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MARKET ANALYSIS
PARK PLACE ACTIVITY CENTER (PPAC)

The Highway 78 Community Improvement District (CID), currently known as Evermore CID,
engaged Jordan Jones & Goulding, in conjunction with Ackerman & Co.’s advisory services
group, to prepare a study for the Park Place Activity Center (PPAC) in south Gwinnett County.
The purpose of the study was to develop an innovative activity center plan and design for the
study area that creates a mixed-use, pedestrian-friendly, upscale environment that supports and
encourages alternative forms of transportation. The study was modeled after Atlanta Regional
Commission’s successful Livable Centers Initiative (LCI) program. Ackerman was responsible
for the real estate market analysis portion of the study conducted during February and March
2007. This report was completed on March 23, 2007.

Understanding the natural market forces that contribute to the dynamics of the PPAC economic
marketplace is essential to managing the quantity and quality of its growth. The community
went through an initial growth spurt during the 1980s with residential and commercial
development, but this growth has tapered since the 1990s as the development momentum has
moved further east along the US 78 corridor. Today, the PPAC is a viable retail node,
surrounded by older, but well-maintained business parks and residential uses, which primarily
consist of older, single-family subdivisions. A few retail sites have been vacated by tenants, and
several properties have experienced deferred maintenance, which give the area a somewhat tired
appearance. A key challenge for the PPAC is to regain some growth and development
momentum, which is explored in this report. The market analysis begins with an executive
summary of our findings. This is followed by a trade area analysis for the PPAC study area to
assess demand for residential and commercial uses. Next, current real estate market conditions
and development opportunities for residential and commercial real estate sectors are explored.
Market information is contained in the addendum to this report.

l. Demaographics

1. Residential Market

II. Retail Market

V. Office/Industrial Market
V. Key Development Sites

Executive Summary

There is market support for a variety of development opportunities in the Park Place Activity
Center study area. The area offers a good location within metro Atlanta and is a reasonable
distance to large employment centers in east Atlanta, such as the Centers for Disease Control, and
in downtown/Midtown Atlanta. Other notable strengths include the area’s access and traffic
volume along US 78, strong residential neighborhoods surrounding the study area, reputation of
the Gwinnett County school system and efficient government, and location adjacent to Stone
Mountain Park, which provides additional market support from visitors, as well as a landmark
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identity for area. In addition, there is a growing trade area — population and employment — to
generate demand for real estate.

The three-mile trade area for the PPAC study area currently has 40,400 residents, 13,700
households, and an employment base of 13,800. The trade area’s population tends to be racially
mixed (44% minority), family-oriented (81% of households), and of high-middle income
(average household income of $87,000). This population also tends to be older with a median
age of 38. During the next five years, the trade area is expected to add more than 3,400 new
residents and 1,100 new households; and a minimum of 700 new jobs is conservatively
forecasted. The PPAC study area represents only 9% of the trade area’s population — 3,567 of
40,400 residents — but it contains 43% of the trade area’s jobs — 5,968 of 13,800 employees.
This information illustrates that US 78 and the PPAC study area are more of a business area
rather than residential area, currently lacking a critical mass of residents to support local
businesses (particularly retailers), which is one of the area’s challenges.

Other key challenges include: 1) traffic congestion on US 78 during peak driving times; 2) aging

buildings and infrastructure; 3) lack of an activity center and economic generator; 4) lack of new

development momentum and investment; and 5) lack of executive-level housing to support office

development. In addition, there are three primary market issues that threaten the area’s ability to

become a vibrant business center:

= Situated only six to seven miles north of the PPAC study area, the Georgia 124 corridor has
become the location of choice for high-end retailers and restaurants serving the Snellville
area. This market area is highly competitive with more people (60,000 within a three-mile
radius) who are younger (median age of 35) and of higher incomes ($92,000) than the PPAC
market area.

=  There are several vacant anchor retail stores and older centers with under-performing tenants,
which give the PPAC market area an appearance of disinvestment and decay. It is also an
indication that the area has excess retail supply and that this supply might not necessarily
meet the needs of today’s tenant.

= Located adjacent to the study area, Stone Mountain Park removes about one-quarter of the
trade area’s land mass, which places a limit on the area’s growth. Conversely, the park
attracts 4.0 million visitors annually, which offers a potential demand pool to support
businesses in the study area.

The PPAC market area must be differentiated from other areas, particularly Stone Mountain and
the Georgia 124 corridor, in order to become competitive. One such area of differentiation is to
focus on entertainment retail. This market niche could be supported by both trade area residents
and visitors to Stone Mountain Park. An integrated entertainment center is recommended,
anchored by a stadium-style movie theater. Other anchor entertainment-oriented businesses
might include Dave & Busters and a bowling center, complimented by specialty restaurants and
bars, such as a micro-brewery and a sports bar. Family-oriented businesses could also be
included in the mix, as well as a mid-priced hotel.

The retail market is overbuilt, but the excess supply is largely the result of older, non-
competitive centers that could be targeted for redevelopment or repositioning. There are two
centers — Stone Mountain Festival (Wal-Mart) and Stone Mountain Square (Marshall’s, TJ
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Maxx, etc.) that should be repositioned with new tenants to fill the vacant spaces. There are
several notable retail category gaps in the market area, including house wares, electronics and
appliances, building materials/garden products, sporting goods, hobbies, books and music. New
mid-priced restaurants could also be supported.

Two other retail centers — Eastmont (former Cub Foods) and Mountain East (former Kroger) —
should be targeted for redevelopment. These older shopping centers, located catty-corner from
each other, should be considered for mixed-use development that would include residential uses,
as well as commercial uses. This would enable the developer to effectively prune some
unmarketable retail product from the market and replace it with a vibrant project that could
create a sense of place for the community. Smaller commercial spaces are recommended that
would support retail and office businesses in increments of 1,200 to 1,400 square feet. Larger
tenants could be added to the mix if warranted. Higher-density residential uses — townhouses
and condominiums — should definitely be included to provide rooftops to support the retail space
and to facilitate a 24-hour environment.

The residential market offers tremendous near-term development opportunities particularly for
“for sale” units compared to rental units. The PPAC trade area is projected to add nearly 1,100
new householders during the next five years. Although the study area is projected to attract only
8% of these new householders, there is potential to increase this share substantially if residential
development is encouraged in the study area. These new householders are projected to be older
and wealthier than current householders as well as more racially mixed. These new
householders create demand for a variety of residential product that can be accommodated in the
study area, ranging from single-family units to higher density townhouses and condominium
units.

Based on the assessment of current market conditions and the market’s demand dynamics, the
following development opportunities have been identified for the PPAC study area for the next

five years:
DEVELOPMENT OPPORTUNITIES (2011)
PARK PLACE ACTIVITY CENTER

Units/Square Feet

Type of Property Low Range High Range
RESIDENTIAL
New Households (2006 = 1,371) 100 300
Single-Family/Cluster Homes
$200,000-299,999 20 60
$300,000+ 20 60
Condominiums/Townhouses
Less than
$200,000/Affordable 15 30
$200,000+ 25 100
Group Housing/Assisted Living 20 50
100 300
COMMERICAL
Retail/Commercial 125,000 165,000
Office/Industrial 25,000 35,000
150,000 200,000

Source: Ackerman/JJG
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As shown, the market should support 100 to 300 new residential units, comprised of single-
family units (40%) and multi-family units (60%). All are “for sale” units, with the exception of
the assisted living facility, which should have ample support from the growing senior population.
A senior-oriented apartment project might also be supported, but is not included in the residential
mix. A variety of product types and price points is recommended, including higher-priced
housing. Conversely, we recommend a policy to integrate affordable housing, possibly by
offering higher-density options to developers who are willing to include this product. In
addition, there is market support for 150,000 to 200,000 square feet of commercial space and a
hotel. Since 1990, a total of 500,000 square feet of retail space and 100,000 square feet of office
space have been developed in the study area; this equates to an annual average of 31,000 square
feet of retail space and 6,000 square feet of office/industrial space, which provide some
parameters for projecting the market. Office opportunities will be somewhat limited; and retail
opportunities will depend on a couple of factors: 1) the ability for the developer to attract anchor
tenants; and 2) the potential to redevelop at least one existing under-performing shopping center.

Another strong recommendation is to encourage higher-density housing and mixed-use
development in this market area in appropriate locations. Higher-density housing is required to
support a “New Urbanist”, walk-able lifestyle, and it can include an array of product types,
including single-family units. This type of housing is easily integrated into mixed-use
environment that includes commercial uses in an integrated development.

Trade Area Analysis

The PPAC study area is located in south Gwinnett County adjacent to Stone Mountain Park on
the DeKalb/Gwinnett County line. It splits the Lilburn and Snellville Superdistricts as defined
by the Atlanta Regional Commission (ARC). Gwinnett County is the 2"® most populous county
in Georgia with a 2005 population of 726,273, according to the US Census Bureau. The
population has more than quadrupled since 1980, which is significant due to the County’s large
size and population base. It is interesting to note that the County’s population is already nearly
on par with ARC’s 2010 projection.

By 2030 Gwinnett County is projected to have a population and employment base of
approximately 989,000 and 516,000, respectively. Although the county is still growing at a
steady pace, its growth rate has moderated due to its size and maturity. The Snellville
Superdistrict is growing at a more rapid pace than the County as a whole. By 2030, this area will
comprise 13% of the County’s population. By contrast, the Lilburn Superdistrict is growing
slower than the County, comprising less than 10% of the County’s 2030 population. Both
Superdistricts are suburban bedroom communities with a relatively low employment base
compared to population; each accounts for less than 5% of the County’s 2030 employment base.
The County’s growth started in its western portion along the Interstate 85 and US 78 corridors,
and it is expanding eastward and northward due to the supply of available land for development.
Gwinnett County enjoys a strong reputation for its efficient government, excellent school system,
pro business environment, and good quality of life, which should continue to propel its growth.
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POPULATION AND EMPLOYMENT PROJECTIONS

Annual

2000 2010 2020 2030 % Change
Gwinnett County
Population 588,448 760,134 900,950 988,694 1.74%
Employment 291,900 355,629 438,052 516,001 1.92%
Pop./Emp. Ratio 2.02 2.14 2.06 1.92 ---
Lilburn Superdistrict
Population 66,692 72,252 84,553 94,432 1.17%
Employment 19,712 20,158 23,855 28,463 1.23%
Pop./Emp. Ratio 3.38 3.58 3.54 3.32 -
Snellville Superdistrict
Population 74,455 97,124 117,250 130,468 1.89%
Employment 19,182 21,435 24,717 29,394 1.43%
Pop./Emp. Ratio 3.88 4.53 4.74 4.44 ---
Source: Atlanta Regional Commission (8/2004)

The PPAC trade area encompasses an area that extends three miles from the intersection of US
78 and Rockbridge Road. It represents the primary area from which the businesses along the
corridor could potentially attract both residents and customers. This trade area appears
appropriate, because it extends beyond the study boundaries to Killian Hill Road/Bethany
Church Road to the east and to Memorial Drive in Stone Mountain to the west. It also extends to
just south of Lilburn on the north and Rockbridge Road at Stephenson Road in DeKalb County
on the south. By comparison, the PPAC study area consists of approximately one square mile in
area. The following table shows a summary of key demographic characteristics and trends for
both the study area and the three-mile trade area.

DEMOGRAPHIC PROFILE

Park Place Trade Area

Population Activity Center (3-Mile Radius)

2006 (Estimate) 3,567 40,382

2011 (Projection) 3,815 43,785

Annual % Change

1990-2006 1.1% 1.5%

2006-2011 1.4% 1.6%
2006 Estimates

% Under 18 19.7% 24.6%

% 65+ 12.6% 7.1%

% Minority 52.6% 56.0%

Median Age 39.4 38.1

Households 1,371 13,734

Avg. Household Size 2.57 2.93

% Owner-Occupied Housing 71.9% 89.5%

Median House Value $162,500 $187,338

Avg. Household Income $59,948 $87,098

Employment 5,968 13,767
Sources: Claritas and Ackerman/JJG (2/2007)

= Approximately 3,600 people reside within the PPAC study area. This population is growing
at a steady annual rate. The population is projected to increase by nearly 250 people during
the next five years. Although the PPAC is more of a business corridor than a residential
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corridor, this projection seems thin given the current level of residential development in the
area.

=  The PPAC study area population tends to be married and family-oriented, with an average
household size of 2.57. They tend to be mixed in terms of age and race, although the median
age is considerably higher than the metro Atlanta average (39.4 compared to 34.1). They are
moderately well educated (34% hold college degrees) and hold a variety of occupations. The
average commute time to work is more than 35 minutes, indicating a bedroom-community
lifestyle, despite the fact that the job-housing is decidedly more towards jobs than housing —
4.35 jobs per household (keep in mind that a “balanced” community has a ratio in the 1.5
range).

= The PPAC study area includes 1,371 households. Incomes are middle-class, averaging
$60,000 per year. Only 13.1% earn over $100,000 annually. The vast majority of
householders reside in owner-occupied housing units (71.9%) with a median house value of
approximately $162,000. Housing structures are older, with a median age of more than 20
years; less than 10% of housing units have been built since 1999.

=  Population within the PPAC study area represents only 9% of the trade area population
(three-mile radius), which includes 40,400 people. These trade area residents have similar
characteristics to the study area residents — mixed ages and races — but they tend to be more
family-oriented (80.8% of households) and wealthier (average household income of $87,000
and house values of $187,000). The minority population is growing at a much faster rate
than the population as a whole, particularly Hispanics and African-Americans, which is
expected to account for all of the 3,400 new residents forecasted for the trade area in the next
five years (because the white population is declining and the minority population is growing).
The population is also aging with a median age of 38.1 in 2006 compared to 39.9 in 2011.

= Nearly 13,800 people work in the trade area, of which 43% (5,968) work in the PPAC study
area. Services and retail trade comprise more than three-quarters of jobs, which is consistent
with a suburban community. This daytime population boosts local demand for restaurants
and retail services throughout the study area and along the US 78 corridor. Another
contributing factor is Stone Mountain Park, which attracts four million visitors annually to
the area.

