
STATE OF GEORGIA 
CITY OF DUNWOODY ORDINANCE 2017-XX-XX 

 

AN ORDINANCE TO AMEND THE CITY OF DUNWOODY ZONING 
MAP FOR ZONING CONDITIONS OF LOT PARCEL NUMBERS 18 348 01 020 
AND 18 348 01 006 IN CONSIDERATION OF SPECIAL LAND USE PERMIT 
SLUP 17-03 (1134 Hammond Road and 4400 Ashford Dunwoody Drive) 

 

WHEREAS: Notice to the public regarding said modification to conditions of 
zoning has been duly published in The Dunwoody Crier, the 
Official News Organ of the City of Dunwoody, Georgia; and 

 
WHEREAS, Applicant Trammell Crow Company seeks a Special Land Use 

Permit from Chapter 27, Section 27-73(b) to increase the 
building height in the C-1 (Local Commercial) Zoning District 
from 2 stories/35 feet to construct a 16-story office building with 
ground floor commercial use and 10-story hotel, which is 
currently part of the Perimeter Mall property but is being 
proposed for a subdivision; and 

 
WHEREAS: To foster pedestrian activity from the MARTA Station, an elevated 

pedestrian connection is being proposed between the proposed 
office building and the existing MARTA parking deck; and 

 
WHEREAS: The development proposes to integrate streetscape 

improvements from the Hammond Drive Corridor Study and, to 
achieve same, will dedicate future Right-of-Way along 
Hammond Drive; and 

 
WHEREAS: The Mayor and City Council find that this SLUP request would be 

consistent with the vision of the Dunwoody Comprehensive Plan 
and Perimeter Center Overlay and will have a positive impact on 
the area, transforming it into a walkable office and commercial 
center. 

 
NOW THEREFORE, The Mayor and City Council of the City of Dunwoody hereby 
ordains and approves Special Land Use Permit 17-03 for this said property to 
allow an increase in building height from 2 stories/35 feet to permit a 16-story 
office building with ground floor commercial use and 10-story hotel. Development 
shall be in substantial compliance with the following exhibits and conditions: 
 
EXHIBIT A: Site plan, completed by Kimley Horn, received July 24, 2017 
 
1. The subject property shall be developed in general conformity with 

Exhibit A above, with changes to meet land development and zoning 
regulations. 

2. Prior to the issuance of a building permit, a final plat shall be reviewed 
and approved by the City of Dunwoody and recorded with DeKalb 
County. 

3. The street improvements recommended in the Hammond Drive Corridor 
Study shall be incorporated into the development along the full street 
frontage. 
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4. The westernmost site entrance from Hammond Drive shall be developed 

with minimum six-foot wide sidewalks.  In the event a bike lane 
connection is provided on the property immediately north of the subject 
property, a bike lane shall be provided by the property owner.  Nothing 
in this condition, however, shall require or obligate the owner of the 
property immediately north of the subject property to install bike lanes 
on its property. 

5. A Building Permit shall be issued from the City of Dunwoody within two 
(2) years of the date of this ordinance, and construction completed 
within four (4) years. Otherwise, all SLUP’s approved with this request 
shall be deemed null and void.  

6. The building shall be LEED certified. 

 
 
 
SO ORDAINED AND EFFECTIVE, this ___ day of _________, 2017. 

 
 

Approved by: 
 
 
 
 

 

Denis L. Shortal, Mayor 
 
Attest: Approved as to Form and Content 

 
 
 
 

  

Sharon Lowery, City Clerk City Attorney 

SEAL 
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MEMORANDUM 

 
To:   City Council  

From:   John Olson, AICP    

Date:   October 9, 2017 

Subject:   SLUP 17-03: Jessica Hill of MMMlaw, attorney for the applicant, on behalf of 
Trammell Crow Company, applicant of a portion of 1134 Hammond Road and 
4400 Ashford Dunwoody Drive, Dunwoody, GA 30346, seeks a Special Land 
Use Permit from Chapter 27, Section 27-73(b) to increase the building height 
in a C-1 (Local Commercial) District from 2 stories/35 feet to permit a 16-
story office building with ground floor commercial use and 10-story hotel. The 
tax parcel of the properties are 18-348-01-020 and 18 348 01 006. 

