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(404) 371-2155 / plandev@dekalbcountyga.gov 
 
 
 

  

Case No.:    SLUP-18-21957 Agenda #:  N.  2 

Location/Address: 4001 Presidential Parkway Commission District:  1  Super District:  7 

Parcel ID(s): 18-294-07-001 thru -003; 18-294-08-001 thru -138; 18-294-09-001 thru -101 

Request: A Special Land Use Permit (SLUP) to increase the height of a senior housing development 
to 12 stories, from the maximum allowed height of five stories, in an  O-I (Office-
Institutional) district, in accordance with Chapter 27, Article 2, Table 2.2. 

Property Owner(s): Hays Financial Consulting, LLC 

Applicant/Agent: Peacock Partnership, Inc. 

Acreage: 5.66 acres 

Existing Land Use: A vacated former hotel/residential condominiums/nightclub. 

Surrounding Properties: To the northwest, north, and northeast:  the I-285 and I-85 Interchange; to the east:  the 
Clyde Bergman Power Company; to the southeast:  an office/warehouse building; to the 
south:  a vacant lot; to the southeast:  the Hit Atlanta Tennis Center; to the west:  a one-
story, multitenant office building. 

Adjacent Zoning: 
 
 
Comprehensive Plan: 

North:  M  South:  M  East: M   West:  M  Northeast:  M  Northwest:  M  Southeast:  M  
Southwest:  OD 
   
OP (Office Park) Consistent        Inconsistent 

  

      Proposed Density:  70.67 units/acre Existing Density:  None (unoccupied building) 

      Proposed Units:  400 Existing Units:  None (unoccupied building) 

      Proposed Lot Coverage:  79% Existing Lot Coverage:   78.7% 

 
Companion Application:   
 
The applicant has filed a companion application (SLUP-19-21926) to convert the building into a senior housing 
development with a new 176,220 square foot addition to the existing building. 
 
Zoning History:   
 
Based on DeKalb County records, the property appears to have been zoned O-I since adoption of the original zoning 
code and map in 1956. 

X  



 
 

 
Prepared 12/27/2017 by:  MLF      Page 2   SLUP-18-21957/N. 2 
 
 

PROJECT ANALYSIS 
 
The subject property is a 5.66-acre site which is developed with a vacant building that was originally constructed as a 
hotel with restaurants, a nightclub, gift shops, and a ballroom.  The hotel was later converted into condominiums.   
 
The building was designed to have a 14-story, cylindrically-shaped tower which rises above a one-story level.   Parking 
is provided by asphalt parking lots located at front of the building and on each side.  The topography is level.  Vehicular 
access is provided from Presidential Parkway, a two-way, four-lane local street. 
 
The proposal is to renovate the existing building and construct a 12-story tower addition on the top of a one-story 
wing of the existing building.  The resulting structure will be used as senior development with 400 housing units.  The 
maximum allowed height is five stories and the Special Land Use Permit is needed to build the 12-story tower.  The 
application states, “The tower will have 220 residential units, consisting of 11 floors and approximately 185,000 gross 
square feet, along with a roof-top garden.  In addition to a complete renovation of the existing structures, the existing 
drives, parking, and grounds will be refurbished.”  The application goes on to say that there will be “. . . a health and 
wellness center, dining/lounge venues, activity rooms, retail space, spa/salons, pool/outdoor space, and other support 
spaces.” 

 
The complex is proposed to have a mixture of studio, 1-bedroom, and 2-bedroom units, as follows: 
• 132 studio units 
• 234 1-bedroom units 
• 34 2-bedroom units 
 
The character of the area is light industrial.  Adjacent and nearby properties, zoned M (Light Industrial) and OD 
(Office Distribution), are occupied by uses such as the Clyde Bergman Power Company, Hit Atlanta Tennis Center,  
low-rise offices, and warehouses.    
 
LAND USE AND ZONING ANALYSIS 

Section 27-873 of the DeKalb County Zoning Ordinance, “Special land use permit; criteria to be applied” states 
that the following criteria shall be applied in evaluating and deciding any application for a Special Land Use 
Permit.  No application for a Special Land Use Permit shall be granted unless satisfactory provisions and 
arrangements have been made concerning each of the following factors, all of which are applicable to each 
application. 

A.  Adequacy of the size of the site for the use contemplated and whether or not adequate land area is available 
for the proposed use including provision of all required yards, open space, off-street parking, and all other 
applicable requirements of the zoning district in which the use is proposed to be located: 

The size of the site is adequate for a senior housing development.  There is sufficient yard space and off-site 
parking to meet the requirements of the O-I district. 

B. Compatibility of the proposed use with adjacent properties and land uses and with other properties and land 
uses in the district: 

The proposed use is not expected to negatively impact adjacent and nearby land uses.  Conversely, the 
immediately surrounding land uses do not contribute to the sense of community that is desired for a senior 
housing development.  However, amenities and services are available by car in the North Hills Shopping Center, 
which is located on Chamblee-Tucker Road, approximately  4,000 feet to the southeast. 