New household formation is another important demand indicator for residential and commercial
uses. The following table indicates that 1,077 new households are projected for the PPAC trade
area during the next five years. This includes 88 new households projected for the PPAC study
area. Although the current development momentum could potentially support stronger growth, it
provides an indication of the composition of new households in the area.
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NEW HOUSEHOLDS ADDED (2006-2011) TO TRADE AREA (3-MILE RADIUS)
BY AGE OF HOUSEHOLDER AND INCOME

Age Age Age Age Age Age Age

Income 15-24 25-34 35-44 45-54 55-64 65-74 75+ Total
Less than $15,000 ©) 3 (23) (4) 7 13 20 9
$15,000-24,000 (12) 0 (22) (23) 8 34 9 (6)
$25,000-34,999 0 (23) (33) (20) 18 66 (28) (20)
$35,000-49,999 11 0 (84) (31) 49 33 38 16
$50,000-74,999 3 23 (129) (115) 115 90 42 29
$75,000-99,999 1) 81 (99) (52) 133 76 21 159
$100,000-124,999 8 76 (18) 27 88 66 15 262
$125,000-149,999 3) 26 (22) 41 92 50 12 196
$150,000 or More (2) 38 57 154 156 22 7 432

3) 224 (373) (23) 666 450 136 1,077
Sources: Claritas and Ackerman/JJG (2/2007)

As shown, the population is getting older and wealthier. Approximately 1,050 new householders
(97.4%) will earn in excess of $75,000. These householders can afford house prices in excess of
$300,000 which is somewhat lacking in the current market. Conversely, householders earning
less than $35,000 per year, who tend to be renters rather than owners, are expected to experience
a slight decrease in the next five years. A total of 1,252 new householders are empty nesters or
retirees aged 55+ years old, which may indicate a preference for downsizing their homes. This
includes seniors (aged 65+) who represent nearly 55% of new householders and who also offer
good incomes to support new residential development to meet their needs. Younger
householders aged 25 to 34, who tend to be starting their households and often in their child-
rearing years, are also experiencing an increase; this is a very positive trend, because these
householders tend to spend more money than many older householders on house wares (setting
up their homes), as well as on dining and entertainment.

Housing Market Analysis

While the national housing market has hit the much talked about housing bubble in 2006, the
metro Atlanta market continues to hum along. One reason is that metro Atlanta is a highly
affordable market compared to national standards which, in conjunction with continued low
mortgage rates and good job growth, creates a very favorable and active selling market.
According to the National Association of Realtors (NAR), the average home price in metro
Atlanta is $173,900 as of second quarter 2006 compared to a US average of $227,100, a 31%
price differential. Since 2003, metro Atlanta prices have increased by an annual average of 5.4%
per year compared to 9.6% for the nation. This respectable, but slower than national growth
experienced by the Atlanta market has helped curtail the price bubble locally; Atlanta is expected
to continue to experience respectable growth and strong price appreciation due to its affordable
prices. The NAR does have a few cautions about the local market:
= Atlanta ranked first in the nation for new home construction in 2005, so homebuilders need
to be wary of over-supply.
=  The percentage of homebuyers in Atlanta who use sub-prime mortgages — those with rates of
three percentage points above the market average — are higher than the national average,
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which makes the local market more vulnerable to foreclosures. Financing with Adjustable-
Rate Mortgages (ARMS) also holds this foreclosure risk.

In order to assess the PPAC housing market, we have considered for sale and for rent housing
options as well as senior housing. An inventory and assessment of current housing stock in the
PPAC study area (and trade area) is also prepared. Another consideration is mixed-use potential
to integrate housing with retail and office uses. Our research focused on collecting residential
permits, house sales activity, apartment market trends, apartment project performance, and senior
housing facilities from secondary data sources, and conducting a survey of new
subdivisions/townhouses and area apartments. Interviews with active residential realtors and
developers were also conducted. Our assessment of current market conditions, strengths and
challenges for residential development, and residential development opportunities follows.

Market Conditions

= Existing Housing Inventory: The PPAC study area has an inventory of 1,531 residential
units based on 2006 estimates by Claritas of US Census data. The study area is an
“inclusive” community offering a full array of housing choices. The exceptions are higher
priced housing ($300,000+, which comprise less than 7% of units) and alternative housing,
such as lofts and mixed-use projects that are beginning to proliferate in other Atlanta area
communities. The existing housing stock is reasonably balanced between owner-occupied
(72%) and renter-occupied (28%). The majority of housing is single-family (55%), but
higher-density multi-family housing is well represented (25%). There are also a number of
mobile homes (18%) in the study area, concentrated in one mobile home park along the US
78 corridor: Mountain Heights. The housing stock is older, with a median age of more than
20 years. More than half the existing housing units were constructed between 1980 and
1999, while 38% of units were built between 1950 and 1979, and only 15% of have been
constructed since 1999. The average house value is $162,000. Approximately one-quarter of
houses are valued at over $200,000.

=  For Sale Market: Gwinnett County has a booming volume of housing growth and sales. The
County has permitted an average of more than 9,100 single-family units annually since 2000.
During the last three years, an average of 8,900 new homes has sold per year with average
price of $200,000. The PPAC study area has also experienced reasonable new home sales
volume, but the prices are solidly geared toward middle income householders, priced in the
low $200,000s. This market area currently has five active single-family subdivisions totaling
480 units; four are priced from the mid-$200,000s, but one is priced considerably higher
(Silver Hill - $470,000+), which shows that higher-priced homes are supportable in the
market area. The majority of homes on the market are of two-story, traditional-style product.
Interestingly, open space and parks have become the most popular project amenity (as
compared to more active amenities, such as swimming and tennis). Townhouses are making
inroads into the marketplace, with the development of Brookwood Village (135 units in
addition to 165 single-family units). Located just east of the study area along US 78,
Brookwood Village offers townhouses starting from $190,000 and single-family units
starting from $230,000. Ranch condominiums are also a popular multi-family product,
particularly among older householders looking for smaller, single-level living space. The

Park Place Activity Center Market Analysis

Ackerman & Co.
Page 8



second phase of Villas at Park Springs (104 units) is under construction in the study area with
prices starting at $200,000. Multi-family product is gaining market support despite the
reasonable cost of single-family homes, which indicates a lifestyle choice among purchasers.

For Rent Market: Apartment permits in Gwinnett County have averaged 1,285 units per year
since 2000. As of year-end 2006, the Gwinnett County apartment market has an occupancy
rate of 92.5% that is slightly lower than metro Atlanta (92.9%), and an average monthly rent
of $0.79 per square foot that is on par with metro Atlanta. Class A rents in the County
average $0.85 per square foot, which would likely support economically viable new
construction with private financing. The PPAC study area offers only one apartment project
(Highland Grove), but two other apartment projects are located in the market area (The
Columns and Orion at Killian Hill). The projects consist of 820 units, all of which are
considered Class B projects that have been developed since the late 1980s. They are well
occupied with a rate of 94%. They have average rents of $838 per month, or $0.82 per
square foot, which are not strong enough to support new apartment construction in the
immediate market area without subsidized financing. The rental market has struggled
recently, because low-interest loans and low house prices have fueled a trend toward home
ownership. This trend has largely run its course and apartments are making a strong
comeback with demand fueled by the Echo Boom generation. While apartments are
favorable to investors today, they are not popular among many neighborhoods, which put
pressure on government entities to curb construction of rental units.

Senior Market: According to the American Association of Retired Persons (AARP),
approximately 80% of seniors prefer to “age in place” — that is, stay in their current home. If
this is true, then the other 20% presumable resides in housing oriented toward seniors.
Currently, senior citizens in the PPAC study area have many housing options, including
ranch condominiums, apartments, assisted living facilities, and nursing homes. The market
area is noticeably lacking single-level, single-family homes. One of the newest senior
housing trends is the development of “CCRC’s” — continuing care retirement communities —
that provide a full-array of housing options ranging from independent living to nursing care
in one community. Park Springs is a brand new CCRC located adjacent to the study area in
DeKalb County off Bermuda Road. This community is a 54-acre campus-style development
comprising 398 units in five separate product/care levels, plus a 64-bed health center, which
offers assisted living and nursing care. The existing units are 100% occupied, while the new
golf view villas (92 units), currently under construction, are 70% reserved. CCRC
communities tend to be geared to higher net-worth people who have more choices. Low-
income seniors are likely an under-served market in the area.

Strengths & Challenges

The PPAC study area offers several strengths for residential development:

Reasonable commuting distance to jobs in immediate area and to jobs in downtown/Midtown
Atlanta and the east Atlanta area (e.g., Centers for Disease Control and Stone Mountain).
Strong neighborhoods within and surrounding the study area that embrace diversity regarding
race and age.

Growing trade area and study area from which to draw new residents.
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Good reputation of overall Gwinnett County school system, including the two clusters
serving the market area: Shiloh and Parkview.
Ample retail support services, such as restaurants, grocery stores and drug stores.

Key challenges for residential development include:

The PPAC study area (and the US 78 corridor) is more of a business rather than residential
area, lacking a critical mass of residents.

Traffic congestion on US 78 during peak driving/commuting times.

Lack of newer development creates “age” to area with much existing development —
residential and commercial — looking tired and dated.

“Walk-able” environment lacking in area.

Rising land prices increase development costs (and finished residential prices) and make it
difficult to construct more affordable housing.

Development Opportunities

There are several key trends of note affecting today’s residential market which should be
considered for the PPAC study area:

Seniors and emerging seniors do not want to live in “senior” specific developments. They

want walk-able communities and single-level living. Many are developing new interests and

activities — and they do not want to “keep house” anymore. Developments that have low-

maintenance options will be particularly attractive to this population. Some popular

preferences are:

o0 Living near grown children and grandchildren

0 Low maintenance lawn and exterior care

o0 Walk-able neighborhoods

o0 Good exterior lighting

o Single level living with the master on the main level as a minimum

Traditional Neighborhood Developments (TND) have been highly successful in all areas of

the country. While not for everyone, they offer walk-able streets, neighborhood parks and

gathering areas — with individual lot sizes being much smaller than historically seen in

suburbs. These developments can be exceptionally successful when they are developed with

a retail element or proximity to a retail development.

TNDs can also provide for mixed-income housing in the same development. For example,

townhouses (for rent or for sale) can be located in the densest portion and serve more

moderate incomes.

“Mini” mansions can be developed as part of TND developments. These mini-mansions are

developed to house four living units. Similar to the quad developments of the past, these

newer versions visually fit well in a single family neighborhood.

Sustainable design and construction. Confronting the decline of America’s first tier suburbs,

there is a growing awareness of what elements ensure sustainability.

0 Housing quality — good materials used for all price points.

o0 Sense of community and ownership, not only of one’s “lot and house” but of the
surrounding community.

o Design that encourages interaction and familiarity.
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o Diversity of housing in new developments, in essence, not a development of homes that
are all the same.
=  Low density development remains desirable for a sector of the population and should be
provided for and located away from commercial and retail nodes.

In addition, during the next five years the PPAC trade area (three-mile radius) is projected to add

at least 1,077 new householders. Although the PPAC study area is projected to attract only 8%

of these new householders, there is potential to increase this share if residential development is

actively encouraged within the study area. The majority of these new householders are:

= Older - 1,252 are “empty nesters” (55-64 years old); however, another 224 new
householders are expected to fall in the 24-35 year-old age cohort.

= Wealthier — 1,050 will earn more than $75,000 per year affording housing in excess of
$300,000.

= Racially Mixed — new residents will be minority, particularly African-American and
Hispanic.

Given these market and demand dynamics, several housing opportunities have been identified

for the study area. During the short-term — next five years — demand will predominately be for

“for sale” housing, including senior housing, as described in the following discussions:

= Higher-Density Housing: A variety of higher-density housing concepts would have market
appeal to a variety of market segments, including younger couples and families, as well as
empty nesters and retirees. These concepts include neo-traditional developments, zero-lot-
line/cluster homes, townhouses, and condominiums. There are opportunities to develop
these types of projects on vacant tracts and/or redevelopment sites throughout the study area.
We recommend development of traditional-style single-family homes on small lots laid out
in a traditional neighborhood “grid” pattern with sidewalks, street trees, pocket parks and
alleyways. These homes should be geared toward “empty nesters” and other childless
market segments, such as retirees and young singles and couples. Cluster homes could
target a similar market segment with an alternative product. Townhouses and
condominiums should be included in this housing mix. The market would also support at
least one group housing project geared toward seniors, such as an assisted living facility.

= Mixed-Use Development: During the next five years, the market area will support at least
one significant mixed-use residential/commercial project, similar to the Smyrna Village
development in Cobb County. This type of project is ideally suited on the site(s) of the
older, underperforming shopping centers located along the corridor, such as Eastmont
(former Cub Foods) and Mountain East (former Kroger center). A portion of the project
would consist of ground-level retail or office space with townhouses or condominium units
developed above and behind the retail space. Other commercial and higher-density
residential uses, including single-family units, could also be part of the mix.

The market will continue to support middle-income housing, currently priced in the $200,000s,
which is generally affordable to householders earning at least $50,000 to $75,000 annually. This
price point has been successfully developed in the market area in a variety of product types, but
predominantly traditional single-family homes. Higher-density townhouses and ranch
condominiums have also made an inroad into the marketplace. As previously mentioned, there is
potential to push the market on the upper end, with houses priced from the $300,000s and
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$400,000s. The majority of new householders projected for the market area will earn in excess
of $75,000 and they can afford homes in this higher price point. Conversely, it is important to
maintain housing affordability in the community. Although there is abundant affordable housing
in both the PPAC study area and the trade area, many affordable units are of older stock.
Development of new affordable housing (priced under $200,000) should be encouraged to create
a well-balanced community.

During the next five years, we do not see an opportunity for additional rental housing in the
study area, due to the changing demography and lower rents that do not support new
construction. There is likely a market need, however, for market rate and affordable senior
housing in the form of assisted living facilities and independent living apartments. These
projects could be developed in a mixed-income concept. In the longer-term, there will be
demand for new traditional rental apartments, which will be important to attract young
householders (under 35 years old) to the market area.

ASSESSMENT OF HOUSING AFFORDABILITY

Maximum Max. Monthly
Annual Income for Equivalent

Annual Household Income Income Housing (30%) House Price*
Less Than $15,000 $15,000 $375 $59,332
$15,000-24,999 $25,000 $625 $98,887
$25,000-34,999 $35,000 $875 $138,441
$35,000-49,999 $50,000 $1,250 $197,773
$50,000-74,999 $75,000 $1,875 $296,660
$75,000-99,999 $100,000 $2,500 $395,546
$100,000-149,999 $150,000 $3,750 $593,319
$150,000-249,999 $250,000 $6,250 $988,866
$250,000-499,999 $500,000 $12,500 $1,977,731
Average Household Income - PPAC Study Area

2006 $59,948 $1,499 $237,122
Average Household Income - Three-Mile Trade Area

2006 $87,098 $2,177 $344,513
* Based on a 95% loan at 7% interest for 30 years.
Sources: Claritas (Household Income) and Ackerman/JJG

Commercial Market Analysis

The commercial market for the PPAC study area consists primarily of retail and office/industrial
development. Our research focused on an inventory and assessment of projects in the market
area. Aggregate market trends, primary tenants/users, retail trade potential, and job composition
and growth were among the other factors considered. In addition, interviews with active
commercial brokers and developers were also conducted. Our analysis of current market
conditions, strengths and challenges for commercial development, and commercial development
opportunities follows.
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Market Conditions

Retail Market

Gwinnett County has an inventory of approximately 300 shopping centers, totaling 25.8 million
square feet and representing 21% of the Atlanta market, according to Dorey Publishing. The
County has a retail occupancy rate of 91.3%, which is slightly higher than metro Atlanta (90.4%)
and within the lower end of the range for equilibrium for retail space (90-95%). The Gwinnett
market is focused on three specific submarkets: Peachtree Corners/Norcross/I-85 (including
Gwinnett Place Mall), Northeast Gwinnett County (including Mall of Georgia), and Stone
Mountain/Snellville. The Snellville market area is the smallest submarket with 5.9 million
square feet, representing 23% of the County’s retail space. This submarket spills over into the
Stone Mountain area across the County line into DeKalb, but the majority of retail space falls on
the Gwinnett County side of this market. It has experienced lower occupancy (88.7%) and lower
rents ($11.19/SF) compared to the County as a whole.