 
 

 
 
BACKGROUND 
 
The subject site is found on a portion of the Perimeter Mall campus, located at the northeast 
corner of Hammond Drive and the Marta rail line. The site is currently improved with a 119 

SLUP 17-03 
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space mall surface parking lot, 619-space MARTA parking deck (owned by Perimeter Mall, 
LLC), and a small, southwest section of the mall access road (Mall Loop Road). The area 
around the site consists of a Chick-fil-A outparcel to the east, the Dunwoody MARTA Station 
to the west, a two-story, 2,544-space Perimeter Mall parking deck to the north, and big box 
retail shopping center, across Hammond Drive to the south.  Additionally, the State Farm 
Headquarters is found across Hammond Drive to the southwest. The general vicinity of the 
area consists of a balance of shopping, restaurants, and office high-rise buildings. The site is 
zoned C-1 (Commercial) District and part of the Perimeter Center Overlay. According to the 
recently approved Perimeter Center Zoning Districts, the development parcel is also 
envisioned as a PC-1 (Perimeter Center) District, which is intended to support higher 
density development in proximity to MARTA. 
 
SITE PLAN ANALYSIS 
 
The applicant (Perimeter Mall, LLC), on behalf of Trammell Crow Company seeks a Special 
Land Use Permit from Chapter 27, Section 27-73(b) to increase the maximum allowable 
building height in a C-1 (Local Commercial) District from 2 stories/35 feet to permit a 16-
story office building with ground floor commercial use and 10-story hotel.  In 2016, the City 
of Dunwoody approved SLUP 16-092 to allow a 16-story office building with ground floor 
commercial and retail uses.  
 
In response to market demands for the development of hotels adjacent to MARTA, the 
applicant has proposed to modify the site plan to include a 10-story hotel. Review of the site 
plan, however, indicates that the revised site plan reflects a similarly scaled and sited 16-
story office building to the one previously approved.  Additionally, the subject SLUP request 
is associated with the following companion variance requests (case ZBA 17-013), which are 
scheduled to be heard by the Zoning Board of Appeals on September 7, 2017: 
 
1. To encroach the front yard setback for the construction of a 16-story office building 

(Development Parcel); 
2. To encroach the front yard setback for an existing 619-car parking garage (Development 

Parcel);  
3. To encroach into the rear yard setback for the construction of a 16-story building 

(Development Parcel); 
4. To encroach in the rear yard setback for the construction of a 10-story hotel 

(Development Parcel); 
5. To encroach in the side yard setback for the construction of a 10-story hotel 

(Development Parcel); 
6. To encroach into the side yard setback for the construction of a 16-story office building 

(Development Parcel);  
7. To encroach in the side yard setback for an existing 619-car parking garage 

(Development Parcel); and  
8. To encroach into the adjacent property side yard setback for an existing parking garage 

(Mall Parcel) 

The subject property is currently part of the total 85.5 acre Perimeter Mall campus, which is 
currently owned by Perimeter Center, LLC. In order to create a development parcel, a 4.25 
acre tract is proposed to be subdivided from the total acreage of the Mall property.  The 
submitted site plan indicates that the proposed development parcel has an irregular L-shape 
that is defined by 523 feet of frontage along Hammond Road and 663 feet of frontage along 
MARTA’s rail line.  The proposed mixed use development will be served by two existing full 
movement driveways along Hammond Drive, as well as two private mall roads that pass 
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thru the eastern portion of the site.  According to the applicant, the Perimeter Mall will 
retain ownership of the private roads that bisect the site, and the developer will acquire air 
rights over the roads to facilitate construction of the parking deck and pedestrian 
connection.  
 
Based on the plans submitted to staff, the future development parcel will include 347,440 
square feet of office with 3 parking levels and ground floor restaurant uses.  To foster 
pedestrian activity from the Dunwoody MARTA Station, the proposal includes an elevated 
pedestrian connection between the proposed office building and the existing 619-space 
MARTA parking deck. In an effort to improve traffic flow and create more walkable blocks, 
the applicant plans call for a minor reconfiguration of the Mall loop road in and around the 
site. Overall, the streetscape improvements shown on the plans are intended to show 
compliance with the current Perimeter Center Overlay requirements.  
 
PARKING ANALYSIS 
 

 
 
The development parcel contains a 619-space parking deck just east of the MARTA station 
that is leased to MARTA by Perimeter Mall, LLC (the owners of Perimeter Mall).  Due to low 
parking occupancy, they plan to exit the lease and transfer all their parking into an 
adjoining parking structure along the west side of the MARTA Station. From a utilization 
perspective, MARTA has no concerns as it related to the loss of the leased 619 space 
parking deck, as they have determined sufficient space is available in the adjoining deck.   
 
