets the project's purpose and 

need and the required project site selection criteria. The 9.6-acre site (known as the 

Windward Point Development site) with respect to environmental impacts, practicability, 
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and project purpose and need was determined to be the most viable alternative. An 

alternative development plan within the Windward Point development site, in addition to 

the proposed site plan, was evaluated for the preferred alternative site to identify a plan 

that would meet the purpose and need of the project while minimizing and avoiding 

impacts to waters of the U.S. 

The proposed development will result in unavoidable impacts to 1,692 linear feet of 

intermittent stream and 1.32-acres of wetland. Compensatory mitigation will be from an 

approved bank(s) in the primary service area per the USACE, Savannah District 

mitigation guidelines (i.e., Upper Chattahoochee River Basin; HUC- 03130001). 

Below is a summary table of project information: 

Table 1. Project Summary Information 

Existing Site Information 

Total Site Acreage ±9.6 

Total Linear Feet of Perennial Streams 0 

Total Linear Feet of Intermittent Streams 1,692 

Total Wetland Acreage 1.32 

Total Open Water Acreage 0 

Proposed Site Development 

Total Acres Developed ±9.6 

Total Linear Feet of Perennial Stream Impacts 0 

Total Linear Feet of Intermittent Stream Impacts 1,692 

Total Acres of Wetland Impacts 1.32 

Total Acres of Open Water Impacts 0 
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Windward Point Development CEG Project No. 02-031915 


1.0 INTRODUCTION 

1.1 PROJECT LOCATION 

Windward Mill, LLC proposes to develop the approximately 576,600 square feet (ft2) 

Windward Point commercial, retail, hotel, and office development near the southwestern 

quadrant of Windward Parkway and Northpoint Parkway intersection in Alpharetta, 

Georgia (Figure 1). The project site is located at 34.087821° north and -84.258517° 

west located in HUC 03130001, Upper Chattahoochee River drainage basin. 

1.2 PROJECT PURPOSE/NEED 

The Windward Point development brings the opportunity to create a dynamic mixed-use 

environment and transit oriented development to the City of Alpharetta, more specifically 

the Windward Community within the City. Alpharetta has seen dramatic population and 

income growth driving the need to provide more quality mixed-use projects to serve its 

needs. The project is located on 9.6 acres that are adjacent to the Windward MARTA 

Park and Ride location, which is slated for a future MARTA rail station. The project's 

access and connectivity is unparralled with its adjacent road network of GA 400, 

Windward Parkway, and Northpoint Parkway coupled with public transportation (i.e., 

MARTA) when compared to the surrounding area. Approximately 200,000 cars pass the 

proposed development site each day. 

The project is the front door to the Windward Community immediately adjacent to the GA 

400 - Windward Parkway northbound exit. The site is entitled by zoning approvals for a 

250,000 ft2 office building and a 250 room hotel. The project has been designed to a 

"walkable project" which features commercial, retail, office retail, and residential in 

proximity (five minute walk/1,000 feet) and juxtaposition to one another to allow full 

accessibility by pedestrian travel coupled with public transportation (i.e., MARTA). At 

present, such walkable or pedestrian projects are absent in most suburban communities 

to include Windward, that are defined and depend solely on automobile transportation. 

The proposed mixed-use project which couples pedestrian and public transit travel, are 

much needed options to historic development patterns in the north Fulton 

County/Alpharetta area. For all of the above reasons, Windward Point offers the 

Windward Community continued progress and innovation at a time that much activity is 

focused on Atlanta's urban core. 
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As the workforce, transitions to the millennial generation, which embrace walkability and 

public transit, the development will attract and keep this key demographic from the 

current trend of migrating to Atlanta's urban core or other similar urban centers, and will 

maintain the economic viability of Alpharetta and north Fulton County. Alpharetta civic 

leadership and citizens are positioning its workforce and employers as a "Technology 

Hub of the South" with many leading technology companies choosing to locate their 

headquarters within its borders. The millennial demographic is a key employee 

component to the technology companies and providing environments such as Windward 

Point development will further this objective to grow and retain this employer/employee 

base and economic viability of Alpharetta/North Fulton. 