The Snellville market is concentrated along both the US 78 corridor (in the Park Place Activity
Center market area and in downtown Snellville) and the Georgia 124 (Scenic Highway) corridor
at Ronald Reagan Parkway and Web Gin Road. The Highway 124 corridor is newer and highly
competitive with the US 78 corridor and the PPAC; the market areas are only 7 miles apart —
center to center — so many retailers will choose one or the other but not necessarily both market
areas, which places the PPAC area at a disadvantage. Furthermore, the Highway 124 corridor
has more of a critical mass of people who are younger and with higher incomes, as shown on the
following table. Upscale retailers have chosen the Highway 124 corridor over the US 78
corridor. This trend has been solidified by The Avenue at Web Gin development by Cousins
Properties, a 385,000 square-foot shopping center that opened in 2006. The Avenue concept
places traditional regional mall tenants in an open air “lifestyle” center, including such tenants as
Barnes & Noble, Coldwater Creek, Ann Taylor, Talbot’s, Banana Republic and Gap. The
second phase of this center is currently under construction. One mitigating factor is that the
PPAC market area is adjacent to Stone Mountain Park, which attracts 4.0 million visitors
annually, half of which are from outside the local area; tapping into this potential market pool
could boost retail sales in the PPAC market area.

COMPARISON OF 3-MILE TRADE AREAS (2006

PPAC/US 78 Highway 124
Corridor Corridor
Population 40,382 59,608
Households 13,734 19,222
Avg. Household Income $87,098 $91,732
Median Age 38.1 34.9
Sources: Claritas and Ackerman/JJG (2/2007)

There are 24 shopping centers in the PPAC trade area (three-mile radius) comprising 2.1 million
square feet of space, representing a ratio of 53 square feet per person, which is notably higher
than the average for Gwinnett County (35.5 square feet/person) and metro Atlanta (36.6 square
feet/person). This high ratio of retail space indicates that the PPAC market area is significantly
overbuilt. The PPAC study area includes 13 shopping centers totaling 1.4 million square feet,
representing nearly two-thirds of retail space in the trade area. These statistics do not include

Park Place Activity Center Market Analysis

Ackerman & Co.
Page 13



smaller freestanding retail buildings, which likely add another 200,000 square feet of space to the
trade area. Other observations about the retail market are:

Most of the retail space is concentrated at the intersection of US 78 and Rockbridge Road
extending east to East Park Place; 10 study area shopping centers (1.2 million square feet)
are located in this immediate area. In addition, there is a significant retail node at US
78/Killian Hill Road and at Rockbridge Road/Five Forks Trickum Road.

The average shopping center size is 89,200 square feet. Newer centers tend to be mid-sized
(100,000-150,000 square feet) or smaller, unanchored strips or specialty centers. The largest
centers are Stone Mountain Festival (Super Wal-Mart) and Stone Mountain Square
(Marshall’s TJ Maxx, etc.), each exceeding 300,000 square feet in size. The smallest is
Rivercliff Place (12,230 square feet), an older strip center.

The market area shopping centers tend to be old, with an average age of 18 years. Only
three centers have been developed since 1999: Lowes, Rockbridge Village (Kroger), and
Shoppes at Lucerne, a new strip center. Conversely, more than half were built prior to 1990.
The lack of commercial development momentum is a challenge for the market area.

The shopping centers are reasonably well occupied given the amount of space for the
number of people. The overall occupancy rate is 84.4%, but it is much weaker for centers in
the PPAC study area (78.3%) than those outside the study area (95.3%), which tend to be
newer and neighborhood focused.

There are three competitive shopping centers in the PPAC study area, as shown in the
following chart, based on their age, condition and tenancy; two of these centers have
recently lost significant tenants including Carmike, Old Navy, Linens ’n Things, and Media
Play, which could make them vulnerable in the future. Another seven centers in the trade
area (603,400 SF) are considered competitive, including Killian Hill Center (Publix), Killian
Hill Village (Home Depot), Mountain View Village (Kroger), and Rockbridge Village
(Kroger). The remaining centers are either vacant or leased, but struggling with lower
quality tenants.

PARK PLACE ACTIVITY CENTER STUDY AREA
Year Occupancy
Project Built Sa. Ft. Rate Anchor Tenants
Stone Mountain Festival 1988 347,217 91.2% Super Wal-Mart, Hobby Lobby
Stone Mountain Square 1991 336,663 79.2% Marshall's, TJ Maxx, Ross, Staples
Target 1980s 150,000 100.0% Super Target

833,880 88.0%

Source: Ackerman/JJG

The market is served by a full array of tenants, including two large discounters — Super Wal-
Mart and Super Target. It also includes seven grocery stores, of which the most competitive
are Wal-Mart, Target, Kroger (2 stores), and Publix. Kroger recently relocated from
Mountain East to Rockbridge Village. Two grocers have recently closed in this market —
Cub Foods and Ingles (Rockbridge Crossing) — due to competition by Wal-Mart — and
others are struggling, such as the other Ingles. Several other big-box apparel and specialty
stores are also well represented.

The trade area has attracted several full-service restaurants, as well as the expected fast food
establishments. There are 11 moderate to mid-priced full-service restaurants in the trade
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area, including Applebee’s, Chili’s, Longhorn Steakhouse, Outback Steakhouse, and Red
Lobster.

A retail gap analysis was performed for the PPAC trade area based on Claritas data. This type of
analysis provides an indication of supply-demand equilibrium based on retail sales. As shown in
the following table, there is a negative supply-demand of $586.2 million. This means that retail
sales potential based on current supply of space is higher than the population in the trade area
can support. Although the overall gap is negative, a positive retail gap exists in the areas of
furniture, electronics and appliances, building materials/garden products, gasoline stations, and
sporting goods, hobbies, books and music. Conversely, there are negative gaps in the areas of
general merchandise, food and beverages (grocery stores), food service and drinking places
(restaurants), motor vehicles, and clothing/apparel. Although this analysis provides a general
overview of retail demand, it does not take into account retail demand generated from daytime
workers (13,767) and visitors from Stone Mountain Park (4.0 million) and from the local hotel
rooms (8 hotels/600 rooms). The local workers and visitors would likely boost retail sales,
particularly in the areas of food service and drinking places.

RETAIL TRADE POTENTIAL (2006)
PARK PLACE ACTIVITY CENTER (THREE-MILE RADIUS)

Demand/ Supply/ Retail

Consumer Retail Opportunity
Category Expenditures Sales Gap/Surplus
Motor vehicles, parts & dealers $141,315,992 $206,439,367 ($65,123,375)
Furniture & home furnishings $19,816,283 $13,100,583 $6,715,700
Electronics & appliances $16,508,016 $16,422,542 $85,474
Building material & garden equipment $86,344,454 $31,226,931 $55,117,523
Food & beverages $75,836,534 $82,368,054 ($6,531,520)
Health & personal care $32,077,675 $33,156,612 ($1,078,937)
Gasoline stations $67,672,128 $41,919,447 $25,752,681
Clothing & clothing accessories $35,626,755 $35,804,258 ($177,503)
Sporting goods, hobbies, books, & music $12,699,792 $8,511,267 $4,188,525
General merchandise/department stores $84,653,963 $701,793,799  ($617,139,836)
Miscellaneous items $17,611,066 $13,993,279 $3,617,787
Non-store retailers (e-shopping, vending) $40,944,004 $1,955,108 $38,988,896
Food service & drinking places $63,133,135 $93,724,323 ($30,591,188)
Total $694,239,797 $1,280,415,570 ($586,175,773)
Sources: Claritas and Ackerman/JJG (2/2007)

Office/Industrial Market

The PPAC study area falls in the Northeast office submarket for metro Atlanta, which includes
all of Gwinnett County and extends into Hall County. The Northeast submarket is Atlanta’s fifth
largest submarket with 18.1 million square feet of office space. This space is mostly
concentrated in Peachtree Corners and along the Interstate 85 corridor, particularly in the
Sugarloaf area. Very little office space exists in the southern portion of the County. Since 2000
the Northeast submarket has averaged 642,500 square feet of new deliveries, compared to
465,800 square feet of net absorption. Since new construction has out-paced demand for space,
the vacancy rate for this submarket (19.5%) remains higher than the metro Atlanta average
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(16.8%). The local office market has struggled since the 2001 economic recession. Rental rates
are flat, essentially the same as 20 years ago, but operating expenses have increased
considerably. Although the market has made improvements, its performance remains below
historic levels, primarily due to weaker office job growth in the 2000s.

The industrial market is fundamentally stronger than the office market. Atlanta is one of the top
five industrial markets in the nation, strategically located to serve the entire Southeastern US
region. lIts transportation system, quality of facilities, and proximity to the Port of Savannah
bolster its competitive market position. Atlanta’s largest submarket is the 1-85 North corridor,
primarily located in Gwinnett County; this high concentration of industrial space has given the
Gwinnett market a reputation of being more of an industrial market than an office market. The
PPAC study area is situated in the Stone Mountain submarket, which splits DeKalb and
Gwinnett counties. Stone Mountain is one of Atlanta’s oldest industrial submarkets, with roots
going back to the initial phases of Stone Mountain Industrial Park in the 1960s by Pattillo
Construction Company. This submarket currently comprises 25.1 million square feet,
representing only 4.7% of the Atlanta industrial market. The fundamentals of this submarket are
sound. Its vacancy rate of 5.1% is the lowest in metro Atlanta. And absorption has out-paced
new supply. Since 2000, the Stone Mountain submarket has absorbed an annual average of
252,100 square feet, compared to 70,500 square feet of new construction.

For the purposes of this analysis, the office market has been combined with the industrial market

in the PPAC study area due to the small size of this market area. The following table shows a

summary of current market conditions. As shown, a total of 46 office/industrial buildings are

located in the PPAC study area totaling one million square feet. The vacancy rate currently

stands at 13.4%, which is considered high. Other observations about the market are:

=  The properties are generally attractive and well-maintained. They tend to be one-story
product of brick and glass construction with surface parking.

= Nearly 80% of space is associated with parks versus freestanding buildings. The most
significant concentration — 19 buildings with 530,000 square feet — is part of Mountain East
Business Center, a development of Williams-Adair Realty. Parker Court is another major
industrial park. The buildings in parks are better leased than freestanding buildings.

= Atotal of 30 buildings representing 90% of space are in the industrial product categories,
which includes flex space. Flex properties are a hybrid product that offers smaller-sized
buildings, lower ceilings, and higher office finishes; they can appeal to both office and
industrial tenants. Only 10% of the space is traditional office product, which has the highest
market vacancy rate (although this is primarily the result of one vacant building).

=  The vast majority of properties — 34 buildings with 911,000 square feet — were constructed
during the 1980s. Only 110,000 square feet has been developed since 1990, which equates to
an annual average of only 6,900 square feet per year since that time.
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OFFICE & INDUSTRIAL MARKET SUMMARY
PARK PLACE ACTIVITY CENTER STUDY AREA

No. of Total % of Vacancy
Properties Sa. Ft. Total Rate
Project
Mtn. East 19 531,021 51.7% 17.0%
Mtn. Park Place 2 54,439 5.3% 17.1%
Parker Court 9 236,934 23.1% 0.0%
Freestanding 16 204,240 19.9% 19.8%
46 1,026,634 100.0% 13.6%
Type
Office 16 100,678 9.8% 19.8%
Flex 17 443,500 43.2% 19.4%
Industrial 13 482,456 47.0% 7.1%
46 1,026,634 100.0% 13.6%
Year Built
1960s 3 4,856 0.5% 0.0%
1980s 34 911,459 88.8% 13.5%
1990s 9 110,319 10.7% 15.4%
46 1,026,634 100.0% 13.6%
Source: Ackerman/JJG

According to market specialists, there is not a lot of pent-up demand for office and industrial
space in this market area, and leasing activity is slow. The industrial market has shifted toward
the Interstate 85 corridor, and the office market generally requires a higher concentration of
executive housing. This market, however, generally appeals to smaller businesses, particularly
in the areas of manufacturing, business services, personal services, and professional services.
Many of the service firms are blue-collar rather than white-collar businesses, such as plumbers,
electricians, communications specialists, and landscapers. The area has also drawn professional
firms, including medical and engineering businesses. The majority are local firms rather than
regional or national firms. There are also some loyal larger firms represented in the area.
According to CoStar Group, there are 22 tenants in the PPAC study area occupying more than
5,000 square feet. These tenants total 427,600 square feet, representing nearly half of leased
space in the market. This means that 52% of the leased space is occupied by tenants of less than
5,000 square feet. Six firms occupy more than 20,000 square feet:

= Williams Group — 94,000 square feet

= Heatcraft Refrigeration Products — 85,000 square feet

=  GA Communications — 40,000 square feet

=  Precision Hope — 37,200 square feet

= Durham GEO Enterprises — 24,000 square feet

= Advanced Distributor Products — 20,000 square feet

Strengths and Challenges

The PPAC study area offers several strengths for commercial development:

= Good access and traffic volume along US 78 — 57,000 cars per day in 2005 — and proximity
to Interstate 285.

= Growing trade area and study area from which to draw customers and employees.
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= Existing water and sewer infrastructure with excess capacity for new development.

= Gwinnett County location, offering lower taxes and pro-business government as compared to
many metro counties.

= Location adjacent to Stone Mountain Park, which provides additional market support from
visitors and landmark identity for area.

Key challenges for commercial development include:

= Traffic congestion on major roads during peak driving/commuting times.

= Aging buildings and infrastructure.

= Lack of activity center and economic generator for area.

= Lack of critical mass of people with high incomes residing in PPAC study area to support
office development and higher-end retail development.

= Stone Mountain Park, representing one-quarter of the trade area, creates “dead space” in
market.

Commercial Market Opportunities

Retail and office/industrial demand is derived by residents and employees in the trade area.
Income is also an important factor. As previously indicated, the three-mile trade area includes
approximately 40,400 residents and 13,700 households with an average annual income of more
than $87,000. As a side note, retailers typically begin to look hard at market areas with an
income exceeding $50,000. During the next five years, the trade area is expected to add more
than 3,400 new residents and nearly 1,100 new households, according to Claritas. Income is also
expected to grow at a nominal rate of 6.4% (1.2% per annum) over the next five years to
$92,600. In addition, the trade area has nearly 1,300 business establishments with total
employment of 13,800, of which three-quarters are in the retail trade and services sectors, based
on Claritas data. Although Claritas does not forecast employment, we would expect at least 700
new jobs in the next five years assuming a nominal growth rate in the 1.0% range.

There are three primary market issues related to creating a vibrant business center in the PPAC

study area:

= Since the late 1980s, the Georgia 124 corridor has become the location of choice for more
higher-end businesses, particularly retailers and restaurants. This trend has been solidified
with the development of The Avenue at Web Gin, an upscale “lifestyle” center that opened in
2006 and is being expanded. This area has a higher critical mass of people as compared to
the PPAC market area.