Subsequent to the exit of the lease, the applicant plans purchase and repurpose the 619-
space parking deck for the new development. To cover the balance parking requirements, 
another 410 spaces will be provided within the 16-story office building.  To evaluate the net 
parking supply, the applicant has submitted a shared parking analysis. In response to 
anticipated parking needs, the applicant has also requested a 20% reduction for MARTA 
adjacency, and 13% reduction for shared parking, resulting in a total reduction of parking 
from 1,463 to 1,029 spaces.   
 
TRAFFIC ANALYSIS 
 
In response to staff’s request, the applicant submitted a traffic impact study for the project.  
Based on the analysis, the proposed land use densities associated with the proposed 
development are projected to generate 7.9% and 1.4% fewer vehicular trips during the AM 
and PM peak hours and 7.1% more daily traffic than the previously studied 457,000 square 
foot Nexus at Perimeter development. 
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TREES 
 
Based upon the submitted tree plan, it appears that there are approximately 83 trees found 
on the project site.  Of this total, 40 trees are proposed to be taken down for sidewalks/bike 
lanes, Hammond Drive improvements, and for the development of the project.  Due to the 
addition of the hotel to the site, the project will result in the removal of 3 more trees than 
what was proposed in the 2016 application (SLUP16-092). In response to the changes, the 
developer plans to replant 34 more trees than SLUP16-092, resulting in a total of 143 trees 
on site, and a quantity of 60 more trees than what exists today.  It is important to note that 
two over-story, hardwood specimen trees will be removed as a result of the Hammond Drive 
improvements, not the project.   
 
SURROUNDING LAND ANALYSIS 
 

Direction Zoning Use Current Land Use 

N C-1 Perimeter Mall 
Shopping Center Commercial 

S C-1 Shopping Center Commercial 

E C-1 Restaurant Commercial 

W C-1 Dunwoody MARTA 
Station Transportation 

 
ZONING ANALYSIS 
 
Procedural excerpts from the code as discussed herein are provided below. Portions of the 
Comprehensive Plan related to the Perimeter Center Character Area are attached for 
consideration. 
 
Zoning Ordinance Analysis 
 
Purpose:  
Through the process of a Special Land Use Permit, the applicant has requested to increase 
the building height in a C-1 (Local Commercial) District from 2 stories/35 feet to a 16-story 
office building with ground floor commercial use and 10-story hotel. 
 
Relevant Code Sections: 
1. Section 27-97(b): The maximum building height (stories/feet) in a C-1 district is 2 

stories and 35 feet. 
2. Section 27-97(b)(4): Buildings in excess stated height limits may be approved through 

the special land use permit procedures of article V, division 3. 
 
Review and Approval Criteria 
 
Chapter 27, Section 27-359 identifies the following criteria to be applied by the department 
of planning, the planning commission, and the city council in evaluating and deciding any 
application for a special land use permit.  No application for a special land use permit shall 
be granted by the city council unless satisfactory provisions and arrangements have been 
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made concerning each of the following factors, all of which are applicable to each 
application: 
 

1. Whether the proposed use is consistent with the policies of the comprehensive plan; 
Pursuant to the 2016 Comprehensive Plan, the future land use map in the 
Plan identifies the future land use of subject property as “Perimeter 
Center”, which is defined as a “livable regional center with office, retail, 
mixed-use, and multi-use residential buildings”.  The subject site is located 
within Perimeter Center Character Area and the intended PC-1 District, 
which seeks to have the highest intensity of buildings, support new hotel 
development, reduce excessive surface parking near MARTA, attract a high 
level of employment uses, including active ground story uses and create a 
pedestrian and bicycle oriented environment. Considering these goals, the 
proposal to replace an existing, underutilized surface parking lot into a 
pedestrian friendly, multi-story, mixed-use development remains consistent 
with the policies of Comprehensive Plan. 

 
2. Whether the proposed use complies with the requirements of this zoning ordinance; 

The proposed office, hotel and commercial uses are permitted under the 
existing C-1 District; however, under the zoning category, a Special Land 
Use Permit is required for any building taller than 2 stories or 35 feet.  
 
The PC District Regulating map identified in the PC District regulations 
support the site being rezoned to a PC-1 District.  As such, if the site were to 
be rezoned to a PC-1 District, all requested building heights would be 
allowed by right.  