The proposed hotel component of the project is located on a prominent corner at GA 400 

and Windward Parkway. No new hotels have been added to the submarket in over 10 

years, resulting in needed hotel accommodations to meet current and future demand, 

attract visitors and businesses, as well as provide an alternative to the current inventory 

of aged hotels in Windward Community. The hotel, as well as the associated retail and 

commercial offerings of the development, are key generators for new employment 

opportunities, an attraction for visitors (and their dollars) and additional tax revenues that 

are needed to support numerous public interest needs in Alpharetta and north Fulton 

County (i.e., public health and safety, schools, libraries, etc.). Additionally, the local 

government approvals require a minimum of 3500 ft2 of meeting space at the subject 

hotel due the lack of meeting space in greater Alpharetta Area. Direct access to public 

transit (i.e., MARTA) allows the hotel to appeal to a greater audience (including business 

and leisure travelers from Hartsfield/Jackson Airport), as other hotels in the market 

require a lengthy walk or vehicular access to MART A. The hotel also will have synergies 

with the adjacent office users by providing on-site option for business travelers, as well 

as leisure travelers seeking to be close to the large residential community of Windward 

and local attractions. 

The 250,000 ft2 office building will be "corporate headquarters" to a corporate user(s) 

and bring additional jobs once completed. Older office stock in the area has functional 

challenges with changes in current required office user patterns on layout, floor plate 

size, which enhance collaboration of the workforce. No longer are tenants seeking a 

building in an island of parking disconnected from the surrounding area. Priorities for 
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office users today are centered on walkability (s 5 minutes or s 1,000 feet) to nearby 

amenities and direct access to public transit (e.g., MARTA); the proposed project will be 

the first of its kind in the Windward Community and north Fulton County/Alpharetta area. 

Current office buildings within Windward were developed 10 plus years ago are 

segregated to office parks separated from walkable amenities and rely solely on 

vehicular access. 

2.0 SITE ASSESSMENT 

2.1 CURRENT SITE CONDITIONS 

The 9.6-acre project site is located near the southwestern quadrant of Windward 

Parkway and Northpoint Parkway intersection in Alpharetta, Georgia (Figure 1 ). The 

majority of the project site is currently undeveloped, with areas of mid-successional 

forest. The wetland on the project site occupies the location of a former (relic) pond, 

with a vegetative complex that can be characterized as an early-successional scrub

shrub wetland, approximately 1.32-acres in size. Dominant observed vegetation 

includes black willow (Salix nigra), river birch (Betula nigra), hazel alder (A/nus 

serru/ata), and false nettle (Boehmeria cylindrica). 

The jurisdictional waters on site drain to Camp Creek, approximately 0.8 miles down

gradient of the project site via an unnamed tributary. Camp Creek is a tributary to Big 

Creek which enters the Chattahoochee River at Roswell, Georgia. Camp Creek and Big 

Creek are 303(d) listed streams as "not supporting" designated use by GEPD under 

Section 303(d) of the Federal Water Pollution Control Act Amendment of 1972 [3 U.S.C. 

Section 1313(d)] due to fecal coliform contamination. 

The soils within the Windward Point development site as described by the U.S. 

Department of Agriculture, Natural Resources Conservation Service are predominantly 

upland soils to include Appling-Hard Labor complex (AgC), Cecil sandy loam (CeC2), 

and Rion sandy loam (ReD) soils. Areas of hydric and/or poorly drained soils [Cartecay

Toccoa soil complex (CaA)] are located along Stream 1 and within the wetland area 

located in the central portion of the project site (Wet A) (Figure 2). 
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zoned for commercial development, and will result in significant economic benefits for 

the community (e.g., jobs and tax revenue). 

3.0 PROJECT NEED AND PUBLIC INTEREST FACTORS 

3.1 PROJECT NEED 

As indicated in Section 1.2, the Windward Point development brings the opportunity to 

create a dynamic mixed-use and public transit oriented development to the City of 

Alpharetta, more specifically the Windward Community within the City. Alpharetta has 

seen dramatic population and income growth driving the need to provide more quality 

mixed-use projects to serve its needs. The project is located on 9.6 acres that are 

adjacent to the Windward MARTA Park and Ride location, which is slated for a future 

MARTA rail station. The project's access and connectivity is unparralled with its 

adjacent road network of GA 400, Windward Parkway, Northpoint Parkway, and public 

transportation when compared to the surrounding area. 

The purpose of this project is to meet a significant portion of the commercial need and 

demand in the Alpharetta area along the GA 400 corridor. The project is projected to 

contribute approximately $3 million annually in tax revenues. The Windward Marta Park 

and Ride location, which is slated for a future MARTA rail station, and future residential 

development are located immediately adjacent to the proposed project site. Therefore, a 

synergy will occur as this area will represent a node that can satisfy a number of 

retail/commercial needs. Finally, the proposed development will provide needed 

employment opportunities for north Fulton County residents to work in their county of 

residence. 