=  There are several vacant anchor retail stores locations in the market area, including the
spaces formerly occupied by Cub Foods, Kroger, Carmike, Old Navy, Media Play, and
Linens ’n Things. Several of these tenants have relocated to the Georgia 124 corridor. There
are also several older centers with under-performing tenants. All of these things give the area
an appearance of disinvestment. It is also an indication that the area has excess retail supply
and that this supply might not necessarily meet the needs of today’s tenant.

=  Stone Mountain Park, located adjacent to the study area, essentially removes about one-
quarter of the trade area’s land, which will never be developed nor populated; thus, it places
limitations on the area’s growth. On the positive side, the park attracts 4.0 million visitors
annually, which offers a potential demand pool to support businesses in the study area.
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The PPAC market area must be differentiated from other areas in order to become competitive.
Otherwise, the downward trend that has started will continue. One idea is to focus on
entertainment retail as a market niche that could be supported by both trade area residents, as
well as visitors to Stone Mountain Park. An entertainment center could be anchored by a
stadium-style movie theater, which generally occupy 60,000 to 100,000 square feet of space and
require and a five-mile trade area of 100,000 to 150,000 residents. As a side note, there are
152,500 people residing within five miles from US 78 and Rockbridge Road. Potential anchors
include Regal Entertainment Group (Regal Cinemas and United Artists) and AMC
Entertainment, Inc. Other anchor entertainment-oriented businesses might include Dave &
Busters (45,000-70,000 square feet) and/or a bowling center (50,000-60,000 square feet). These
would be complimented by specialty restaurants and bars, such as a micro-brewery and a sports
bar. Family-oriented businesses, including a miniature golf course or a go-cart track, could also
be included in the mix. Another potential use is a mid-priced hotel. Ideally, all these
entertainment uses should be integrated into one large development rather than scattered
throughout the study area in order to provide for cross-patronage.

Retail is also driven by tenant location decisions, whether there is market support or not. Types
of tenants notably missing from the market (other than entertainment) include house wares,
electronics and appliances, building materials/garden products, sporting goods, hobbies, books
and music which might include such brands as Costco, Garden Ridge, Bed Bath & Beyond, HH
Gregg, BrandsMart, Fry’s Electronics, Chapter 11 Bookstore, and Dick’s Sporting Goods.
Attracting these types of tenants could fill some of the vacant spaces in shopping centers with
other national tenants, such as Stone Mountain Festival and Stone Mountain Square. The market
could also support additional mid-priced, full-service restaurants, including Bahama Breeze,
Buffalo’s, Chipotle Grill, O’Charley’s, Pappadeaux Seafood Kitchen, Ruby Tuesday, and
Smokey Bones. These national retailers and restaurants should be complemented with local
businesses that are well-capitalized.

Several older or abandoned shopping centers along the US 78 corridor should be targeted for
redevelopment. The two most logical properties for redevelopment are Eastmont and Mountain
East, as shown on the following table. These older shopping centers should be targeted for
mixed-use development that would include residential uses, as well as commercial uses. The net
effect is a smaller amount of commercial space in the short-term, but more households to support
the existing and future commercial space. The amount of new commercial space to be developed
would depend on the ability to draw anchor tenants, but small (under 30,000 square feet)
unanchored strip centers could be marketable to both retail and office tenants. These
developments could be constructed in increments (or bays) of 1,200 to 1,400 square feet, which
could accommodate a variety of small and mid-sized local or franchise businesses ranging from
1,200 to 4,800 to 9,600 square feet.
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SHOPPING CENTERS WITH REDEVELOPMENTP POTENTIAL

Project
Eastmont S/C
Mountain East S/C

Source: Ackerman/JJG

PARK PLACE ACTIVITY CENTER

Acres Year Built Sg.Ft. Occ.Rate Anchor Tenants
11.22 1988 109,044 0.0% Cub Foods (Vacant)
10.20 1983 83,284 33.2% Kroger (Vacant)
21.42 192,328

Investment in significant new office or industrial development in the PPAC study area warrants
some caution due to weak market conditions and a lack of development momentum and pent-up
demand. There is also a lack of executive-level housing in the immediate market area to support
a significant amount of demand, particularly for office space. During the next five years, there
should be demand to support the recent pace of construction of approximately 6,000 to 7,000
square feet of new office/flex development per year, including both single-tenant and multi-
tenant options. This product could easily be integrated into a mixed-use development.
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Demographics



DEMOGRAPHIC PROFILE
PARK PLACE ACTIVITY CENTER MARKET AREA

Park Place AC

US 78 & Rockbridge Road

Population Trends Study Area 1-Mile Radius 3-Mile Radius 5-Mile Radius
1990 (Census) 2,987 3,080 32,054 110,175
2000 (Census) 3,337 3,725 36,700 138,317
2006 (Estimate) 3,567 4,074 40,382 152,497
2011 (Projected) 3,815 4,422 43,785 165,107
Annual % Change
1990-2006 1.1% 1.8% 1.5% 2.1%
2006-2011 1.4% 1.7% 1.6% 1.6%

Occupation Classification (Aged 16+)

Household Trends

1990 (Census) 1,195 1,249 10,520 37,763
2000 (Census) 1,295 1,416 12,591 47,459
2006 (Estimate) 1,371 1,524 13,734 51,624
2011 (Projected) 1,459 1,639 14,817 55,429
Annual % Change

1990-2006 0.9% 1.3% 1.7% 2.0%

2006-2011 1.3% 1.5% 1.5% 1.4%
Median Age 39.40 39.60 38.11 35.48
% Under 18 19.7% 20.5% 24.6% 26.9%
% 65+ 12.6% 13.0% 9.0% 7.1%
Minority Population (Non-White) 52.6% 48.6% 44.0% 56.0%
African-American Population 23.2% 20.0% 32.3% 45.9%
Hispanic Population (Any Race) 5.5% 5.1% 5.2% 6.5%
Male/Female Ratio 1.02% 1.00% 0.97% 0.95%
Married Population (Aged 15+) 62.1% 64.8% 66.3% 60.5%
High School Graduates (Aged 25+) 91.8% 90.0% 92.6% 91.3%
College Graduates (Aged 25+) 34.0% 33.0% 40.4% 36.6%

Housing/Household Profile (2006)

Average Household Size 2.57 2.64 2.93 2.94
% Family Households 66.5% 68.9% 80.8% 77.8%
% Single-Person Households 26.8% 25.4% 14.8% 16.5%
Housing Units (Occupied)
% Owner-Occupied 71.9% 75.3% 89.5% 80.0%
% Renter-Occupied 28.1% 24.7% 10.5% 20.0%
Median Owner-Occ. House Value $162,500 $162,323 $187,338 $176,540

Income Profile (2006)

Average Household Income $59,948 $65,730 $87,098 $79,471
Median Household Income $54,086 $56,533 $74,696 $67,573
Per Capita Income $23,057 $24,606 $29,680 $26,995
Household Income
Less than $15,000 9.0% 8.3% 4.1% 4.7%
$15,000-24,999 10.5% 9.4% 4.6% 5.5%
$25,000-34,999 11.2% 11.1% 6.5% 8.7%
$35,000-49,999 15.1% 14.8% 12.9% 14.9%
$50,000-74,999 26.3% 24.5% 22.1% 23.2%
$75,000-99,999 15.0% 15.9% 19.3% 17.9%
$100,000-149,999 10.8% 11.6% 20.7% 17.7%
$150,000+ 2.3% 4.4% 9.7% 7.5%

Employment Profile (2006)

Blue-Collar 18.2% 17.5% 14.3% 17.6%

White Collar 70.1% 70.9% 75.8% 72.4%

Service and Farm 11.7% 11.6% 9.9% 10.0%
Class of Worker (Aged 16+)

Private Worker 82.8% 80.9% 78.6% 79.4%

Public Worker 11.1% 12.1% 14.8% 14.7%

Self-Employed Worker 6.2% 6.9% 6.6% 5.8%
Avg. Travel Time to Work (Minutes) 35.78 34.64 36.78 37.79

Sources: Claritas and Ackerman/JJG (February 2007)
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HOUSEHOLD FORMATIONS BY INCOME AND AGE
US 78 & ROCKRIDGE ROAD - 3-MILE RADIUS

New Household Formations - 2000-2006

Income Range Age 15-24 Age 25-34 Age 35-44 Age 45-54 Age 55-64 Age 65-74 Age 75+ Total
Less than $10,000 5 (1) (9) 3 10 11 (3) 16
$10,000-14,999 3 2 (22) 3 13 (2) (7) (10)
$15,000-19,999 8 (9) (8) 4 5 3 (14) (11)
$20,000-24,999 8 3 (A7) (2) 13 (5) (4) (4)
$25,000-29,999 (2) (15) (25) (25) 12 42 0 (13)
$30,000-34,999 (2) (15) (50) (9) 44 (1) (12) (44)
$35,000-39,999 9 13 (10) (48) 10 3 40 17
$40,000-44,999 24 (12) (49) 32 8 (21) 0 (18)
$45,555-49,999 5 29 (51) 16 53 43 17 112
$50,000-59,999 10 2 (124) (14) 35 (12) 7 (96)
$60,000-74,999 21 2 (189) 8 95 62 19 18
$75,000-99,999 26 86 (153) 155 122 47 2 285
$100,000-124,999 4 43 (38) 58 107 55 9 238
$125,000-149,999 4 8 (25) 86 88 13 3 177
$150,000+ 0 47 56 185 68 13 8 377
Total 123 183 (714) 452 683 251 66 1,044
New Household Formations - 2006-2011

Income Range Age 15-24 Age 25-34 Age 35-44 Age 45-54 Age 55-64 Age 65-74 Age 75+ Total
Less than $10,000 (2) (3) (14) 0 8 8 14 11
$10,000-14,999 (5) 6 (9) (4) (1) 5 6 (2)
$15,000-19,999 (7) 0 (9) (14) 0 19 8 (3)
$20,000-24,999 (5) 0 (13) (9) 8 15 1 (3)
$25,000-29,999 3 (12) (14) (7) 5 15 (4) (14)
$30,000-34,999 (3) (11) (19) (13) 13 51 (24) (6)
$35,000-39,999 (11) (6) (28) (38) 32 14 23 (14)
$40,000-44,999 9 13 (28) (21) 25 1 12 11
$45,555-49,999 13 (7) (28) 28 (8) 18 3 19
$50,000-59,999 1 7 (48) (24) 17 69 15 37
$60,000-74,999 2 16 (81) (91) 98 21 27 (8)
$75,000-99,999 (1) 81 (99) (52) 133 76 21 159
$100,000-124,999 8 76 (18) 27 88 66 15 262
$125,000-149,999 (3) 26 (22) 41 92 50 12 196
$150,000+ (2) 38 57 154 156 22 7 432
Total (3) 224 (373) (23) 666 450 136 1,077

Sources: Claritas and Ackerman/JJG (February 2007)

Ackerman & Co.




2006 EMPLOYMENT COMPOSITION
PARK PLACE ACTIVITY CENTER MARKET AREA

Industry Sector

Agriculture
Mining
Construction
Manufacturing
Transportation, Communication, Public Utilities
Wholesale Trade
Retail Trade
Finance, Insurance, Real Estate
Services
Hotel and lodging services
Personal services
Business services
Health services
Legal services
Educational services
Social services
Other services
Public Administration

Total

Sources: Claritas and Ackerman/JJG (February 2007)

PARK PLACE ACTIVITY CENTER THREE-MILE RADIUS
LCI STUDY AREA US 78 & ROCKBRIDGE ROAD

Total % of No. of Total % of
Establishments Employment Total Establishments Employment Total

6 41 0.7% 37 282 2.0%

2 80 1.3% 2 80 0.6%
23 439 7.4% 109 950 6.9%
26 284 4.8% 45 393 2.9%
18 259 4.3% 39 438 3.2%
16 276 4.6% 46 470 3.4%
121 2,234 37.4% 288 4,377 31.8%
50 508 8.5% 138 1,048 7.6%
184 1,847 30.9% 589 5,694 41.4%
6 64 1.1% 12 538 3.9%
61 308 5.2% 156 699 5.1%
50 813 13.6% 175 1,221 8.9%
28 332 5.6% 59 489 3.6%
10 28 0.5% 19 47 0.3%
4 62 1.0% 22 1,440 10.5%

7 82 1.4% 34 464 3.4%
18 158 2.6% 112 796 5.8%
0 0 0.0% 3 35 0.3%
446 5,968 100.0%| | 1,296 13,767 100.0%|

Ackerman & Co.
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FORECASTS-POPULATION, HOUSEHOLDS & EMPLOYMENT
LILBURN, SNELLVILLE, GWINNETT COUNTY & ATLANTA REGION

Lilburn - Superdistrict 55*

Jobs/
Population/ Housing
Year Population  Households Household Employment Balance
2000 66,692 23,506 2.84 19,712 0.84
2005 68,411 24,118 2.84 18,858 0.78
2010 72,252 25,577 2.82 20,158 0.79
2015 78,664 28,416 2.77 21,771 0.77
2020 84,553 31,030 2.72 23,855 0.77
2025 89,310 33,204 2.69 25,985 0.78
2030 94,432 35,266 2.68 28,463 0.81
Annual % Change
2000-2005 0.5% 0.5% -0.9%
2005-2010 1.1% 1.2% 1.3%
2010-2015 1.7% 2.1% 1.6%
2015-2020 1.5% 1.8% 1.8%
2020-2025 1.1% 1.4% 1.7%
2025-2030 1.1% 1.2% 1.8%
Jobs/
Population/ Housing
Year Population  Households Household Employment Balance
2000 74,455 24,569 3.03 19,182 0.78
2005 90,424 30,415 2.97 20,112 0.66
2010 97,124 32,690 2.97 21,435 0.66
2015 109,437 37,609 291 22,967 0.61
2020 117,250 40,966 2.86 24,717 0.60
2025 123,456 43,719 2.82 26,785 0.61
2030 130,468 46,476 2.81 29,394 0.63

Annual % Change

2000-2005 4.0% 4.4% --- 1.0% ---
2005-2010 1.4% 1.5% --- 1.3% ---
2010-2015 2.4% 2.8% --- 1.4% ---
2015-2020 1.4% 1.7% --- 1.5% ---
2020-2025 1.0% 1.3% --- 1.6% ---
2025-2030 1.1% 1.2% --- 1.9% ---

* The Park Place Activity Center is primarily located in Superdistrict 55, but a portion is situated in Superdistrict 54.

Source: Atlanta Regional Commission

Ackerman & Co.