 
3. Whether the proposed site provides adequate land area for the proposed use, 

including provision of all required open space, off-street parking and all other 
applicable requirements of the subject zoning district;  
The subject parcel is currently zoned C-1 and contains approximately 4.25 
acres of land, which is adequate to create a mixed use, multi-story 
development. The development provides adequate open space as required 
by zoning and demonstrates compliance with Perimeter Center Overlay 
streetscaping requirements.  Review of the site plan confirms that the lot 
coverage after right-of-way expansion is 77%, which remains below the 
80% maximum allowance within the C-1 zoning.  As previously noted, the 
project will be constructed on an underutilized section of Mall surface 
parking, so much of the site is currently paved. 

 
4. Whether the proposed use is compatible with adjacent properties and land uses, 

including consideration of:  
a. Whether the proposed use will create adverse impacts upon any adjoining 

land use by reason of noise, smoke, odor, dust or vibration generated by the 
proposed use;  
The proposal to increase the building height will not create adverse 
impacts upon any adjoining land use by reason of noise, smoke, odor, 
dust or vibration generated.  

b. Whether the proposed use will create adverse impacts upon any adjoining 
land use by reason of the hours of operation of the proposed use;  
The proposed uses are allowed under the existing C-1 zoning district, 
and therefore, will not create adverse impacts upon any adjoining 
land use.  The request to increase the building height will have no 
impact concerning the hours of operation.   
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c. Whether the proposed use will create adverse impacts upon any adjoining 

land use by reason of the manner of operation of the proposed use;  
An increase in the building height for office and hotel uses would not 
create adverse impacts upon any adjoining land use.  As a manner of 
operation, the proposed hotel and office use is similar to surrounding 
commercial and office uses nearby.  
 

d. Whether the proposed use will create adverse impacts upon any adjoining 
land use by reason of the character of vehicles or the volume of traffic 
generated by the proposed use;  
Due to new jobs, arrival of hotel quests, and other commercial and 
office uses, it is anticipated there will be increases in the volume of 
traffic as a result of the development. As previously noted, the 
proposed land use densities associated with the proposed 
development are projected to generate 7.9% and 1.4% fewer 
vehicular trips during the AM and PM peak hours but 7.1% more daily 
traffic than the previously studied 457,000 square foot Nexus at 
Perimeter development. However, it is expected that some traffic 
impacts will be mitigated through the use of MARTA. 
 

e. Whether 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; and  
The size, scale and massing of proposed buildings are appropriate in 
relation to the size, scale and massing of adjacent buildings. As a 
comparison, the overall development will maintain a lower height 
than 21-story State Farm Headquarters which is found diagonal to the 
site, across Hammond Drive. 
 

f. Whether the proposed plan will adversely affect historic buildings, sites, 
districts, or archaeological resources.  
The proposed plan will not have an impact on any historic buildings, 
sites, districts, or archaeological resources. The area on the site 
which the applicant proposes to develop is already built upon with 
surface parking, roads, and a parking deck, all of which have no 
historic significance. 
 

5. Whether public services, public facilities and utilities—including motorized and non-
motorized transportation facilities—are adequate to serve the proposed use; 
Public services, facilities and utilities are sufficient to the serve the 
proposed use.  The adjacency to MARTA makes the site ideal for higher 
density development. 
 

6. Whether adequate means of ingress and egress are proposed, with particular 
reference to non-motorized and motorized traffic safety and convenience, traffic flow 
and control and emergency vehicle access;  
Vehicular means of ingress and egress are not proposed to be changed as 
they currently exist and emergency vehicle access is proposed to be 
sufficient. It can be expected that traffic is increased as a function of the 
development; however, with the site’s proximity to MARTA and I-285, it is 
unlikely that adjacent land uses will be adversely affected by the volume of 
cars created by the proposed use. Further, the pedestrian flow in and out of 
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the site is greatly improved with sidewalks and elevated pedestrian 
walkways, allowing for safe and convenient access to MARTA.  
  

7. Whether adequate provision has been made for refuse and service areas; and 
The site plan proposes an interior garage service port designed for refuse 
and surface areas. Based on the design and layout, it is found within the 
building and hidden from public view, so provision for refuse and services 
appear to be adequate. 
 

8. Whether the proposed building as a result of its proposed height will create a 
negative shadow impact on any adjoining lot or building. 
The proposed 16-story office and 10-story hotel may cause some shadow 
impact to the mall parking deck to the north; however, there will be no 
negative shadow impact to any other adjoining building.  