3.2 PUBLIC INTEREST FACTORS 

A summary of the public interest factors pertaining to the proposed project is presented 

in Table 3. Aspects of the proposed project that have major or minor benefits or adverse 

effects on public interest factors are discussed below. 

3.2.1 Economic/Social 

The proposed project would have a significant major beneficial economical and social 

impact. During construction, the proposed project will provide numerous 

temporary/permanent construction related jobs, as well as the purchase of large 
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quantities of building materials that will be an important economical stimulus to the local 

economy. Post construction occupants will increase patronage to local businesses, as 

well as provide for an increased tax base (estimated at $3 million, annually) for the City 

of Alpharetta and Fulton County, enabling improved and expanded services to its 

citizens. The proposed development also will create approximately 1,100 permanent 

jobs within the City of Alpharetta. 

3.2.2 Land Use 

The proposed project would have a moderate beneficial impact on land use with the 

addition of the retail development as a social and economic benefit to the community. 

The 9.6-acres site is located along the GA 400 corridor, which is consistent with 

planned/zoned commercial development for the City of Alpharetta. By concentrating this 

type of commercial density along the developed GA 400 corridor, it facilitates for 

additional and maintenance of existing green spaces throughout the City of Alpharetta 

and surrounding area of north Fulton County. 

3.2.3 Water Quality 

The proposed project would have a minor beneficial impact on water quality by providing 

stormwater controls that are currently absent, and the use of best management practices 

that address sedimentation and erosion control will be implemented and maintained 

during construction. The stormwater and erosion and sedimentation control plans for the 

proposed retail development have been developed and will be implemented according to 

the Georgia Environmental Protection Division (EPD) policies and regulations. The 

proposed stream piping associated with project construction will be designed to maintain 

approximately the pre-construction stormwater flow conditions. In addition, the proposed 

stormwater detention facility for the development is located "off-line" and will not 

adversely affect streams on the property through detention of storm flows in jurisdictional 

waters. Specifically, the proposed stormwater management system has been designed 

to provide water quality treatment of a 1.2-inch rainfall event and greater than 80% 

reduction in post-development total suspended solid (TSS) loadings to receiving waters 

as required by EPD's Georgia Stormwater Management Manual (GSMM). These 

controls will prevent the discharge of sediment and other pollutants to downstream 

waters, including Camp Creek (Appendix E). As seen in Appendix H, offsite stormwater 

will be collected in a storm pipe system and routed around the site to the existing 72-inch 
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culvert under Northpoint Parkway. Onsite stormwater will be collected in a storm pipe 

system to an underground sand filter under the parking deck. A sand filter will be the 

primary stormwater device for the project site. After the sand filter, stormwater will enter 

an underground stormwater detention area that will detain stormwater peak flows to pre

developed rates. Stormwater will then be routed to the existing 72-inch culvert under 

Northpoint Parkway. 

3.2.4 Wetlands 

The proposed project would have a minor adverse impact associated with the filling of 

1.32-acres of wetland. The wetland area on the subject site is of poor quality, which has 

formed following the draining of the relic pond. Nevertheless, the applicant will 

compensate for this impact through the purchase of mitigation credits from a USACE

approved mitigation bank in the approved service area. 

3.2.5 Streams 

The proposed project will impact 1 ,692 linear feet of stream; however, these impacts are 

considered relatively minor due to their fully impaired condition. However, the applicant 

proposes to compensate for this impact through the purchase of commercial stream of 

mitigation credits from a USAGE-approved mitigation bank in the approved service area. 

3.3 PROJECT NEED AND PUBLIC INTEREST FACTORS SUMMARY 

The purpose of the proposed project is to provide needed "walkable" retail/commercial 

services to Alpharetta and the North Fulton County area with a connection to public 

transportation services. Also increasing the commercial development in within the City 

of Alpharetta will provide needed tax revenues to provide required/needed public 

services along the GA 400 corridor. 

4.0 ALTERNATIVES ANALYSIS 

4.1 PROJECT REQUIREMENTS 

Windward Mill, LLC proposes to provide a commercial/retail development to the City of 

Alpharetta along GA 400. In compliance with Section 404(b)(1) guidelines, the applicant 

has investigated six alternative site locations to identify the most practicable alternative 

with the least environmental impacts which many meet the project's stated purpose and 

objectives. Specifically, the six alternative sites were examined to determine the most 
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practicable development site within the immediate GA 400 corridor, that best suit our 

project purpose and need. 