FORECASTS (Continued)
LILBURN, SNELLVILLE, GWINNETT COUNTY & ATLANTA REGION

Gwinnett County

Jobs/
Population/ Housing
Year Population  Households Household Employment Balance
2000 588,448 202,567 2.90 291,900 1.44
2005 693,890 241,322 2.88 313,873 1.30
2010 760,134 262,967 2.89 355,629 1.35
2015 843,944 297,567 2.84 396,110 1.33
2020 900,950 322,773 2.79 438,052 1.36
2025 945,891 343,438 2.75 477,215 1.39
2030 988,694 361,335 2.74 516,001 1.43
Annual % Change
2000-2005 3.4% 3.6% 1.5%
2005-2010 1.8% 1.7% 2.5%
2010-2015 2.1% 2.5% 2.2%
2015-2020 1.3% 1.6% 2.0%
2020-2025 1.0% 1.2% 1.7%
2025-2030 0.9% 1.0% 1.6%
Jobs/
Population/ Housing
Year Population  Households Household Employment Balance
2000 3,429,379 1,262,401 2.72 1,991,450 1.58
2005 3,813,709 1,421,506 2.68 1,982,828 1.39
2010 4,038,777 1,497,636 2.70 2,168,669 1.45
2015 4,311,483 1,627,334 2.65 2,375,241 1.46
2020 4,591,877 1,757,524 2.61 2,597,629 1.48
2025 4,886,473 1,892,715 2.58 2,829,838 1.50
2030 5,261,534 2,047,169 2.57 3,086,304 151

Annual % Change

2000-2005 2.1% 2.4% --- -0.1% ---
2005-2010 1.2% 1.0% --- 1.8% ---
2010-2015 1.3% 1.7% --- 1.8% ---
2015-2020 1.3% 1.6% --- 1.8% ---
2020-2025 1.3% 1.5% --- 1.7% ---
2025-2030 1.5% 1.6% --- 1.8% ---

* The Atlanta Region includes the following counties: Cherokee, Clayton, Cobb, DeKalb, Douglas, Fayette, Fulton, Gwinnett,
Henry and Rockdale.
Source: Atlanta Regional Commission

Ackerman & Co.
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[I. Residential Market



RESIDENTIAL MARKET OVERVIEW
PARK PLACE ACTIVITY CENTER MARKET AREA

Single- Multi- [Gwinnett County Market Performance |
Year Family Family Total 12/2005 12/2006
New Starts 0 872
2000 8,849 3,520 12,369 Existing Inventory 53,164 54,036
2001 9,644 1,628 11,272 Occupancy Rate 93.3% 92.5%
2002 9,370 991 10,361 Class A 94.6% 93.6%
2003 9,042 632 9,674 Monthly Rent Per SF $0.79 $0.79
2004 9,385 1,079 10,464 Class A $0.84 $0.85
2005 9,865 36 9,901
2006 7,846 1,110 8,956 [Competitive Apartments - Park Place Area [
Project Units Occupancy
Total 64,001 8,996 72,997 The Columns 296 94.3%
Highland Grove 268 92.9%
Annual Avg. 9,143 1,285 10,428 Orion at Killian Creek 256 94.9%
| 820 94.0% |
30039 30047 30078 30087 Project Pricing
(Gwinnett) (Lilburn) (Snellville) (Gwinnett) Single-Family Subdivisions
Number of Sales Brookwood Village $230,000+
2000 229 308 311 35 Killian's Pond $220,000+
2001 404 259 216 76 Montreaux in Town $250,000+
2002 620 239 267 34 Silver Hill $470,000+
2003 466 219 222 85 Victoria Highland $230,000+
2004 835 92 238 63
2005 790 111 275 21 Total Single-Family Units: 480
2006 754 148 375 16
Total 4,098 1,376 1,904 330 Multi-Family Projects
Average 585 197 272 a7 Brookwood Village TH $180,000+
Villas at Park Place $200,000+
Median Price Park Springs $187,000+
2000 $152,900 $196,650  $219,900  $140,000 (Entrance Fee)
2001 $148,900 $175,000 $266,450  $149,900
2002 $143,900 $183,550 $230,000 $161,650 Total Multi-Family Units: 331
2003 $142,000 $199,900 $183,150  $180,700
2004 $147,600  $220,550  $213,800  $192,500
2005 $164,050  $225,400 $214,400 $257,000 Units Med. Price
2006 $174,865  $234,400  $219,980  $255,600 2005 9,288 $215,397
Total $1,074,215 $1,435,450 $1,547,680 $1,337,350 2004 8,752 $197,000
Average $153,459  $205,064  $221,097  $191,050 2003 8,651 $181,300

Sources: US Census Bureau, AJC Home Report, Realtor.com, Dale Henson Associates, and Ackerman & Co. (February 2007)

Ackerman & Co.



ACTIVE RESIDENTIAL COMMUNITIES
PARK PLACE ACTIVITY CENTER MARKET AREA

Project/
No. Location/Developer Units Price Range Amenities
[SINGLE-FAMILY SUBDIVISIONS
1 Brookwood Village 165 $230,000-$300,000+ Open space/park
Highpoint Road
Richardson Housing Group
2 Killian's Pond 72 $220,000+ Open space/pond
Killian Hill Road
Richardson Housing Group
3  Montreaux in Town 136 $250,000-300,000+ Open space/park
Parkwood Road
Damascus Homes & Presidio Homes
4 Silver Hill 18 $470,000-$520,000+ None
Five Forks Trickum Road
Village Homes
5 Victoria Highlands 89 $230,000+ Open space/park
Bethany Church Road
Brayson Homes
480
[MULTI-FAMILY DEVELOPMENTS
1 Brookwood Village (Townhouses) 135 $180,000-210,000+ Open space/park
Highpoint Road
Richardson Housing Group
2 The Villas at Park Place (Ranch Condos) 104 $200,000-230,000 Ext. maintenance/landscaping,
West Park Place Boulevard clubhouse, fitness center,
New Life Homes swimming pool
3 Park Springs-Golf View Villas* 92 $187,000-470,000 Part of CCRC with Clubhouse,
500 Springhouse Circle (Entrance Fee - 90% fitness center, trails, lake,
Isakson Barnhart Refundable to Estate) dining, and other services
331

Park Springs is a continuing care retirement community (CCRC) located on the edge of the PPAC. It consists
of a 54-acre campus with 398 homes. The golf view villas are the last phase of development.

Source: Ackerman & Co. (February 2007)

Ackerman & Co.



Project/
No. Location/Manager

1 Columns at Paxton
5305 Paxton Lane
ECI/Engineered Concepts

2 Highland Grove
1900 Glen Club Drive
Equity Residential
1900 Glen Club Drive
Equity Residential

3 Orion at Killian Creek
2196 Country Walk
Orion Residential

Total/Weighted Average

Source: Ackerman & Co. (February 2007)

COMPETITIVE APARTMENTS
PARK PLACE ACTIVITY CENTER MARKET AREA

Year No. of Floor Units Monthly Monthly Vacancy Vacancy
Class Built Units Plans Size (SF) Rent Rent/SF Units Rate
B 1995 74 1BR 846-886 $650-695 $0.77-0.78 17 5.7%
177 2BR 1,128-1,224 $825-865 $0.72-0.73
45 3BR 1,403 $950-1,000 $0.68-0.71
296
B 1988 58 EFF 641-711 $610-640 $0.90-0.95 19 7.1%
92 1BR 729-961 $630 0.65-0.86
98 2BR 961-1,078 $795 $0.74-0.83
20 3BR 1,196-1,259 $1,015 $0.81-0.85
268
B 1987 106 1BR 700-950 $746-874 $0.92-1.07 13 5.1%
118 2BR 1,008-1,260  $919-1,210 0.91-0.96
32 3BR 1,385-1,387 $1,188-1,291 $0.86-0.93
256
820 1,027 $838 $0.82 49 6.0%

Amenities

Clubhouse, swimming
pool, fithess center

Clubhouse, swimming
pool, tennis courts,
basketball courts,

fithess center, laundry

facility, gated entrance

Clubhouse, swimming
pool, tennis courts,
fithess center, laundry
facility, gated entrance

Ackerman & Co.



SENIOR HOUSING MARKET PROFILE
PARK PLACE ACTIVITY CENTER MARKET AREA

ASSISTED LIVING/NURSING FACILITIES

Year Total Type of Chain
Facility Location Licensed Beds Ownership Ownership
New London Health Center 2020 McGee Road 1992 144 For Profit Yes
Park Springs** 500 Springhouse Circle 2005 24 For Profit No
Parkwood Living Center 3000 Lenora Church Drive 1997 167 For Profit Yes
Rosemont at Stone Mountain 5160 Spring View Avenue 1994 149 For Profit Yes
Stone Mountain Estates** 1745 Parke Plaza Circle 1997 40 For Profit No
House- % of

Income holds Total Location: 500 Springhouse Circle
Less than $15,000 211 10.4% Developer: Isakson Barnhart
$15,000-24,999 217 10.9% Year Phase | Complete: 2002
$25,000-34,999 310 15.5% Total acres: 54
$35,000-49,999 396 19.8% Type of Project: Continuing Care Retirement Comm.
$50,000-74,999 416 20.8%
$75,000-99,999 226 11.3% Homes, Cottages & Villas Units
$100,000+ 247 12.4% Golf View Homes 25
Total [ 2,023 100.0%| Mountain View Cottages 50

Overlook Villas 64

Park View Villas 167
Golf View Villas (Under Const.) 92

House- % of 398

Income holds Total Health Center (Assisted/Nursing) 64 Beds
Less than $15,000 244 9.7% Entrance Fee: $150,000-500,000+
$15,000-24,999 260 10.3% Monthly Services Fees: $1,500-3,000
$25,000-34,999 348 13.8% Occupancy Rate: 100% (Golf Villas 70% Reserved)
$35,000-49,999 467 18.5% Amenities: 50,000 square-foot clubhouse with
$50,000-74,999 548 21.7% dining room, fitness center, etc.;
$75,000-99,999 323 12.8% Garden, greenhouse, walking trails
$100,000+ 337 13.3% Services: Dining, housekeeping, maintenance,
Total [ 2,527 100.0%| transportation, retail, etc.

SENIOR HOUSEHOLD TRENDS*

Annual % Change

2006 2011 % of Total Households 2000- 2006-
Age Cohort 2000 Estimate Projection 2000 2006 2011 2006 2011
55-64 2,026 2,792 3,460 16.1% 20.3% 23.4% 5.5% 4.4%
65-69 585 724 1,066 4.6% 5.3% 7.2% 3.6% 8.0%
70-74 438 554 663 3.5% 4.0% 4.5% 4.0% 3.7%
75-79 352 358 448 2.8% 2.6% 3.0% 0.3% 4.6%
80-84 199 266 271 1.6% 1.9% 1.8% 5.0% 0.4%
85+ 109 120 160 0.9% 0.9% 1.1% 1.6% 5.9%
Total - 65+ | 1,683 2,022 2,608 13.4% 14.7% 17.6% 3.1% 5.2%|
Total Households 12,591 13,734 14,817 100.0% 100.0% 100.0% 1.5% 1.5%

% 65+ Households 13.4% 14.7% 17.6% --- ---

* The demographic information is for a three-mile radius from US 78 and Rockbridge Road.
** These properties are located within the three-mile trade area.
Sources: Claritas and Ackerman/JJG (February 2007). Ackerman & Co.



2006 HOUSING PROFILE
PARK PLACE ACTIVITY CENTER MARKET AREA

PARK PLACE ACTIVITY CENTER THREE-MILE RADIUS
STUDY AREA US 79 & ROCKBRIDGE ROAD

% of % of
Total Total Total Total
Housing Units by Units in Structure
1 Unit Attached 21 1.4% 120 0.8%
1 Unit Detached 839 54.8% 12,967 89.1%
2 Units 49 3.2% 127 0.9%
3-19 Units 180 11.8% 484 3.3%
20-49 Units 68 4.4% 117 0.8%
50+ Units 78 5.1% 101 0.7%
Mobile Home 271 17.7% 615 4.2%
Boat. RV, Van, Other 25 1.6% 27 0.2%
Total 1,531 100.0% 14,558 100.0%
Housing Units by Year Built
Built 1999-2006 151 9.9% 2,304 15.8%
Built 1990-1998 411 26.8% 2,652 18.2%
Built 1980-1989 387 25.3% 4,357 29.9%
Built 1970-1979 472 30.8% 3,822 26.3%
Built 1960-1969 89 5.8% 1,070 7.3%
Built 1950-1959 7 0.5% 178 1.2%
Built 1940-1949 14 0.9% 63 0.4%
Built 1939 or Earlier 0 0.0% 112 0.8%
Total 1,531 100.0% 14,558 100.0%
Median Year Structure Built 1985 1985
Housing Units by Tenure
Occupied Housing Units 1,371 100.0% 13,734 100.0%
Owner-Occupied 986 71.9% 12,295 89.5%
Renter-Occupied 385 28.1% 1,440 10.5%
Vacant Housing Units 1,492 52.1% 6,786 33.1%
Total Housing Units 2,863 100.0% 20,520 100.0%
Value of Owner-Occupied Housing Units
Less Than $20,000 134 13.6% 300 2.4%
$20,000-$39,999 54 5.5% 166 1.4%
$40,000-59,999 7 0.7% 39 0.3%
$60,000-79,999 22 2.2% 83 0.7%
$80,000-99,999 24 2.4% 134 1.1%
$100,000-149,999 164 16.6% 2,550 20.7%
$150,000-199,999 353 35.8% 3,850 31.3%
$200,000-299,999 162 16.4% 3,443 28.0%
$300,000-399,999 52 5.3% 1,063 8.6%
$400,000-499,999 11 1.1% 461 3.7%
$500,000-$749,999 2 0.2% 160 1.3%
$750,000-$999,999 1 0.1% 31 0.3%
$1,000,000+ 0 0.0% 15 0.1%
Total 986 100.0% 12,295 100.0%
Median Owner-Occupied House Value $162,500 - $187,338

Sources: Claritas and Ackerman/JJG (February 2007)
Ackerman & Co.



[1l. Retail Market



RETAIL I\/IARKET OVERVIEW PARK PLACE ACTIVITY CENTER

SUMMARY OF SHOPPING CENTERS (3-MILE RADIUS)

o mi 1

DEMOGRAPHIC TRENDS (3-MILE RADIUS)

Study Area 3-Mile Trade Area
No. Sq. Ft. No. Sq. Ft.
Shopping Centers by Year Open
1970s 2 33,230 3 66,827
1980s 8 846,414 12 1,160,188
1990s 3 501,912 7 793,176
2000s 0 0 2 121,000
13 1,381,556 24 2,141,191
Shopping Centers by Size (SF)
<50,000 6 156,478 9 231,075
50-100,000 2 153,157 7 485,643
100-150,000 3 388,041 6 740,593
150-300,000 0 0 0 0
>300,000 2 683,880 2 683,880
13 1,381,556 24 2,141,191

Population: 40,382
Annual % Change (1990-2006): 1.45%
2011 Projection: 43,785
% Minority Population: 44.0%
% Under 18: 24.6%
% Over 65: 9.0%
% College Graduate: 40.4%

Households: 13,734
Average Household Size: 2.93
% Owner-Occupied Housing: 89.5%
Median House Value: $187,338

Average Household Income: $87,098

Retail Trade Potential (Sales in $000s)

Demand $694,240
Supply $1,280,416
Gap/Market Potential ($586,176)

ANCHOR TENANTS (3-MILE RADIUS)

Specialty Stores
Best Buy

Discount/Gen. Mdse.
Super Target

Grocery Stores
Always Fresh Produce

Ingles Super Wal-Mart Funtime Hobbies
Kroger (2) Hibbett Sports
Publix Dollar Stores Hobby Lobby
Super Target Dollar General (2) Home Depot
Super Wal-Mart Dollar Tree Lowes

Party Mart
Drug Stores Furniture Stores PetsMart
CVS/pharmacy (2) Farmer's Furniture Sports Authority
Eckerd (2) Furniture Village Staples
McKenzie Drugs Patterson's Furniture
Walgreen's

Source: Ackerman/JJG (February 2007)

Apparel Stores
Cato

K&G Fashion
Marshall's
Ross

TJ Maxx

Hotels

Best Western
Comfort Inn

Country Inn & Suites
Days Inn

Gwinnett Inn
Holiday Inn Express
Intown Suites

Full-Serv. Restaurants
Applebee's

Blue Moose Tavern
Chili's

Frontera Mexican Grill
Joe's Crab Shack
Longhorn Steakhouse
Metro Café Diner
Moes Southwest Grill
Nagano

Outback Steakhouse
Red Lobster

Ackerman & Co.