 
SUMMARY 
 
An increase in building height to 16 stories for an office building and 10 stories for a hotel 
would suitable in light of other 10 to 30-story buildings in the area. As well, the 
redevelopment of the property as indicated on the site plan would be consistent with the 
vision of the Dunwoody Comprehensive Plan and Perimeter Center Overlay, which 
emphasizes dense and walkable development near MARTA. 
 
PLANNING COMMISSION RECOMMENDATION 
 
At their August 8, 2017 meeting, the Planning Commission heard the applicant’s request for 
the subject SLUP. Following discussion with the applicant and staff, the Commission 
recommended approval with the following condition: 
 
1. The plan will allow for a potential connection to the proposed Perimeter Park north of the 

station 

STAFF RECOMMENDATION 
 
Based upon the findings and conclusions herein, staff recommends Approval of a SLUP to 
increase the maximum allowable building height in a C-1 (Commercial) District from (2) 
stories (35 feet) to 16 stories to allow for an office building and 10 stories to allow for a 
hotel with the following exhibits and conditions: 

 
EXHIBIT A: Site plan, completed by Kimley Horn, received July 24, 2017 
 
1. The subject property shall be developed in general conformity with Exhibit A above, with 

changes to meet land development and zoning regulations. 
2. Prior to the issuance of a building permit, a final plat shall be reviewed and approved by 

the City of Dunwoody and recorded with DeKalb County. 
3. The street improvements recommended in the Hammond Drive Corridor Study shall be 

incorporated into the development along the full street frontage. 
4. The westernmost site entrance from Hammond Drive shall be developed with minimum 

six-foot wide sidewalks.  In the event a bike lane connection is provided on the property 
immediately north of the subject property, a bike lane shall be provided by the property 
owner.  Nothing in this condition, however, shall require or obligate the owner of the 
property immediately north of the subject property to install bike lanes on its property. 
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5. A Building Permit shall be issued from the City of Dunwoody within two (2) years of the 
date of this ordinance, and construction completed within four (4) years. Otherwise, all 
SLUP’s approved with this request shall be deemed null and void.  

6. The building shall be LEED certified. 
 

 
Attachments 

• Ordinance granting SLUP 17-03 
• Exhibit A: Site Plan received July 24, 2017 
• SLUP Application Packet 
• Planning Commission August 8, 2017 draft meeting minutes  
• Perimeter Center Overlay 
• Hammond Drive Corridor Study road section 
• Renderings 
• Maps  
• Dunwoody Comprehensive Plan Excerpt 
• Traffic Study 
• Shared Parking Analysis 
• Pocket Park Exhibit 
• Project Traffic Comparison Analysis 
• 2016 Approved Site Plan 
• Letter Amending SLUP17-03 (Submitted 9.29.2017) 
• Hotel Plans/Amenities (Submitted 9.29.2017) 
• Amenity Deck (Submitted 9.29.17) 
• Central Perimeter Office and Hotel – Greenspace Narrative (Submitted 9.29.2017) 
• Tree Removal and Replacement Plan (Submitted 9.29.2017) 
• Landscape Open Space Exhibit (Submitted 9.29.2017) 

-44-

#3.



NORTH

32
80

 P
E

A
C

H
TR

E
E

 R
O

AD
S

U
IT

E
 1

40
0,

 A
TL

A
N

TA
, G

A
 3

03
05

C
E

N
TR

A
L 

P
E

R
IM

E
TE

R
 O

FF
IC

E
11

34
 H

A
M

M
O

N
D

 D
R

IV
E

07/05/2017

011058026

SHEET NUMBER

PROJECT NO.

S
C

A
LE

:

D
R

A
W

N
 B

Y:

D
ES

IG
N

E
D

 B
Y:

C
H

EC
KE

D
 B

Y:

C
LI

EN
T:

P
R

O
JE

C
T:

TI
TL

E:

1 N
o.

R
E

V
IS

IO
N

S
D

AT
E

B
Y

234567

DATE

A
M

EN
D

ED
 F

O
R

 P
R

O
P

ER
TY

 L
IN

E
07

/2
4/

20
17

AR
I

 D
ra

w
in

g 
na

m
e:

 \\
ki

m
le

y-
ho

rn
.c

om
\S

E
_A

M
T2

\A
LP

_P
R

J\
01

10
58

02
6_

C
en

tra
l P

er
im

et
er

 O
ffi

ce
\C

A
D

\E
xh

ib
its

\R
ez

on
in

g 
Pl

an
\2

01
7-

07
-2

4 
SI

TE
 P

LA
N

 E
XH

IB
IT

.d
w

g 
  F

ig
 1

   
Ju

l 2
4,

 2
01

7 
 1

1:
11

am
   

by
: J

or
da

n.
C

or
bi

tt
Th

is
 d

oc
um

en
t, 

to
ge

th
er

 w
ith

 th
e 

co
nc

ep
ts

 a
nd

 d
es

ig
ns

 p
re

se
nt

ed
 h

er
ei

n,
 a

s 
an

 in
st

ru
m

en
t o

f s
er

vi
ce

, i
s 

in
te

nd
ed

 o
nl

y 
fo

r t
he

 s
pe

ci
fic

 p
ur

po
se

 a
nd

 c
lie

nt
 fo

r w
hi

ch
 it

 w
as

 p
re

pa
re

d.
 R

eu
se

 o
f a

nd
 im

pr
op

er
 re

lia
nc

e 
on

 th
is

 d
oc

um
en

t w
ith

ou
t w

rit
te

n 
au

th
or

iza
tio

n 
an

d 
ad

ap
ta

tio
n 

by
 K

im
le

y-
H

or
n 

an
d 

As
so

ci
at

es
, I

nc
. s

ha
ll 

be
 w

ith
ou

t l
ia

bi
lit

y 
to

 K
im

le
y-

H
or

n 
an

d 
As

so
ci

at
es

, I
nc

.

©
 2

01
7 

K
IM

LE
Y-

H
O

R
N

 A
N

D
 A

SS
O

C
IA

TE
S,

 IN
C

.

10
 R

O
S

W
E

LL
 S

TR
E

E
T,

 S
U

IT
E

 2
10

A
LP

H
A

R
E

TT
A

, G
E

O
R

G
IA

 3
00

09
P

H
O

N
E

 (7
70

) 6
19

-4
28

0
W

W
W

.K
IM

LE
Y

-H
O

R
N

.C
O

M

DEVELOPMENT SUMMARY CHART:
PROPERTY SIZE: 185,189 SF (4.25 ACRES)

CURRENT ZONING: C1

BUILDING DATA:
PROPOSED OFFICE BUILDING

OFFICE AREA (GROSS) 347,440 SF
COMMERCIAL RESTAURANT/RETAIL 11,079 SF

MAXIMUM BUILDING HEIGHT 260 FEET

MAXIMUM NUMBER OF STORIES 16 TOTAL
13 OFFICE/LOBBY/AMENITY LEVELS
3 PARKING LEVELS

PROPOSED HOTEL
NUMBER OF GUEST ROOMS 193
MAXIMUM BUILDING HEIGHT 130 FEET
MAXIMUM NUMBER OF STORIES 10 STORIES

SITE DATA: REQUIRED PROVIDED VARIANCE REQUESTED*
SITE AREA 20,000 SF 185,189 SF NO
SITE AREA AFTER ROW 20,000 SF 178,364 SF NO
EXPANSION
MINIMUM LOT FRONTAGE 100' 522' NO
FRONT YARD SETBACK 50' 14' YES
BEFORE ROW EXPANSION
INTERIOR SIDE YARD SETBACK 20' 0' YES
REAR YARD SETBACK 30' 14' YES
FRONT YARD SETBACK 50' 0' YES
AFTER ROW EXPANSION
MAXIMUM LOT COVERAGE 80% MAX 78% NO
MAXIMUM LOT COVERAGE 80% MAX 77% NO
AFTER ROW EXPANSION
MAXIMUM BUILDING HEIGHT 3 / 35 16 / 260 YES / SLUP
(STORIES / FT)
*VARIANCES ARE SHOWN ON SHEET 2 - SITE VARIANCE DIAGRAM

PARKING CALCULATIONS: BLDG. AREA REQ. RATIO REQ. PKG
OFFICE AREA: 347,440 GSF 3.3/1000 1,147 SPACES
RESTAURANT AREA: 11,079 GSF 6.67/1000 74 SPACES
HOTEL GUEST ROOMS 193 RM 1.25/RM 242 SPACES