Requirements of the project site for the Windward Point development include: 1) 

acreage/sufficient size; 2) suitable site dimensions to accommodate 575,000 ft2 of 

mixed-use development; 3) potential wetland impacts; 4) potential stream impacts; 5) 

ability to construct a thoroughfare; 6) visibility/road frontage; 7) available for sale; 8) 

suitable topography (limited grading); 9) walkable access to public transportation; 10) 

near access (0.3-mile) to major transportation corridors; and 11) juxtaposition to 

compatible developments. Six alternative sites were evaluated based on these 1O 

requirements, and various environmental parameters. 

4.2 ALTERNATIVE SITES 

Six alternative sites in the immediate proximity of the Windward Point development site 

were evaluated for the construction of large retail/commercial development. Available 

sites included undeveloped land tracts that are currently available for sale within the 

proximity of the GA 400 corridor with access to public transportation in the City of 

Alpharetta/North Fulton County. 

Windward Mill, LLC identified their market area as the GA 400 corridor within the City of 

Alpharetta in Fulton County, as this is the area that the identified retailers have interest, 

thus, a market demand. The six alternative sites identified are; 1) TPA/Long Wharf Site; 

2) Morris Road/Opus Site; 3) Cowart Tract; 4) Deerfield Tract 1; 5) One Deerfield 

Centre; and 6) Windward Point Site (Figure 4). 

4.2.1 TPA/Long Wharf Site 

This property is located at the northwest corner of Haynes Bridge Road and GA 400 

(Figure 5). The site consists of 53 acres, and is currently forested with some cleared 

areas from past grading. 

As stated above in Section 4.1, preference is given to sites that are located adjacent to 

GA 400 and are visible from GA 400 with walkable access to public transportation. The 

TPA/Long Wharf site has visibility from GA 400, and is in a desirable location. The 

TPA/Long Wharf Site borders two roads (GA 400 and Haynes Bridge Road), making 
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ingress/egress access possible in two locations. However, the topography of the site 

does not lend itself to retail development, with site topography ranging from 1, 175 feet 

above mean sea level (msl) to 1,000 msl, making grading cost prohibitive. Steep slopes 

in this area make development extremely costs prohibitive and environmentally unsound 

(soil erosion) in these areas. The TPNLong Wharf site contains slopes that make 

developing this site unfeasible and uneconomical. The site also does not have walkable 

access to public transportation, nor is it juxtaposed to a compatible development in the 

immediate vicinity. 

Additionally, TPNLong Wharf site contains one stream and an open water pond/wetland 

system that is approximately 375 linear feet and 9.5-acres, respectively. To minimize 

development cost (i.e., limited site preparation and grading) impacts to wetlands would 

be approximately 9.5-acres, exceeding impacts on the preferred site by approximately 8

acres. Avoiding wetlands areas at this site is not practicable and would result in 

excessive development costs. The TPNLong Wharf site fails to be a viable alternative 

for the proposed commercial/retail development due to unsuitable topography, excessive 

wetland impacts, and the lack of direct access to public transit. 

4.2.2 Morris Road/Opus Site 

The Morris Road/Opus site is an approximately 19-acres site located along GA 400, at 

the northwest quadrant of the intersection of Webb Bridge Road and Morris Road 

(Figure 6). The current site is currently forested with some cleared areas from past 

grading. 

The Morris Road/Opus site is in a desirable location with visibility from GA 400, and 

possible two locations for ingress/egress (Webb Bridge Road and Morris Road); 

however, the site does not have the suitable site dimensions, and has significant 

jurisdictional water features on the project site that would be impacted from site 

development. The site also does not have access to public transportation, nor is it 

juxtaposed to a compatible development in the immediate vicinity. 

With respect to jurisdictional waters, the Morris Road/Opus site contains three streams, 

consisting of approximately 2,500 linear feet of stream and the an estimated 2.72-acres 

of wetlands. Based on site dimensions and required access, impacts to streams and 
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wetlands would be approximately 2,500 linear feet and 2.72-acres, exceeding impacts 

on the preferred site by approximately 900 linear feet and 1.4-acres, respectively. The 

Morris Road/Opus site is not a viable alternative for Windward Mill, LLC to construct their 

proposed commercial/retail development due to excessive stream and wetland impacts 

and the lack of direct access to public transit. 

4.2.3 Cowart Tract 

The Cowart Tract is an approximately 30.82-acres site located along GA 400, at the 

northeast quadrant of the intersection of Webb Bridge Road and Westside Parkway 

(Figure 7). The current site appears to be currently forested with a stream system 

located along the west property boundary. 