SHOPPING CENTERS (10,000+ SF) - PARK PLACE ACTIVITY CENTER

Year
Built

In Line
Stores Anchor Tenants

Leasable
Area (SF)

Available Vacancy Net Rent

No. Shopping Center/Location Area (SF) Rate Per SE

Park Place Activity Center

1 BestBuy 1993 30,400 0 0.0% 1
uUs 78

2 Eastmont S/C 1988 109,044 109,044 100.0% 0
5206 US 78

3 1475-1555 East Park Place 1988 45,000 0 0.0% $6.00 2
1475-1555 East Park Place

4 1580 East Park Place 1988 13,161 0 0.0% 3
1580 East Park Place

5 Lowe's 1999 128,997 0 0.0% 1
4855 US 78

6 Mountain East S/C 1983 83,284 55,626 66.8% 40
5295 US 78

7 Park Place Square 1987 28,835 3,465 12.0% $12.00 16
1525 East Park Place

8 Rivercliff Place 1977 12,230 912 7.5% $16.00 6
4975 US 78

9 Rivercliff Village 1975 21,000 4,350 20.7% $12.00 9
4814 US 78

10 Stone Mountain Festival 1988 347,217 30,451 8.8% $11-15 17
1825 Rockbridge Road

11 Stone Mountain Square 1991 336,663 70,000 20.8% 40
5370 US 78

12 Stonebridge Crossing 1980 69,873 24,330 34.8% $6.50-14 13
1900 Rockbridge Road

13 Target S/C 1980s 150,000 0 0.0% 1
uUs 78

1,375,704 298,178 21.7% - 148

Best Buy

Cub Foods (Vacant)

K&G Fashion Superstore, Fabric World
Funtime Hobbies, Jack's

Lowe's

Kroger (Vacant), UPS Store

Outback Steakhouse, HC Computer
Verizon, Blue Moose Tavern

McKenzie Drugs, Pizza Hut

Super Wal-Mart, Hobby Lobby, Metro PCS
(Vacant Carmike)

Marshall's, TJ Maxx, Ross, Staples, Bally
(Vacant Old Navy, Media Play, Linens n Things)

Dollar Tree, ElTorero, Thompson Frame

Target

1 Deshon Plaza 1994 65,320 0 0.0% --- 4
374-386 N. Deshon Road

2 Ingles at Annistown 1985 50,000 0 0.0% 5
5100 Annistown Road

3 Killian Hill Center 1985 113,216 7,423 6.6% $18.50 22
4051 US 78

4 Killian Hill Village 1992 139,336 0 0.0% 7
4121 US 78

5 Mountain Park Plaza 1978 33,597 8,274 24.6% $12.00 14
5385 Five Forks Trickum Road

6 Mountain View Village 1987 99,908 5,675 5.7% 19
4002 US 78

7 Rockbridge Crossing 1986 50,650 0 0.0% 0
650 Rockbridge Road

8 Rockbridge Plaza 1990 20,000 2,400 12.0% 15
7245 Rockbridge Road

9 Rockbridge Village 2005 100,000 5,250 5.3% $22.00 14
1227 Rockbridge Road

10 Shoppes at Lucerne 2006 21,000 6,832 32.5% $18.00 0
4747 US 78

11 4235US 78 1996 66,608 0 0.0% 2
4235 US 78

759,635 35,854 4.7% 102

MARKET AREA TOTAL

Sources: CoStar Group and Ackerman/JJG (February 2007)

2,135,339

334,032

15.6%

Publix, Blockbuster

Ingles

Publix, Dollar General, Party Mart, Moes
Home Depot, PetsMart

Always Fresh Produce, Collossus Rest.
Kroger, Lenscrafters, Jackson Hewitt
Ingles (Vacant)

Daddy O's Restaurant

Kroger

Unknown

Sports Authority, Farmers Furniture

Ackerman & Co.



RETAIL TRADE POTENTIAL (2006)
PARK PLACE ACTIVITY CENTER MARKET AREA

PARK PLACE ACTIVITY CENTER

THREE-MILE RADIUS
US 78 & ROCKRIDGE ROAD

Demand/ Supply/ Retail Demand/ Supply/ Retail

Consumer Retail Opportunity Consumer Retail Opportunity
Category Expenditures Sales Gap/Surplus Expenditures Sales Gap/Surplus
Motor vehicles, parts & dealers $11,818,415 $109,594,941 ($97,776,526) $141,315,992 $206,439,367 ($65,123,375)
Furniture & home furnishings $1,363,894 $4,213,187 ($2,849,293) $19,816,283 $13,100,583 $6,715,700
Electronics & appliances $1,236,948 $10,896,489 ($9,659,541) $16,508,016 $16,422,542 $85,474
Building material & garden equipment $6,121,720 $12,139,997 ($6,018,277) $86,344,454 $31,226,931 $55,117,523
Food & beverages $6,414,902 $23,979,235 ($17,564,333) $75,836,534 $82,368,054 ($6,531,520)
Health & personal care $2,854,771 $3,974,433 ($1,119,662) $32,077,675 $33,156,612 ($1,078,937)
Gasoline stations $5,983,451 $14,409,176 ($8,425,725) $67,672,128 $41,919,447 $25,752,681
Clothing & clothing accessories $2,499,938 $26,584,507 ($24,084,569) $35,626,755 $35,804,258 ($177,503)
Sporting goods, hobbies, books, & music $905,702 $2,009,017 ($1,103,315) $12,699,792 $8,511,267 $4,188,525
General merchandise/department stores $6,539,989 $29,918,201 ($23,378,212) $84,653,963 $701,793,799  ($617,139,836)
Miscellaneous items $1,361,555 $4,753,425 ($3,391,870) $17,611,066 $13,993,279 $3,617,787
Non-store retailers (e-shopping, vending) $3,144,335 $3,594 $3,140,741 $40,944,004 $1,955,108 $38,988,896
Food service & drinking places $5,272,203 $27,208,617 ($21,936,414) $63,133,135 $93,724,323 ($30,591,188)
Total | $55,517,823  $269,684,819 ($214,166,996)| $694,239,797  $1,280,415,570 ($586,175,773)|

Note: The five-mile radius trade area has a positive retail gap of approximately $193.2 million in retail sales.

Sources: Claritas and Ackerman/JJG (February 2007)

Ackerman & Co.



ATLANTA RETAIL MARKET PROFILE
Year-End 2006

No. of
Map Shopping Existing Available Occupancy
Area Submarket Centers Sq. Ft. Sq. Ft. Rate Avg. Rent Rate
A  Central Business District 30 2,786,535 216,466 92.2% $22.88
B  Midtown 48 2,835,507 203,245 92.8% $20.82
C  Buckhead 73 6,378,607 212,963 96.7% $30.16
D Sandy Springs 58 4,754,661 400,656 91.6% $37.78
E West Atlanta 20 1,211,673 68,394 94.4% $14.80
F  South Atlanta/Airport 37 3,702,491 235,779 93.6% $26.69
G East Atlanta 69 6,109,785 392,314 93.6% $11.24
H Northeast Atlanta 42 4,122,243 189,989 95.4% $17.51
|  Peachtree Corners/Norcross/I-85 98 8,476,136 660,651 92.2% $36.95 |
J  North Fulton 137 10,483,248 1,213,461 88.4% $20.00
K Cumberland/East Cobb 118 9,126,068 767,365 91.6% $19.30
L  Austell/Fulton Industrial 34 2,538,539 350,938 86.2% $12.66
M  1-85 South 21 1,269,708 189,983 85.0% $27.33
N  Forest Park/Jonesboro/Clayton County 67 5,535,999 469,682 91.5% $14.92
O  Stockbridge/McDonough/Henry County a7 3,326,838 224,358 93.3% $17.90
P Lithonia/Conyers/I-20 70 6,695,317 1,858,814 72.2% $12.33
Q Stone Mountain/Snellville 81 5,922,556 668,789 88.7% $11.19
R Northeast Gwinnett County 120 11,366,120 909,150 92.0% $18.82
S Kennesaw/Northwest Cobb 69 6,183,042 370,329 94.0% $14.89
T  Cartersville/Bartow County 5 871,673 76,417 91.2% $8.92
U  Forsyth County/Georgia 400 North 50 3,626,693 236,332 93.5% $19.32
V  Gainesville/Hall County 27 1,494,198 412,680 72.4% $11.66
W  Cherokee County 51 2,806,598 305,693 89.1% $19.29
X Douglasville/Douglas County 29 2,318,698 124,446 94.6% $22.49
Y Fayetteville/Fayette County 33 3,427,895 275,710 92.0% $14.54
Z  Griffin/Spalding County 10 1,361,985 222,555 83.7% $11.47
AA Dallas/Paulding County 14 1,197,217 107,535 91.0% $28.53
BB Newnan/Coweta County 18 1,654,985 266,044 83.9% $12.65

Metro Atlanta Total

121,585,015

Sources: Dorey's Atlanta Retail Space Guide (Spring/Summer 2007) and Ackerman & Co.

11,630,738

2000-2006

Avg. Annual Avg. Annual
Deliveries  Absorption

(Sq. Ft.) (Sq. Ft.)
230,120 224,239
99,359 138,285
(143,835) (121,443)
(269,904) (236,601)
(24,044) 3,572
98,988 119,914
219,442 277,172
(219,430) (177,524)
(254,097) (219,663)
193,663 100,163
(379,424) (340,410)
(140,179) (124,856)
(145,926) (99,918)
(261,019) (228,379)
325,895 304,956
195,803 (15,288)
(276,713) (254,586)
434,264 479,230
(204,243) (171,432)
(50,811) (46,690)
268,105 247,666
(94,406) (119,673)
46,289 19,908
(250,854) (204,467)
120,835 90,631
22,382 10,656
47,545 39,377
32,966 14,133
(379,228) (291,027)
Ackerman & Co.



V. Office-Industrial Market



OFFICE & INDUSTRIAL MARKET OVERVIEW

PARK PLACE ACTIVITY AREA

[AGGREGATE MARKET

| [PARK PLACE MARKET SUMMARY

Vacancy Net Ab- New No. of Total Vacancy
Time Inventory Rate soprtion  Deliveries Project/Product Buildings  Sq. Ft. Rate
Industrial - Stone Mountain Submarket Mountain East Bus. Park 19 531,021 17.0%
Mountain Park Place 2 54,439 17.1%
12/2004 25,020,698 11.0% 299,771 127,317 Parker Court Bus. Park 9 236,934 0.0%
12/2005 25,148,015 7.5% 1,045,363 0 Freestanding Buildings 16 204,240 19.8%
12/2006 25,148,015 5.1% 498,610 0 46 1,026,634 13.6%
Office - Northeast Submarket (Gwinnett/Hall) Office Properties 16 100,678 19.8%
Flex Properties 17 443,500 19.4%
12/2004 17,600,672 18.8% 292,999 147,064 Industrial Properties 13 482,456 7.1%
12/2005 17,747,736 16.8% 735,171 367,593 46 1,026,634 13.6%
12/2006 18,115,329 19.5% 157,654 784,829
|TENANT PROFILE (5,000+ SF)*
Oown/
No. Tenant Location Industry Sqa. Ft. Lease
1 A&A Services Mountain East Bus. Pk.-2136  Business Services 7,000 Lease
2 ABBA Mountain East Bus. Pk.-2230 Manufacturing 7,100 Lease
3 Advanced Distributor Products Mountain East Bus. Pk.-2175  Manufacturing 20,000 Lease
4 Crown Roll Leaf Mountain East Bus. Pk.-2305 Manufacturing 7,000 Lease
5 Digital Information Systems 2300 W Park Place Blvd. Computers/Data Proc. 7,000 Lease
6 Durham GEO Enterprises Mountain East Bus. Pk.-2175 Personal Services 24,000 Lease
7 Expedited Transportation Svc. Mountain East Bus. Pk.-2169  Transportation 7,000 Lease
8 GA Communications Mountain East Bus. Pk.-2196 Business Services 40,000 Lease
9 GuideOne Insurance Mountain East Bus. Pk.-2305 Insurance 16,000 Lease
10 Gynecology & Obstetrics of Dekalb ~ DeKalb Medical Plaza Medical 7,400 Lease
11 Heatcraft Refrigeration Products Mountain East Bus. Pk.-2175  Manufacturing 85,000 Own
12 Ises Corporation Mountain East Bus. Pk.-2165  Engineering/Architecture 11,000 Lease
13 Mountain National Bank 2300 W Park Place Blvd. Financial Services 7,500 Lease
14 Precision Hope Mountain East Bus. Pk.-2200  Manufacturing 37,200 Lease
15 Renaissance Management 2300 W Park Place Blvd. Personal Services 7,300 Lease
16 RWS Wire & Cable 2300 W Park Place Blvd. Manufacturing 19,000 Lease
17 Silliker, Inc. Mountain East Bus. Pk.-2169 Medical 7,000 Lease
18 Stone Mountain Contracting Mountain East Bus. Pk.-2156 Utilities 5,000 Lease
19 Trilogy Audiometrics 1685 E Park Place Blvd. Retailers/Wholesalers 5,100 Lease
20 TSI Mountain East Bus. Pk.-2220 Warehousing 7,000 Lease
21 Williams Group Mountain East Bus. Pk.-2075  Personal Services 34,000 Lease
22 Williams Group Mountain East Bus. Pk.-2076 Personal Services 60,000 Lease
* This is not an all inclusive list, but it provides an indication of large tenants in the market area.
Sources: CoStar Group and Ackerman/JJG (February 2007) Ackerman & Co.