SUBTOTAL: 1,463 SPACES
20% REDUCTION FOR PROXIMITY TO MARTA: (292) SPACES

REDUCTION FOR SHARED PARKING : (216) SPACES
TOTAL REQUIRED PARKING: 954 SPACES

PARKING PROVIDED: EXISTING DECK 619 SPACES
PROPOSED DECK 410 SPACES
TOTAL PARKING PROVIDED: 1,029 SPACES

PROPOSED SITE MEETS PARKING REQUIRMENTS

BICYCLE PARKING REQUIRED: MIN. 2 OFFICE USE + 146 TRANSIT REDUCTION = 148 SPACES
BICYCLE PARKING PROVIDED: 148 SPACES

BICYCLE PARKING WILL BE PROVIDED IN MULTIPLE LOCATION THROUGHOUT THE DEVELOPMENT.
A LOCATION WILL BE PROVIDED IN THE EXISTING DECK FOR RIDERS USING MARTA TO ACCESS
THE SITE. A LOCATION WILL BE PROVIDED ON THE GROUND LEVEL OF THE PROPOSED OFFICE
BUILDING ADJACENT TO THE FITNESS CENTER. SEVERAL LOCATIONS WILL BE PROVIDED AT
GROUND LEVEL ALONG HAMMOND DRIVE AND THE SIDE STREETS.

LOT COVERAGE PRIOR TO RIGHT-OF-WAY EXPANSION:
TOTAL SITE AREA 185,189 SF
OFFICE BUILDING FOOTPRINT 55,914 SF
HOTEL FOOTPRINT 11,286 SF
EXISTING PARKING DECK FOOTPRINT 40,314 SF
DRIVES SIDEWALKS BIKE LANES 36,362 SF
TOTAL IMPERVIOUS AREA 143,876 SF
TOTAL OPEN AREA 41,313 SF
PERCENTAGE IMPERVIOUS AREA 78%

LOT COVERAGE AFTER RIGHT-OF-WAY EXPANSION:
TOTAL SITE AREA 178,364 SF
OFFICE BUILDING FOOTPRINT 55,914 SF
HOTEL FOOTPRINT 11,286 SF
EXISTING PARKING DECK FOOTPRINT 40,314 SF
DRIVES SIDEWALKS BIKE LANES 30,515 SF
TOTAL IMPERVIOUS AREA 138,029 SF
TOTAL OPEN AREA 40,335 SF
PERCENTAGE IMPERVIOUS AREA 77%

Notes:

The proposed improvements shown along Hammond Drive are based on a Conceptual
Corridor Study performed by the City's consultant. The improvements are shown on these
plans for the purpose of understanding how the future improvements will impact the
proposed site and surrounding properties. The Owner/Developer will provide Hammond
Drive improvements as required by the City as shown on these plans along the northern side
of Hammond Drive on existing or future right of way abutting property on which they own.
Other Hammond Drive improvements are shown on this plan for informational purposes
only.

The streescape improvements shown on these plans are intended to show compliance with
current overlay requirements and are subject to change as needed during design, permitting
and construction. Additionally, streetscape improvements are subject to approval and
agreement between concurrent, contiguous, and adjacent property owners.
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International Marketing Offices:  Beijing 

Jessica L. Hill 
404-504-7754 
jhill@mmmlaw.com 
www.mmmlaw.com 
 

 
 
 
 
 
 
 
 
July 24, 2017 
 
VIA EMAIL AND HAND DELIVERY 
John Olson, AICP 
City Planner, City of Dunwoody  
41 Perimeter Center East, Suite 250 
Dunwoody, GA 30346 
  

Re: Amendment to SLUP-17-03– 1134 Hammond Drive SLUP Application 
 

Dear John: 
 

Enclosed are the following items to amend the above captioned special land use permit 
application: 

 
1. Revised plans reflecting the change in the proposed legal description for the 

development tract pursuant to a request from the property owner; 
2. Revised legal description for the development tract; and 
3. Traffic impact study analysis for the project; and 
4. Shared parking analysis. 

 
The development scope has not changed from the original submittal.  With respect to provision 
of a legal instrument guaranteeing the shared parking will occur, the shared parking is occurring 
entirely on site among the uses proposed on the property.  No legal instrument is needed at this 
time given the existing and proposed common ownership of the parking areas and the proposed 
development areas.  Please amend the application with the enclosed materials and contact me 
with any questions regarding the amendment.   

Very truly yours, 
 
 
 
Jessica L. Hill 

Enclosures 

-66-

#3.