C. Adequacy of public services, public facilities, and utilities to serve the contemplated use: 

There has been no indication that public services, facilities, and utilities are not adequate to serve the proposed 
use. 
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D. Adequacy of the public street on which the use is proposed to be located and whether or not there is 
sufficient traffic carrying capacity for the proposed use, so as not to unduly increase traffic or create 
congestion in the area: 

Presidential Parkway appears to have adequate capacity to absorb traffic that will be generated by the proposed 
senior housing development.  Comments by the Transportation Division call for the entrance to be re-configured 
to add a left-turn lane. 

E. Whether or not existing land uses located along access routes to the site would be adversely affected by the 
character of the vehicles or the volume of traffic to be generated by the proposed use: 

The proposed development is expected to generate traffic consisting of passenger vehicles and the occasional 
service truck.  Such traffic would not adversely affect existing land uses located on Presidential Parkway or on 
the nearby road network. 

F. Ingress and egress to the subject property and to all proposed buildings, structures, and uses thereon, with 
particular reference to pedestrian and automotive safety and convenience, traffic flow and control, and 
access in the event of fire or other emergency: 

Ingress and egress for all vehicles, including emergency vehicles, appears to be safe and convenient.  The 
property is not served by sidewalks.  A sidewalk and landscape strip in front of the site will be required when the 
front entrance to the site is reconfigured to add a left-turn lane.   

G. Whether or not the proposed use would create adverse impacts upon any adjoining land use by reason of 
noise, smoke, odor, dust, or vibration that would be generated by the proposed use: 

No adverse impacts on adjoining land uses are expected. 

H. Whether or not the proposed use would create adverse impacts upon any adjoining land use by reason of the 
hours of operation of the proposed use: 

The manner of operation is not expected to create adverse impacts on any adjoining land use. 

I. Whether or not the proposed use would create adverse impacts upon any adjoining land use by reason of the 
manner of operation of the proposed use: 

The hours of operation are not expected to create adverse impacts on any adjoining land use. 

J. Whether or not the proposed plan is otherwise consistent with the requirements of the zoning district 
classification in which the use is proposed to be located: 

The existing development does not comply with all of the development standards of the O-I zoning district; 
however, it is legally nonconforming.  After addition of the tower it will continue to be legally nonconforming.  
Addition of the tower does not increase the nonconformity of the existing building. 

K. Whether or not the proposed use is consistent with the policies of the comprehensive plan: 

The 2035 Comprehensive Plan does not contain specific policies for the Office Park designation.  The Regional 
Center, Town Center, and Neighborhood Center character areas have a policy to encourage redevelopment of 
vacant properties with compatible structures.   Regardless, it is difficult to envisage a situation where 
redevelopment of a vacant structure with an appropriate use would conflict with the policies of the 
comprehensive plan.  It should also be pointed out that the rising demand for senior facilities, resulting from 
gradual “aging” of the population of DeKalb County, supports development of the property for seniors’ 
independent and assisted living facilities. 

 
L. Whether or not the proposed plan provides for all buffers and transitional buffer zones where required by the 

regulations of the district in which the use is proposed to be located: 

No buffers or transitional buffer zones are required. 



 
 

 
Prepared 12/27/2017 by:  MLF      Page 4   SLUP-18-21957/N. 2 
 
 

M. Whether or not there is adequate provision of refuse and service areas:   

Refuse and service areas will be the same as those which were used for the hotel and condominium, and there is 
no indication that they will be inadequate. 

 

N. Whether the length of time for which the special land use permit is granted should be limited in duration: 

The proposed use is suitable.  There is no reason to limit its duration. 

O. Whether or not the size, scale, and massing of proposed buildings are appropriate in relation to the size of the 
subject property and in relation to the size, scale, and massing of adjacent and nearby lots and buildings: 

The size, scale, and massing of the proposed new tower are significantly higher and larger than that of adjacent 
and nearby buildings.  From the outset, the design of the building has been different from that of nearby 
buildings.  Apparently it was not meant to be contextual in relation to its neighbors.  It is, rather a stand-alone 
building that is set off by the lower buildings around it. 

P. Whether the proposed plan would adversely affect historic building sites, districts, or archaeological 
resources:   

No historic buildings, sites, districts, or archaeological resources are located on the property or in the 
surrounding area. 

Q. Whether the proposed use satisfies the requirements contained within the supplemental regulations for such 
special land use permit: 

The proposed use satisfies the supplemental regulations for senior housing. 

R. Whether or not the proposed building as a result of its proposed height , would create a negative shadow 
impact on any adjoining lot or building: 
 
The new tower will cast shadows on adjoining properties, but those properties are used for non-residential 
purposes and the shadows would not have negative effects on their operation or use. 