OFFICE-INDUSTRIAL PROPERTIES
PARK PLACE ACTIVITY CENTER

Type of Year Rentable Available Vacancy Rent
No. Project/Address Property Built Area (SF) Area (SF) Rate Per SF
Mountain East Business Center
1 2136 W Park Court Flex 1985 17,280 2,880 16.7% $10-12
2 2146 W Park Court Flex 1985 8,640 0 0.0% $10-12
3 2155 W Park Court Flex 1987 11,724 6,384 54.5% $10-12
4 2156 W Park Court Flex 1987 9,074 1,440 15.9% $10-12
5 2165 W Park Court Flex 1987 33,451 1,473 4.4% $10-12
6 2166 W Park Court Flex 1985 7,916 1,200 15.2% $10-12
7 2169 W Park Court Flex 1988 23,774 0 0.0% $10-12
8 2171 W Park Court Flex 1988 14,876 4,680 31.5% $10-12
9 2175 W Park Court Flex 1980s 24,000 0 0.0% $10-12
10 2196 W Park Court Distribution 1985 39,513 0 0.0% $10-12
11 2200 W Park Court (Precision Hope) Light Manuf.  1980s 37,210 0 0.0% $10-12
12 2220 W Park Court (TSI) Warehouse 1995 7,040 0 0.0% $10-12
13 2230 W Park Court (ABBA) Office 1997 7,165 0 0.0% $10-12
14 2046 W Park Place Blvd. Flex 1985 13,365 0 0.0% $10-12
15 2056 W Park Place Blvd. Flex 1980s 13,760 3,860 28.1% $10-12
16 2066 W Park Place Blvd. Flex 1985 34,213 34,213 100.0% $10-12
17 2075 W Park Place Blvd. (Williams) Distribution 1985 63,320 34,000 53.7% $10-12
18 2076 W Park Place Blvd. Flex 1985 59,700 0 0.0% $10-12
19 2175 W Park Place Blvd. (Heatcraft) Warehouse 1985 105,000 0 0.0%

531,021 90,130 17.0%
Mountain Park Place

20 1785 E Park Place Blvd. Flex 1987 26,144 1,578 6.0% $10.50-11
21 1835 E Park Place Blvd. Flex 1987 28,295 7,726 27.3% $9.50-11.50
54,439 9,304 17.1%
Parker Court Business Center
22 1860 Parker Court Distribution 1982 24,267 0 0.0%
23 1899 Parker Court Office 1982 6,561 0 0.0%
24 1939 Parker Court Distribution 1983 30,027 0 0.0%
25 1940 Parker Court Distribution 1981 35,244 0 0.0%
26 1959 Parker Court Distribution 1987 26,244 0 0.0%
27 1960 Parker Court Distribution 1985 32,060 0 0.0%
28 1979 Parker Court Distribution 1987 30,475 0 0.0%
29 1980 Parker Court Distribution 1985 27,808 0 0.0%
30 1999 Parker Court Distribution 1990 24,248 0 0.0%
236,934 0 0.0%
Freestanding Buildings
31 1755 E Park Place Blvd. (Mtn. Park Medical Ctr.) Office 5,169 0 0.0%
32 1640 E Park Place Blvd. Office 1988 11,619 0 0.0%
33 1685 E Park Place Blvd. Office 1985 5,130 0 0.0%
34 2305 W Park Place Blvd. Flex 1997 30,000 0 0.0%
35 2136 W Park Place Blvd. Office 1988 4,320 2,880 66.7% $8-11
36 2240 W Park Place Blvd. Office 1995 17,011 17,011 100.0% $11.00
37 2300 W Park Place Blvd. Flex 1988 87,288 20,487 23.5%  $5.50-10
38 2415 W Park Place Blvd. Office 1990 5,868 0 0.0%
39 DeKalb Medical Plaza-1805 Parke Plaza Cir Office 1994 11,000 0 0.0%
40 2045-2055 Rockbridge Road (2 buildings) Office 1986 11,780 0 0.0%
41 2065 Rockbridge Road Office 1989 2,281 0 0.0%
42 2110 Rockbridge Road (Cacala Law Firm) Office/Res. 1964 1,468 0 0.0%
43 2130 Rockbridge Road (Ga. Premium Ins.) Office/Res. 1964 1,542 0 0.0%
44 2140 Rockbridge Road Office 1993 2,818 0 0.0%
45 2256 Rockbridge Road Office 1964 1,846 0 0.0%
46 5014 US 78 Office 1986 5,100 0 0.0%

204,240 40,378 19.8%

Total [1,026,634 139,812  13.6%)|

Sources: CoStar Group and Ackerman/JJG (February 2007) Ackerman & Co.
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ATLANTA OFFICE MARKET PROFILE
4th Quarter 2006

Space
CLASS A MARKET Under
Existing % of Vacancy NET ABSORPTION (SF) Existing Vacancy Construction
Submarket Sq. Ft. Total  Rate 2006 2005 Sq. Ft. Rate (Sa. Ft.)
Buckhead 15,100,983  8.7%  12.7% 559,720 (71,321) 10,582,201  13.3% 1,072,874
Central Perimeter 27,861,271 16.1%  16.3% 878,930 899,744 18,364,836  17.4% 386,000
Downtown 21,773,905 12.6%  23.7%  (225,954) 330,765 12,855,845  26.4% 476,658
Midtown 16,282,448  9.4%  12.0% 835,816 685,808 9,645,011  15.1% 668,541
North Fulton 21,801,561 12.6%  16.6% 1,175,952 467,726 12,767,548  15.1% 410,624
[Northeast 18,115,329 10.4% 19.5% 157,654 735,171 6,290,860  19.7% 279,826 |
Northlake/Decatur 15,843,824  9.1%  11.0% 259,946 323,745 1,742,106  11.5% 174,100
Northwest 28,710,565 16.6%  18.9% 166,314 76,014 14,034,156  18.9% 201,500
South Atlanta 6,515,353  3.8%  15.0% 13,087 288,371 543,477  13.7% 258,870
West Atlanta 1,425,792  0.8%  18.6% (27,263) 61,974 0 0.0% 47,800
Atlanta Total [ 173,431,031 100.0%  16.8% 3,794,202 3,797,997 86,826,040  17.9% 3,976,793 |

Note: This analysis is based on office buildings containing a minimum of 10,000 square feet. Owner-occupied buildings are not included.

Sources: CoStar Group and Ackerman & Co.



ATLANTA OFFICE MARKET SUPPLY AND ABSORPTION TRENDS - 4th Quarter 2006

SUPPLY FACTORS/TRENDS

Existing Inventory
No. of Buildings
Existing Sq. Ft.
Avg. Building Size (Sq. Ft.)

Vacant Space
Direct Vacant Sq. Ft.
Direct Vacancy Rate
Vacant Sublease Sq. Ft.
Sublease Vacancy Rate
Total Vacant Space

Vacancy Rate (Direct & Sublease)
Sq. Ft. Under Construction

New Deliveries (Sq. Ft.)
1998
1999
2000
2001
2002
2003
2004
2005
2006

Avg. Sq. Ft. Delivered
1998-1999
2000-2006
1998-2006

ABSORPTION TRENDS

Net Absorption (Sq. Ft.)
1998
1999
2000
2001
2002
2003
2004
2005
2006

Avg. Annual Absorption
1998-1999
2000-2006
1998-2006

Sources: CoStar Group and Ackerman & Co.

Buckhead

Central
Perimeter

Midtown

North
Fulton

Northeast

Northlake/
Decatur

Northwest

Atlanta

METRO
ATLANTA

94 257 117 114 282 345 321 352 161 33 2,076
15,100,983 27,861,271 21,773,905 16,282,448 21,801,561 | 18115329 | 15843,824 28710565  6,515353  1,425792 173,431,031
160,649 108,410 186,102 142,828 77,311 52,508 49,358 81,564 40,468 43,206 83,541
1,662,530 4,288,353 4,720,141 1675821 3,233,749 [ 3349611 | 1670824 5027523 890,940 265,246 26,784,738
11.0% 15.4% 21.7% 10.3% 14.8% 18.5% 10.5% 17.5% 13.7% 18.6% 15.4%
255,192 239,645 449,535 285,117 387,778 181,324 68,558 391,577 87,041 0 2,345,767
1.7% 0.9% 2.1% 1.8% 1.8% 1.0% 0.4% 1.4% 1.3% 0.0% 1.4%
1,917,722  4527,998  5169,676 1,960,938 3,621,527 [ 3,530,935 | 1,739,382 5,419,100 977,981 265,246 29,130,505
12.7% 16.3% 23.7% 12.0% 16.6% 19.5% 11.0% 18.9% 15.0% 18.6% 16.8%
1,072,874 386,000 476,658 668,541 410,624 279,826 174,100 201,500 258,870 47,800 3,976,793
1,132,595 787,477 25,000 0 2,469,450 [ 1,485,250 187,000 1,312,690 16,500 0 7,415,962
424,635 830,703 0 165,000 2,545,317 1,137,035 52,650 1,027,403 459,867 53,400 6,696,010
0 1,523,663 650,000 0 2461587 [ 1,494,829 298,000 812,625 170,670 93,355 7,504,729
559,620 0 18,000 1,437,554 3,193,194 927,403 143,300 735,213 188,414 0 7,202,698
0 90,000 357,782 233,500 360,099 620,014 120,960 928,710 22,460 0 2,733,525
0  1,025546 0 488,000 425,000 155,736 0 195,000 125,000 15,000 2,429,282
0 39,000 28,794 529,999 78,000 147,064 0 145,000 170,388 0 1,138,245
31,000 152,369 319,853 0 100,950 367,593 187,385 244,210 169,907 0 1,573,267
192,985 35,100 41,141 670,000 696,374 784,829 54,338 241,056 136,440 40,000 2,892,263
2,340,835 4,483,858 1440570 3524053 12,329971 | 7,119,753 | 1,043,633  5641,907 1,459,646 201,755 39,585,981
778,615 809,090 12,500 82,500 2,507,384 | 1,311,143 119,825 1,170,047 238,184 26,700 7,055,986
111,944 409,383 202,224 479,865 1,045,029 642,495 114,855 471,688 140,468 21,194 3,639,144
260,093 498,206 160,063 391,561 1,369,997 791,084 115,959 626,879 162,183 22,417 4,398,442
407,545 311,055 376,485 265,896 2,569,195 777,893 106,366 1,074,653 31,135 (3,751) 5,916,472
943,812 110,750 919,479 (207,108) 2,236,056 811,870 132,889 519,972 175,964 103,283 5,746,967
344527 1,134,427 1242471 238522 2,402,359 024,342 81,731 391,991 98,940 49,905 6,909,215
(497,270) (710,668) (842,533) (332,564) 1,056,174 559,120 (3.282) (106,218) 104,872 5,199 (767,170)
(526,218) (938,187) (223,227) 120,568 382,591 194,886 (356,473) (820,165) 185,681 91,300 (1,889,244)
(254,617)  (1,113,687) (262,478) 467,132 437,821 396,230 309,269 88,472 122,344 (61,327) 129,159
681,479 878,042 (500,553) 957,518 873,728 292,999 (78,112) 472,406 220,823 (20,964) 3,777,366
(71,372) 899,744 330,765 685,808 467,726 735,171 323,745 76,014 288,371 61,974 3,797,946
559,720 878,930 (225,954) 835,816 1,175,952 157,654 259,946 166,314 13,087 (27,263) 3,794,202
1,587,606 1,450,406 814,455 3,031,588 11,601,602 | 4,850,165 776,079 1,863,439 1,241,217 198,356 27,414,913
675,679 210,903 647,982 29,394 2,402,626 794,882 119,628 797,313 103,550 49,766 5,831,720
33,750 146,943 (68,787) 424,686 970,907 465,772 76,689 38,402 147,731 14,118 2,250,211
176,401 161,156 90,495 336,843 1,289,067 538,907 86,231 207,049 137,913 22,040 3,046,101

Ackerman & Co.



ATLANTA INDUSTRIAL MARKET PROFILE

4th Quarter 2006

Direct & Space YTD
Sublease YTD Net Under New
No. of Existing Vacant  Vacancy Absorption Const. Deliveries

Submarket Buildings Sa. Ft. Sa. Ft. Rate (Sqg. Ft) (Sqg. Ft) (Sqg. Ft)
Central Atlanta 272 17,523,101 979,645 5.6% 65,076 0 0
Chattahoochee 422 22,651,715 2,034,533 9.0%  (295,632) 0 31,500
Fulton Ind./I-20 W 823 81,709,028 9,598,218 11.7% 3,041,832 1,989,077 3,277,852
North Central Atlanta 417 21,515,795 2,301,796 10.7% 452,269 106,640 478,846
Northeast/I-85 1,870 155,882,288 16,806,888 10.8% 5,956,515 4,076,209 4,860,470
Northwest/I-75 814 50,132,372 4,332,805 8.6% 1,028,012 68,675 480,680
Snapfinger/I-20 E 362 28,988,786 2,763,987 9.5% (528,157) 45,234 0
South Atlanta 1,035 130,811,533 23,331,820 17.8% 2,663,825 1,700,688 11,200,839
[Stone Mountain 444 25,148,015 1,284,076 5.1% 498,610 0 0 |
TOTAL | 6,459 534,362,633 63,433,768 11.9% 12,882,350 7,986,523 20,330,187 |

Note: CoStar reports on a statistical base of all industrial buildings 15,000+ square feet.

Sources: CoStar Group and Ackerman & Co.



NEW DELIVERIES (Sq. Ft.)

2000
2001
2002
2003
2004
2005
2006

Total

Annual Average

NET ABSORPTION (Sg. Ft.)

2000
2001
2002
2003
2004
2005
2006

Total

Annual Average

VACANCY RATE

December 2000
December 2001
December 2002
December 2003
December 2004
December 2005
December 2006

Sources: CoStar Group and Ackerman & Co.

ATLANTA INDUSTRIAL MARKET TRENDS BY SUBMARKET
2000 - 2006

Central

Atlanta

Chatta-

hoochee

-20 W

Fulton Ind.