The Cowart Tract has visibility from GA 400, and is in a desirable location; however, the 

site does not have the suitable site dimensions, and contains a significant amount of 

jurisdictional features on the larger portion of the project site. The Cowart Tract borders 

two roads (Webb Bridge Road and Westside Parkway), making ingress/egress access 

possible at two locations. However, the site also does not have access to public 

transportation, nor is it juxtaposed to a compatible development in the immediate vicinity. 

The jurisdictional water features on the Cowart Tract includes two streams, consisting of 

approximately 2,544 linear feet of intermittent and perennial streams. Impacts to 

streams would be approximately 2,544 linear feet, exceeding impacts on the preferred 

site by approximately 900 linear feet. Avoiding stream areas at this site is not 

practicable (location within the site) and would result in excessive costs prohibiting 

development. The Cowart Tract fails to be a viable alternative for Windward Mill, LLC to 

construct their proposed commercial/retail development due to excessive stream 

impacts and the lack of direct access to public transit. 

4.2.4 Deerfield Tract 1 

Deerfield Tract 1 is located northeast of the intersection of Morris Road and Old Morris 

Road, adjacent to GA 400 (Figure 8). The site consists of 32 acres, and is currently 

forested. 
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The Deerfield Tract 1 site has visibility from GA 400, and is in a desirable location; 

however, the site does not have access to public transportation, which is critical to the 

success (i.e., need and purpose; see Sections 1.2 and 3.0) of the development. Direct 

access to public transit allows the proposed hotel and retail outlets to appeal to a greater 

audience (including business and leisure travelers from Hartsfield/Jackson Airport), as 

other hotels/retail centers in the market require a lengthy walk or vehicular access to 

MARTA. Further, access to the Deerfield Tract 1 site is limited to a single road for 

ingress/egress (Morris Road). Access limitation significantly compromises traffic flow for 

product delivery and customers (i.e., no opportunity to bifurcate delivery trucks and 

customers entering and exiting the site) in the absence of public transportation access. 

Additionally, Deerfield Tract 1 site contains one stream that is approximately 1,520 

linear feet. Impacts to the stream would be approximately 1,520 linear feet, which is 

similar to the preferred site (1,692 linear feet of stream impacts), but the site lacks 

access to public transportation needed for the project. Avoiding stream areas at this site 

is not practicable (location within the site) and would result in excessive development 

costs. The Deerfield Tract 1 site fails to be a viable alternative for Windward Mill, LLC to 

construct their proposed commercial/retail development due to limitations to traffic 

ingress/egress and the lack of direct access to public transit. 

4.2.5 One Deerfield Centre 

The One Deerfield Centre site is an approximately 18.7-acres site located southeast of 

the intersection of McGinnis Ferry Road and Bethany Bend (Figure 9). The current site 

is currently forested with some cleared areas from past grading. 

The One Deerfield Centre site does not have visibility from GA 400 and nor suitable site 

dimensions. Also, the site has a significant jurisdictional features that would be 

impacted from site development. The site also does not have access to public 

transportation, nor is it juxtaposed to a compatible development in the immediate vicinity. 

Further, access to the One Deerfield Centre site is limited to a single road for 

ingress/egress (McGinnis Ferry Road). A single access significantly compromises traffic 

flow for product delivery and customers (i.e., no opportunity to bifurcate delivery trucks 

and customers entering and exiting the site) in the absence of public transportation 

access. 
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The One Deerfield Centre site contains multiple streams, consisting of approximately 

2, 136 linear feet of intermittent stream and potentially 2.2-acres of wetlands. Impacts to 

streams and wetlands would be approximately 2, 136 linear feet and 2.2-acres, 

respectively, exceeding impacts proposed for the preferred site by approximately 400 

linear feet and 0.9-acre respectively. Avoiding stream and wetland areas at this site is 

not practicable based on (location within the site) and would result in excessive 

development cost. The One Deerfield Centre site fails to be a viable alternative for 

Windward Mill, LLC to construct their proposed commercial/retail development due to 

excessive stream and wetland impacts, lack of road frontage visibility, suitable site 

dimensions, single site ingress/egress, and the lack of direct access to public transit. 

4.2.6 Windward Point Site (Preferred Alternative) 

The preferred site for the Windward Point Site is located near the southwestern quadrant 

of Windward Parkway and Northpoint Parkway intersection, adjacent to GA 400 (Figure 

1). The site is approximately 9.6-acres, and is currently undeveloped, with areas of mid

successional forest. 