S. Whether the proposed use would be consistent with the needs of the neighborhood or of the community as a 
whole, be compatible with the neighborhood, and would not be in conflict with the overall objectives  of the 
comprehensive plan: 

The proposed use would be consistent with the needs of the neighborhood and of the community as a whole, 
would be compatible with the neighborhood, and would not be in conflict with the overall objectives  of the 
comprehensive plan. 

 
Compliance with District Standards: 
 

O-I STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

MIN. LOT AREA  

 

20,000 square feet 5.66 acres Yes 

MIN. LOT WIDTH  

 

100 feet 311.52 feet Yes 

MAX. LOT COVERAGE  

 

80% 79% Yes 
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MIN. OPEN SPACE  If > 40,000 s.f  of gross floor 
area,  20% 

No enhanced open space 
required. 

27% (67,703 square feet) Yes 

O-I STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

  FRONT  Min. – 20 ft.; Max. 60 ft. (TBD)  

 INTERIOR SIDE  East side -- min. 20. ft. 

West side – min. 30 ft. 

(TBD)  

 REAR   Min. 20 ft. (TBD)  

TRANS’L  HEIGHT PLANE The property does not adjoin 
residential, thus a transitional 
height plane is not required. 

    (Not applicable) (N.A.) 

O-I STANDARD REQUIRED/ALLOWED  PROVIDED/PROPOSED COMPLIANCE 

PARKING Min.  .75 spaces per dwelling 
unit = 300 spaces 

Max. 2.25 spaces per dwelling 
unit = 900 spaces 

303 spaces Yes 

 
SUPPLEMENTAL REGULATIONS 
 
B.  Accessory uses: Senior housing facilities shall include one (1) or more of the following accessory uses:  

1. Ancillary clinics, personal service, retail (e.g., pharmacy, hair salon, medical offices).  
2. Central kitchen and dining facility.  
3. Recreation and amenities.  
4. Building/clubhouse for classes, meetings, concerts, storytelling, etc.  
5. Adult day care.  
 

The applicant has submitted information indicating that the development will contain a health and wellness 
center, a central kitchen and dining facility, activity rooms, and recreational facilities. 

 
F.    Assisted living, nursing and continuing care facilities shall provide the following:  

1.  Primary and secondary support services: Approval for assisted living, nursing or continuing care 
facilities shall not be granted without documentation of provisions for the following primary and 
secondary services:  
a. Primary services: on-site dining facility, twenty-four-hour on-call medical services, on-site licensed 

practical nurse, on-call registered nurse, linen and housekeeping services, and transportation 
services.  

b. Secondary services: physical therapy, medication administration program, care technician services 
(clothes changing, bathing, etc.), on-site personal care (barber, beauty salon), fitness center, library.  
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c. Access to outdoor seating and walking areas shall be provided as part of every assisted living, nursing 
or continuing care facility.  

 
The proposed development will not be an assisted living, nursing, or continuing care facility. 

 
G.   A senior housing facility shall only be approved after consideration of the use permit criteria, found in 

Article 7 and after consideration of the following:  

1.  Proximity and pedestrian access to retail services and public amenities.  
2.  Transportation alternatives.  
3.  Integration into existing neighborhoods through connectivity and site design.  
4.  Diverse housing types.  
5.  Site and building design that encourages social interaction.  
6.  Building design that meets easy living standards.  
 

The amenities that are proposed for the building and grounds are expected to encourage social interaction.  For 
example, socializing can occur in the beauty salon, during activities, or in the dining room.  The site is not located 
in or next to an existing residential neighborhood.  Thus, it must become its own “neighborhood”, with amenities 
located within the building or on-site.  The application states that bus transport to external sites will be provided, 
as well as a fleet of electric vehicles for use by the residents. 

 
H.  In addition, in consideration of the special land use permit or special administrative permit for a senior 

housing facility, the following criteria shall be evaluated based on the degree to which these elements 
provide transition from the proposed project to adjacent existing development:  

1. Building height.  
2. Landscaping.  
3. Maximum lot coverage.  
4. Setbacks from exterior property lines.  
5. Site size.  
6. Access to thoroughfare.  
 

Because the site is not located next to residential development, there does not appear to be a need for a 
transition to adjacent development.   