North
Central

-85 N

Northeast

I-75 N

Northwest

I-20 E
Snapfinger

South
BT

Stone
Mountain

METRO
ATLANTA

0 66780 1,156,925 839,119 5,836,945 861,786 1,006,784 6,086,521 | 225,932 16,080,792

0 0 3,600,481 583,068 5,182,403 914,837 137,315 7,203,302 20,000 17,641,406

0 0 1,059,412 142,616 3,225,207 524,387 256,667 2,109,331 0 7,317,620

0 0 1,303,420 15,000 1,055,770 141,970 30,000 470,516 | 120,000 3,136,676

0 0 1,576,014 78,200 1,666,707 226,908 627,744 3,392,530 | 127,317 7,695,420

0 0 1,702,490 20,815 3,723,013 741,580 201,403 2,147,600 0 8,536,901

0 31,500 3,277,852 478,846 4,860,470 480,680 0 11,200,839 0 20,330,187

0 98,280 13,676,594 2,157,664 25550,515 3,892,148 2,259,913 32,610,639 | 493,249 80,739,002

0 14,040 1,953,799 308,238 3,650,074 556,021 322,845 4,658,663 70,464 11,534,143

(290,510) 545,879 1,336,286 489,461 6,284,574 1,782,355 1,467,411  5113,283| 981,291 17,710,030

(193,564) (48,245) 1,392,809  (102,409)  (279,507) 650,910 318,283 (213,965)|  (526,520) 997,792
130,848  (398,356) 411,055 109,018  (1,621,992)  (183,446)  (469,224) (199,587)|  (318,190) (2,539,874)
315,330 (175,788)  (455,690)  (432,497) 758,204  (1,000,797) 248,864 171,283 | (215,502) (786,593)
(25,804) 138,052 2,576,996 11,725 2,628,300 409,094 964,775 4,093,101 | 299,771 11,096,010
(530,083) 417,080 2,735,089 786,307 3,187,026 1,018,178 144,006 3,217,339 | 1,045,363 12,020,305
65,076 (295,632) 3,041,832 452,269 5956515 1,028,012  (528,157) 2,663,825 | 498,610 12,882,350
(528,707) 182,990 11,038,377 1,313,874 16,913,120 3,704,306  2,145958  14,845279 | 1,764,823 51,380,020

(78,327) 26,141 1,576,911 187,696 2,416,160 529,187 306,565 2,120,754 | 252,118 7,340,003
9.3% 8.4% 9.8% 11.2% 9.2% 7.9% 7.7% 8.2% 7.5% 8.8%
12.6% 10.3% 13.3% 13.6% 12.6% 9.0% 8.4% 15.1% 9.9% 12.5%
10.0% 10.6% 14.5% 13.5% 16.0% 10.5% 8.1% 17.0% 10.4% 14.1%
8.2% 10.9% 16.6% 15.0% 15.4% 12.4% 7.5% 16.2% 11.5% 14.3%
8.4% 9.6% 14.4% 15.4% 13.7% 11.8% 7.3% 14.0% 11.0% 12.8%
10.5% 6.8% 12.0% 10.5% 12.8% 11.2% 7.1% 12.2% 7.5% 11.3%
5.6% 9.0% 11.7% 10.7% 10.8% 8.6% 9.5% 17.8% 5.1% 11.9%




V. Key Development Sites



KEY DEVELOPMENT/REDEVELOPMENT SITES (5+ Acres)
PARK PLACE ACTIVITY CENTER

No. Owner/Location

1 JM Williams, Jr. et al
West Park Place Blvd.

2 Reddy Limited Partnership etal
5041 US 78

3 JDN Real Estate
4925 US 78 (Next to Lowes)
4 Toco Properties
1475 E Park Place Blvd.
5 JM Williams, Jr. et al
West Park Place Blvd. (both sides)
6 BT Stone Mountain, LLC
5295 US 78
7 Lulabell Barnes

1898 Puckett's Drive

8 Oakwell Assets Georgia, Inc.
4855 US 78 (Next to 4925 US 78/Lowes)

9 Wm. H. Garner/Jubilee Christian Church
US 78 & Park Plaza Circle

10 Richard A. Dunham
2251 Colonial Oaks Way

11 Aurora Communities
Corinth Drive

12 Confusion, Ltd. and Toco Hill, Inc.
Us 78

Source: Gwinnett County Tax Commissioner's Office and Ackerman/JJG (February 2007)

Property Value
Acres Value* Per Acre Zoning Comments
80.24 $2,936,800 $36,600 M1 Vacant site; owner is
Light Industrial ~ seeking rezoning to allow
for residential development;
site totals about 90 acres
including property in DeKalb
46.66 $2,750,000 $58,937 M3 Currently improved with
Mobile Home Stone Mtn. Heights
Park mobile home park
26.90 $3,015,400 $112,097 Cc2 Vacant site
Gen. Business
11.22 $2,893,420 $257,881 Cc2 Currently improved with
Gen. Business Eastmont S/C-Former
Cub Foods (109,044 SF)
11.04 $441,600 $40,000 M1 Vacant site; listed
Light Industrial for sale
10.20 $3,200,000 $313,725 C2 Currently improved with
Gen. Business Mountain East S/C
Former Kroger (83,284 SF)
7.25 $143,300 $19,766 R1 Triangular-shaped site
Residential in residential area
7.13 $298,200 $41,823 Cc2 Vacant site
Gen. Business
6.87 $477,000 $69,432 Cc2 Potential assemblage of
Gen. Business two properties
6.42 $94,400 $14,704 R1 Residential site at end
Residential of cul-de-sac
6.33 $116,300 $18,373 R1 Rectangular site at end
Residential of cul-de-sac
5.83 $433,100 $74,288 C2&R1 Potential assemblage of
Gen. Business three properties
& Residential
[ 226.09 $16,799,520 $74,305 |

Ackerman & Co.






Park Place Core Team

Ed Klassen, Evergreen Lakes HOA

Diane Bowen, Stone Mountain Heights/Mobile Home Park, Inc.
Jack Burton, Skate-a-long

Muriel Costabile, Resident, Villas

Frances Smith, Resident, Corinth Hills

Mary Koponen, Summertown HOA

Leonardo McClarty, DeKalb County Economic Development
Clyde Shephard, property owner

Carol Smith, (assistant principal) Shiloh Elementary School
Diane Maier, RedPepper Consulting

Jason Thompson, City of Snellville Planning



Appendix C: Public Kick-off Meeting Summary



 Exit78

' Park Place Blvd

Activity Center

PARK PLACE ACTIVITY CENTER STUDY

Meeting Date: January 29, 2007
Meeting Location: The Embassy

1925 Glenn Club Drive
Attendees: 52 signed in

Agenda

Introductions - Brett Harrell - 78 CID Executive Director
Format of Tonight’s Meeting - Gary Cornel/

Overview of Project Goals and Schedule - Gary Cornell
Community Preference Survey - Charlotte Weber

Break Out Sessions

Presentation
Brett Harrell, Executive Director welcomed all the attendees and expressed how important this
project is to the community’s future. Gary Cornell from JJG then gave an overview of the evening’s
agenda and then an overview of the project goals and schedules. Some of the highlights from the
presentation include:
Project facts:
e Population: 3,567 persons in 1,371 households
o0 Median Age: 39.4 years (12.6% of population > 65 yrs.)
0 Median HH income in 2006 is $54,086
0 Median Value of Home is $162,500 (72% are Owners)
o Racial composition is 53% non-white/ 47% white
e Employment: 445 businesses with 5,928 employees
o 38% are retail jobs and 31% service sector jobs

e Traffic: Average Daily Traffic on US 78 was 57,000 vpd in 2005

Study Area Issues:

e Changing Demographics and Economics
e Traffic Congestion

e  Mobility Needs

e  Access Management & Connectivity

Study Area Opportunities

e Stone Mountain Park

o Attractive Work Places

e Accessible Neighborhoods
e Vacant Land

Project Goals
e Foster Sense of Place and Create a Distinctive Character

e Address Transportation and Land Use Needs within the Study Area
e [stablish Specific Master Plan with Design Standards

PPAC Kick-off Meeting — Summary Page 1
January 29, 2007
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' Park Place Blvd

Activity Center

PARK PLACE ACTIVITY CENTER STUDY

The presentation also included information from the transportation analysis, real estate market
analysis, land-use and transportation relationship, and public outreach and involvement.

Next a question and answer session was held to as specific questions, which are summarized below:

General Notes/Q&A:

e What about service roads?
GC — we are looking at that — especially re-widening/access
e How will the study look at housing?
GC —new housing types for changing demographics (e.g. smaller households, more
elderly)
e What about the reversible lanes changing to raised medians? Won’t that make it difficult for
existing businesses?
GC — not if we “minimize” curb cuts and add inter-parcel access and service roads
e Are any CID’s having successes?
GC — Yes, Perimeter/Cumberland CIDs
e Help the businesses that are here rather than adding new business.
GC — shift commercial mix to more mix of uses, less total retail
e The 78 median is designed and likely to be built
e Do CIDs look at mix of businesses?
GC — Ackerman will help with that — example is Decatur business mix
e Relationship between 78 CID and study area

Notes from Comment Sheets:

e Priorities — pedestrian-oriented changes; housing types

e Thoughts — to be able to walk through residential subdivisions (cut through) to get to
business district

e Move post office on East Park Place to empty Cub Food area
Community Preference Survey

After the completion of the question and answer session a community preference survey was held
using wireless keypad voting. Every participant was given a keypad and then were asked to rate their
preference from [1: Very Inappropriate to 5: Very Appropriate] on a variety of land uses including
single family, multi-family, commercial, industrial /office, mixed-use, and street types. The results
appeared on the screen immediately after each voting slide and participants were able to discuss the
results. The top two highest rated images for each topic are featured on the following pages.
Additional analysis will be conducted on the results later in the project.

PPAC Kick-off Meeting — Summary Page 2
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Single Family Results
How appropriate is this SINGLE FAMILY for PPAC? | How appropriate is this SINGLE FAMILY for PPAC? |

Very Inappropriate Very Inappropriate
[ H) (1]
Inappropriate Inappropriate

L I 15%
Neutral Neutral
I 1% | 120%
Appropriate Appropriate

s

&fery Appropriate

\?ery Appropfiate
[ 4%

{30%

How appropriate is this MULTI-FAMILY for PPAC? | How appropriate is this MULTI-FAMILY for PPAC? |

Very Inappropriate . Very Inappropriate
= [ ' —
Inappropriate ’ : | Inappropriate
% - S
Neutral ' - ! . Neutral
I 8% ; | | 2%
Appropriate | | 4. Appropriate
L i L ] 3%
5. Very Appropriate 5. Very Appropriate
[ 2% [ I11%

136%

Commercial
How appropriate is this COMMERCIAL for PPAC? | How appropriate is this COMMERCIAL for PPAC? |

Very Inappropriate . Very Inappropriate
0% F s ¥
Inappropriate el 2. Inappropriate
=t f o NG K]
Neutral w . Neutral
! | 0% ] == | 113%
4. Appropriate Appropriate
I N I

5. very Appropriate : very Appropria?e_
| 118% L .
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PARK PLACE ACTIVITY CENTER STUDY

Industrial /Office

How appropriate is this INDUSTRIAL/OFFICE for PPAC? | How appropriate is this INDUSTRIAL/OFFICE for PPAC? |

1. Very Inappropriate - 1. Very Inappropriate
[ 16% I AN
2. Inappropriate 2. Inappropriate
81 116% s
B, 3. Neutral qirl . Neutral
I 1214 [ & i I 118
# 4. Appropriate s 4. Appropriate
i b 1'% ' b —L
5. Very Appropriate 5. Very Appropriate

Ly I 14%

P

Mixed-Use

How appropriate is this MIXED-USE for PPAC? | How appropriate is this MIXED-USE for PPAC? |

1. Very Inappropriate . Very Inappropriate
[ T
Inappropriate v 2. Inappropriate
Y | 2%

Neutral s 1o ' & 3. Neutral

I 120 : g I 8%
Appropriate 4. Appropriate
= B 1% =

Very Appropriate . Very Appropriate
[ [35% [ 1154

arip

Street Type
How appropriate is this STREET TYPE for PPAC? | How appropriate is this STREET TYPE for PPAC? |

1. Very Inappropriate 1. Very Inappropriate
Hi% [
Inappropriate Inappropriate
[ H 2%
Neutral Neutral
| I15% | 4%

ian
Appropriate

Appropriate

S

I._
Very Appropriate
[ W

I._ — 4
Very Appropriate

133%
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Break Out Sessions

At the conclusion of the Community Preference Survey, participants were then asked to break
out into two groups and were led in a SWOT analysis S: Strengths, W: Weaknesses, O:
Opportunities, T: Threats. The results of this are listed on the following pages.

Group 1:
Facilitated by: Gary Cornell:

Strengths

e Schools

e Recreational opportunities

e Accessibility

e C(lose to 285

e (lose to Stone Mountain Park

e Housing good — large lots & homes; single-family — not cluster homes
e Very few apartments

e Good emergency services — police, fire, EMS
e Strong homeowner association

e Fasy to get around inside the area

e Friendly community

o Good mix of churches

e Retirement community

e Lots of parks in the area

Weaknesses
e Empty/vacant buildings
e Increasing rental property
e Appearance of 78
e Lack of sidewalks (sidewalks to nowhere)
e 78 traffic
e DPedestrian unfriendly
e Deteriorating neighborhoods
e DPoor variety of retail/services
e Not enough nice restaurants
e No grocery store in study area
e Schools declining (south of 78)
e No theaters (movie)
e Traffic is speeding (Park Place)
e Not bike-friendly — hard to get to Stone Mountain Park on bike
e No sidewalks in subdivisions
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e No focal point

e No beginning — no end

e Hodgepodge of businesses — no organization
e No landmarks

e Library needs improvement

e Cut-through traffic (DeKalb Co.)

e Too many “Rockbridge Roads”

e Not enough senior living options

e No transportation system for seniors

Opportunities
e Vacant buildings

e Room for improvement

e Undeveloped real estate

e E. Park — Davis service road would open more business opportunity
e Upper class restaurants- sidewalk cafes

e Mixed-use buildings

e Ethnic restaurants

e Bike options — pedestrian options — multi-use paths
e Special lane for trucks

e Transportation for non-drivers

e Zoning — limits on big box stores

e Book stores — special books

e Express bus to Emory/CDC

Threats
e Property value decline
e More deteriorating homes/retail
e Deteriorating schools
e Crime on the increase
e Not enough law enforcement — manpower
e We could be passed over for Snellville
e Subdivisions could change from safe to ones with lots of crime
e Increase in rentals (single-family)
e Investor-managed housing
e Code enforcement decline
e Vandalism — hard to arrest
e Perception worse than reality — fear
e Increased cut-through traffic on residential quiet streets
e Rezoning to high density (500 homes on 60 acres)
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Group 2:
Facilitated by: Charlotte Weber and Jonathan Lewis

Strengths
e Single-family homes stability
e TFew apartments
e Strong community/neighborhood association
e Community involved in schools
e Retail & accessibility to stores
e Locally owned businesses
e Good local access
e CID
e Sign control
e Stone Mountain Park
e High visibility/gateway
e Accessto 78
e Many parks nearby
e Good place to commute from
e Accessto 124
e Low crime
e Not overly developed, potential to add, not out of control
e Personality maintained
e Schools
e C(lose to I-285
e Retail
e Access to airport, Downtown
e  “QOut, but not too far out”
e Trees, greenery

Weaknesses
e No right-hand turn lanes
e Vacant retail space
e TFew upscale restaurants
e Non-vehicular crossing of 78
e Aging infrastructure
e Lack of investment
e Speed limit (too fast)
e Reversible lanes (begin in June, take 2 years)
e No direct access to Stone Mountain Park — especially bike/pedestrian access
e Shopping areas in decline
* Former Cub Foods
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* Former Kroger
= Ingles
= Vacant theater
e No movie theater
e Rental properties
e Plenty of parking
e Duplication of retail

Opportunities
e Attract large businesses (e.g. UPS), high-tech to help support schools

e To diversify retail

e More upscale restaurants & retail (e.g. Avenues, Forum)
e Outlet mall

e More offices

e Improve sighage & storefronts

e More parks & greenspace

e Outdated architecture

e More walkable community

e More upscale hotels

¢ Bed & Breakfast

Threats
e Opverloading the schools
e Apartments
e Without intervention, the area could decline
e More County support
e Increasing crime
e Gangs
e Area gets passed by
e DPublic transit

e Taxes — Suwanee/Duluth (question was asked if taxes increased)
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