The Windward Point site meets the size requirements for the proposed development, 

and the retail tenant interest in this site is extremely high. Primary reasons for this 

interest are: 1) direct access (walkable) to public transit; 2) high visibility and access 

from GA 400; 3) ability to construct a safe ingress/egress thoroughfare for customers 

and truck deliveries (North Point Parkway) within the site linking all the tenants. 

Additionally, this site does not have topographical issues that would result in inordinately 

high grading costs. The jurisdictional impacts proposed for this site are less than the 

alternatives, with the exception of the Deerfield Tract 1 site which is not suitable due to 

traffic ingress/egress concerns or access to public transportation. The wetland and 

streams proposed for impact within the Windward Point site are fully impaired headwater 

streams, and will not result in further stream fragmentation. 

Please note, the City of Alpharetta retains the ownership of the northwest corner of the 

site, which is slated for the right-of-way needed for the Windward Parkway interchange 

improvements at GA 400; therefore, shifting components of the proposed development 

into this area to reduce impacts to jurisdictional waters is not feasible. 
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Based on the above and the reduced environmental impacts when compared to the 

alternatives, Windward Mill, LLC selected the Windward Point development site as their 

preferred alternative. 

4.3 ALTERNATIVE SITES SUMMARY 

The TPAflong Wharf Site does not have access to public transportation, would result in 

significantly more wetland impacts, and significantly higher site development costs (i.e., 

grading costs) than the preferred alternative. The Morris Road/Opus site also does not 

have access to public transportation, would result in significantly more stream and 

wetland impacts, and is not juxtaposed to a compatible development. The Cowart Tract 

does not have access to public transportation, would result in significantly more stream 

impacts, and is not juxtaposed to a compatible development. The Deerfield Tract 1 site 

is not viable due to limitations to traffic ingress/egress and the lack of access to public 

transit. The One Deerfield Centre site is not viable due excessive stream and wetland 

impacts, lack of road frontage visibility, suitable site dimensions, and the lack of access 

to public transit. Therefore, the preferred site is the only practicable and viable 

alternative in the Alpharetta area for Windward Mill, LLC to construct a commercial/retail 

development that meets the Windward Mill, LLC commercial/retail development project 

requirements (Table 4). 

4.4 CUMULATIVE IMPACTS 

According to Title 40 Code of Federal Regulation Parts 1508. 7, cumulative impact is the 

impact on the environment, which results from the incremental impact of the action when 

added to other past, present, and reasonably foreseeable future actions regardless of 

what agency or person undertakes such other action. The following discussion 

addresses the cumulative impacts of the proposed Windward Point commercial/retail 

development. Proposed development activities will require permanent impacts to 1,692 

linear feet of intermittent stream and 1.32 acre of wetlands (Figure 10). 

4.4.1 Economic Impacts 

The proposed development will provide a most significant and needed positive economic 

contribution in the Alpharetta/GA 400 area when compared to the alternatives while 

minimizing environmental impacts. The proposed development will provide needed 

commercial/retail development for the Alpharetta area, consisting of commercial-retail 

buildings including national retail/commercial chains, hotels, and tenants for office 
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space, which will provide approximately 1, 100 jobs for existing and future residents of 

the Alpharetta area. As mentioned previously, the proposed Windward Point 

development will add the required synergism to encourage more shoppers and retailers 

to the area, increasing job opportunities while yielding $3 million per year in additional 

tax revenues for the City/County, which is needed to support the ongoing growth. 

4.4.2 Geographic Scope 

The proposed development is within the Upper Chattahoochee River watershed (8-digit 

HUC 03130001 ). The project site will impact 1,692 linear feet of stream and 1.32-acres 

of wetland. Based on field assessments, the one wetland and four intermittent streams 

on the project site proposed for impact are fully impaired. The proposed development 

will result in piping the degraded streams, and filling the wetland that has formed in a 

former drained pond. Mitigation for stream and wetland impacts will be accomplished 

through the purchase of mitigation credits from a USAGE approved mitigation bank in 

the Upper Chattahoochee River Watershed. 

The Windward Point development will require 1,692 linear feet of intermittent stream 

impact and 1.32 acre of wetland impact. However, these impacts will be conducted in a 

wetland and streams that are significantly impaired and exhibit poor aquatic habitat 

conditions. The intermittent streams on the property are headwater streams that have 

been significantly degraded from past land-use activities and surrounding urban 

development (i.e., uncontrolled stormwater runoff). The proposed stormwater 

management for the site, will result in water quality improvement over current conditions 

(i.e., undetained stormwater runoff) to the Upper Chattahoochee River watershed. 