 
I. Submittal requirements. The following documents and information are required for submittals for rezoning, 

special land use permits, land development permits and building permits associated with proposed senior 
living facilities:  

1. Survey and site plan (per established requirements in Article 7).  
2. Landscape and tree plan.  
3. Number and location of residential units.  
4. Types of units.  
5. Amenities.  
6. Institutional/non-residential services.  
7. Proximity to services such as health care, shopping, recreation, and transit.  

https://library.municode.com/ga/dekalb_county/codes/code_of_ordinances?nodeId=CODECO_CH27ZO_ART7AD
https://library.municode.com/ga/dekalb_county/codes/code_of_ordinances?nodeId=CODECO_CH27ZO_ART7AD
https://library.municode.com/ga/dekalb_county/codes/code_of_ordinances?nodeId=CODECO_CH27ZO_ART7AD


 
 

 
Prepared 12/27/2017 by:  MLF      Page 7   SLUP-18-21957/N. 2 
 
 

8. Other documents addressing the approval criteria in subsections G. and H.  
 

The applicant has submitted all the documents necessary to evaluate this proposal.  No landscape plan was 
submitted; however, the landscaping remains in place from original construction of the building, and the proposal 
does not involve significant changes to the landscaping of the site. 

 
STAFF RECOMMENDATION:   

The rising demand for senior facilities, resulting from gradual “aging” of the population of DeKalb County, supports 
development of the property for seniors’ independent and assisted living facilities. The requested height of the 
proposed new tower is suitable in the context of its location and the surrounding land uses.  The size, scale, and 
massing of the proposed new tower are significantly higher and larger than that of adjacent and nearby buildings.  
From the outset, the design of the building has been different from that of nearby buildings.  Apparently it was not 
meant to be contextual in relation to its neighbors.  It is, rather a stand-alone building that is set off by the lower 
buildings around it.  The new tower is expected to cast shadows on adjoining commercial properties, but the 
shadows would not have negative effects on their operation or use.  Therefore, the Department of Planning and 
Sustainability recommends “Approval” with the following conditions:   

 

1. The proposed senior housing facility shall have no more than 400 units and shall be no more than 12 stories in 
height, consistent with the site plan titled, “Senior Living SLUP”, by Peacock Architects, dated 10/31/17 and with 
the elevations titled, “Senior Living SLUP”, prepared by Peacock Architects, dated 12/19/17. 

2. The front entrance to the site shall be reconfigured to allow addition of a left-turn lane, subject to review by the 
Public Works Transportation Division. 

3. The approval of this rezoning application by the Board of Commissioners has no bearing on other approvals by 
the Zoning Board of Appeals or other authority, whose decision should be based on the merits of the application 
before said authority. 

 
Attachments: 
1. Department and Division Comments 
2. Application 
3. Site Plan 
4. Zoning Map 
5. Land Use Plan Map 
6. Aerial Photograph 
7. Site Photographs 
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NEXT STEPS 
 
 Following an approval of this zoning action, one or several of the following may be required:                    
 
 • Land Disturbance Permit    (Required for of new building construction on non-residential properties, or land 

disturbance/improvement such as storm water detention, paving, digging, or landscaping.)   
 

 
• Building Permit   (New construction or renovation of a building (interior or exterior) may require full plan 

submittal or other documentation.  Zoning, site development, watershed and health department standards will 
be checked for compliance.)  

 

 
• Certificate of Occupancy (Required prior to occupation of a commercial or residential space and for use of 

property for a business.  Floor plans may be required for certain types of occupants.) 
 

 • Plat Approval  (Required if any parcel is being subdivided, re-parceled, or combined. Issued 
“administratively”; no public hearing required.) 

 
 • Sketch Plat Approval  (Required for the subdivision of property into three lots or more.  Requires a public 

hearing by the Planning Commission.) 
 

 • Overlay Review  (Required review of development and building plans for all new construction or exterior 
modification of building(s) located within a designated overlay district.) 

 
 • Historic Preservation  (A Certificate of Appropriateness is required for any proposed changes to building 

exteriors or improvements to land when located within the Druid Hills or the Soapstone Geological Historic 
Districts.  Historic Preservation Committee public hearing may be required.) 

 
 • Variance (Required to seek relief from any development standards of the Zoning Ordinance.  A public hearing 

and action by the Board of Appeals are required for most variances.) 
 

 • Minor Modification (Required if there are any proposed minor changes to zoning conditions that were 
approved by the Board of Commissioners.  The review is administrative if the changes are determined to be 
minor as described by Zoning Code.) 

 
 • Major Modification (Required submittal of a complete zoning application for a public hearing if there are any 

proposed major changes to zoning conditions that were approved by the Board of Commissioner for a prior 
rezoning.)  

 

 
• Business License (Required for any business or non-residential enterprise operating in Unincorporated 

DeKalb County, including in-home occupations). 
 

 • Alcohol License (Required permit to sell alcohol for consumption on-site or packaged for off-site 
consumption.  Signed and sealed distance survey is required. Background checks will be performed.) 

 
  

 
Each of the approvals and permits listed above requires submittal of application and supporting documents, and 

payment of fees.  Please consult with the appropriate department/division. 
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Rear yard of subject property. 

Subject Property 

New structure is proposed to be constructed on top of this building. 