Specifically, the proposed development stormwater management system has been 

designed for an 80% reduction in total suspended solids (and the associated pollutants 

that adhere to these solids) leaving the project site from current conditions, as well as a 

controlled rate and volume of release of these waters similar to pre-development 

conditions. 

4.4.3 Compensatory Mitigation 

The compensatory stream mitigation ratio proposed for this development will ensure no 

net loss of stream functions and values in the watershed. The compensatory mitigation, 

in conjunction with the proposed water quality and stormwater management plan, will 
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exceed the lost of aquatic functions on the project site, and within the Upper 

Chattahoochee River watershed. 

4.5 SECONDARY IMPACTS 

Secondary impacts are those which indirectly affect the aquatic ecosystem as a result of 

the placement of fill in waters of the U.S. On typical commercial developments, 

secondary impacts are commonly associated with increased run-off rates caused by 

impervious surfaces. 

4.5.1 Impervious Surfaces 

With the addition of impervious surfaces, sufficient stormwater control is imperative. The 

stormwater management plan for the Windward Point development incorporates best 

management practices for stormwater runoff volume, allowing the runoff to infiltrate into 

the soil (See Appendix E). The storm water management plan for Windward Point will 

treat the first 1.2 inches of runoff from all storms and remove 80% of the post 

development total suspended solid load from the treated runoff. The stormwater 

management plan for the proposed development has been designed to meet the 

requirements of the State of Georgia (i.e., 80%) and will include water quality, channel 

protection, overbank flood protection, and extreme flood protection. The water quality 

management system is designed to accommodate treatment for runoff from the first 1.2 

inches of rainfall, while also reducing the average annual post-development total 

suspended solids loadings into the receiving streams by 80% (Appendix E). The site will 

reduce the post-developed runoff volumes to the pre-developed allowable limits. This is 

performed by utilizing infiltration for the stormwater runoff volumes collected throughout 

the impervious area of the development to be over-detained within the constructed 

pervious pond storage area. The underlying soils within the proposed stormwater pond 

have a percolation rate of approximately 4.0 inches per hour (see above, Section 3.2.3 

Water Quality). Therefore, the proposed commercial/retail development is expected to 

provide a cleaner environment on-site and will result in higher water quality and reduced 

stormwater volumes leaving the project site, when compared to current conditions. 

4.6 IMPACT ASSESSMENT 

The Windward Point development will require unavoidable impacts to jurisdictional 

waters including 1 ,692 linear feet of intermittent stream and 1.32-acres of wetlands. The 

ecological value of these waters is considered extremely low due to: 1) past land-use 
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activities; 2) significant sedimentation and erosion caused by a lack of stormwater 

management; 3) significant physical alteration caused by past channelization; and 4) 

surrounding urban environment. 

With respect to the proposed project's stated need/purpose, jurisdictional impacts were 

avoided and minimized to the greatest extent practicable to meet the required 

development density and attendant features, as well as provide the required City of 

Alpharetta property line setbacks and sufficient stormwater management areas, 

additional minimization was not possible. 

4.7 IMPACT AVOIDANCE AND MINIMIZATION 

Additional avoidance of jurisdictional water impacts within the Windward Point site is not 

possible due to density requirements and the need for connectivity to create the desired 

community development as required by Windward Mill, LLC. Of the five unsatisfactory 

alternative locations discussed in Section 4.0, four would require more stream and/or 

wetland impacts that the proposed preferred site, and the remaining site (Deerfield Tract 

1) would have similar impacts to that proposed but is not suitable for a commercial/retail 

development that meets the need and purpose of the project. Construction of retaining 

walls were considered around Wet A to limit the amount of fill (impacts) to the 

jurisdictional feature. The use of retaining walls in this design will bifurcate the site, 

making the site unable to be walkable and would result in surface grades steeper than 

those allowed by the Americans with Disabilities Act (ADA) for access to/from the 

MARTA property. 

As seen on the Alternative Plan "A" in Appendix H, the use of retaining walls are used 

along with a taller parking deck than proposed. The use of retaining walls in Plan "A" 

allow preservation of some wetlands, however the walls are excessive in height/length 

and would pose a danger to end users of the development (the western wall is 451 feet 

long at 8 feet average height, eastern wall is 490 feet long at an average height of 20 

feet). Also with the use of retaining walls there is no direct pedestrian connectivity 

between the office and Dryden Drive or the hotel and Dryden Drive. Since this is 

intended to be a transit oriented design project, the pedestrian connectivity is lost with 

the Alternative Plan "A" design. Further, the Alternative Plan "A" parking deck for the 

office would have to be significantly increase in height to retain the parking capacity as 
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required by the City of Alpharetta. Also, an increase in height to the parking deck will 

block "natural light" to the first three floors of the office building (resulting in increased 

energy costs for lighting), and the geometry of the parking deck is inefficient and will be 

significantly more costly to construct than proposed. 

A second Alternative Plan "B" (Appendix H) was considered and determined not to be 

viable for several reasons: 1) placing the hotel on the corner of Windward Parkway and 

Northpoint Parkway limits the visibility to the office building and would require the office 

location moved to a less desirable location on the site for such use; 2) the distance 

between the parking and office is excessive (walkable limitation; 7,560 feet for some 

spaces); 3) geometry of the office parking deck is inefficient and will be costly to 

construct; 4) use of retaining walls allow preservation for a small portion of the wetlands, 

however the walls are excessive in heighUlength and pose a danger to end users of the 

development (wall is 428 feet long with an average height of 22 feet). Also, the retaining 

walls preclude direct pedestrian connectivity between the office and Dryden Drive or the 

hotel and Dryden Drive, which fails to meet project requirements for a transit oriented 

design; and 5) parking deck location for the hotel will make the hotel not economically 

viable in that location due to visibility issues. 

Please note, the City of Alpharetta requires the proposed office building to be parked at 

1 space per 250 ft2 and the proposed office is a 10 story, 250,000 ft2 building. This 

requires the minimum parking to be 1000 spaces for the office building alone. The hotel 

will be 250 rooms and the minimum parking per the City requirements for this facility is 

one space for each guest room, plus one employee space for each 20 sleeping rooms, 

plus one space per 500 ft2 of space used for convention rooms, conference rooms, 

ballrooms, restaurant and/or retail shops. Therefore, the minimum parking for the hotel 

is 293 parking spaces. With a large number of parking spaces required by the City of 

Alpharetta, it makes the design of alternative site layouts with less impacts to 

jurisdictional waters not practicable or economically viable. 

In addition, the proposed cross road location on the proposed (preferred) site plan 

(Appendix H) is dictated by the location of the existing intersection of the road across 

Dryden Road and the required separation distance of the curb cut on Windward 

Parkway. The design needs to be a minimum of 300 linear feet from the intersection of 
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Northpoint Parkway and as far from the interchange as possible (1,000 linear feet 

preferred by Georgia Department of Transportation (GDOT); as proposed this distance 

is 750 linear feet; therefore, relocation of this cross location to less than the proposed 

750 linear feet to reduce impacts to jurisdictional waters is not feasible or practicable). 

Lastly, Windward Mill, LLC has investigated the current site conditions, and believes that 

limiting impacts to degraded headwater streams, providing stormwater and water quality 

management designed to exceed the State of Georgia's requirements for the property, 

and the proposed mitigation credit purchases will sufficiently offset the effects of the lost 

degraded stream segments. 

As described above, the preferred alternative had substantially less jurisdictional waters 

impacts than four of the remaining five alternative sites. Minimization has been 

performed to the most practicable extent possible while meeting Windward Mill, LLC 

transit development requirements, as well as the City of Alpharetta and EPD 

requirements. 

5.0 CONCEPTUAL MITIGATION PLAN 

Per the April 10, 2008 Final Mitigation Rule, the required components of a mitigation 

plan when using a mitigation bank are: baseline information for the impact site; and 

determination of mitigation credits. The baseline information is included in this 

document. The required mitigation is determined to be 7.39 wetland credits and 8,206.2 

stream credits [USAGE Savannah District, Mitigation Standard Operation Procedures 

(SOP), Tables 5 and 6]. To compensate for unavoidable impacts to 1.32-acre of 

jurisdictional wetlands and 1,692 linear feet of stream on the site, the applicant proposes 

to purchase the above mentioned wetland and stream credits from a bank in the primary 

service area (PSA), if available. If these credits are not available in the PSA, the 

applicant will buy credits from a bank in the secondary service area (SSA). If SSA 

credits are not available, the applicant will purchase the required credits from the 

Georgia Land Trust. 

The required mitigation credits were calculated using the March 2004 Savannah District 

SOP Tables (Tables 5 and 6). A brief justification for each selection factor follows. 
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