11050159 v1 

LEGAL DESCRIPTION – “CENTRAL PERIMETER OFFICE” 

Being all that tract or parcel of land lying and being in Land Lot 348 of the 18TH District, City of 
Dunwoody, DeKalb County, Georgia and being more particularly described as follows: 
 
Commencing at the point of intersection of the easterly right-of-way line of Perimeter Center Parkway 
(having a variable width right-of-way) and the northerly right-of-way line of Hammond Drive (having a 
variable width right-of-way); thence, leaving the aforesaid right-of-way line of Perimeter Center Parkway 
and running with the said right-of-way line of Hammond Drive South 40° 23' 32" East, 12.81 feet; 
thence, North 47° 54' 09" East, 15.61 feet to a concrete monument found; thence, South 40° 26' 52" 
East, 12.96 feet; thence, South 43° 16' 03" West, 14.14 feet; thence, South 42° 28' 39" East, 33.02 feet; 
thence, South 67° 05' 52" East, 16.35 feet; thence, North 82° 49' 09" East, 30.20 feet; thence, North 89° 
28' 25" East, 190.00 feet; thence, South 00° 31' 35" East, 5.89 feet; thence, North 89° 00' 40" East, 96.11 
feet to a PK Nail Found and the POINT OF BEGINNING. 
 
Thence, from said POINT OF BEGINNING as thus established and leaving the aforesaid right-of- way line 
of Hammond Drive and running with property now or formerly owned by Metropolitan Atlanta Rapid 
Transit Authority per Deed Book 8898, Page 643 as recorded among the Land Records of DeKalb County, 
Georgia 
 
1. North 06° 53' 43" West, 309.97 feet to a point; thence, 
2. North 06° 53' 44" West, 14.22 feet to a point; thence, 
3. North 33° 49' 24" West, 16.14 feet to a point; thence, 
4. North 06° 53' 35" West, 17.00 feet to a point; thence, 
5. North 42° 47' 39" East, 9.61 feet to a point; thence, 
6. North 06° 53' 35" West, 297.91 feet to a point; thence, leaving the aforesaid property of Metropolitan 
Atlanta Transit Authority 
7. 10.72 feet along the arc of a curve deflecting to the right, having a radius of 18.59 feet and a chord 
bearing and distance of North 48° 18' 20" East, 10.57 feet to a point; thence, 
8. North 66° 53' 33" East, 9.15 feet to a point; thence, 
9. South 26° 23' 17" East, 83.91 feet to a point; thence, 
10. 106.83 feet along the arc of a curve deflecting to the right, having a radius of 982.14 feet and a chord 
bearing and distance of South 29° 38' 11" East, 106.77 feet to a point; thence, 
11. South 36° 49' 21" East, 72.84 feet to a point; thence, 
12. South 32° 18' 44" East, 27.46 feet to a point; thence, 
13. 197.42 feet along the arc of a curve deflecting to the left, having a radius of 364.00 feet and a chord 
bearing and distance of South 16° 46' 30" East, 195.01 feet to a point; thence, 
14. North 90° 00' 00" East, 111.75 feet to a point; thence, 
15. South 27° 24' 23" East, 6.20 feet to a point; thence, 
16. North 62° 09' 07" East, 17.58 feet to a point; thence, 
17. South 29° 00' 49" East, 17.35 feet to a point; thence, 
18. North 63° 20' 18" East, 259.17 feet to a point; thence, 
19. South 24° 43' 12" East, 13.90 feet to a point; thence, 
20. 12.05 feet along the arc of a curve deflecting to the left, having a radius of 44.89 feet and a chord 
bearing and distance of South 07° 59' 52" East, 12.02 feet to a point; thence, 
21. South 00° 06' 42" West, 131.26 feet to a point; thence, 
22. South 03° 47' 57" East, 69.83 feet to a point; thence, 
23. South 00° 55' 50" East, 99.34 feet to a point; thence, 
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24.  14.51 feet along the arc of a curve deflecting to the left, having a radius of 33.27 feet and a chord 
bearing and distance of South 12° 00' 45" West, 14.40 feet to a point; on the aforesaid right-of-way line 
of Hammond Drive; thence, running with the said right-of-way line of Hammond Drive 
25. South 89° 21' 16" West, 386.54 feet to a point; thence, 
26. North 00° 36' 11" West, 8.70 feet to a point; thence, 
27. North 89° 41' 31" West, 135.44 feet to the POINT OF BEGINNING, containing 185,189 square feet or 
4.2513 acres of land, more or less. 
 
Described property is subject to all rights-of-way (public and private) and easements, both recorded and 
unrecorded. 
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CITY OF DUNWOODY 
AUGUST 8, 2017 
PLANNING COMMISSION MINUTES 
 
The Planning Commission of the City of Dunwoody held a Meeting on August 8, 2017 
at 6:00 PM.  The meeting was held in the City of Dunwoody City Hall, 41 Perimeter 
Center East, Dunwoody, Georgia 30346.  Present for the meeting were the 
following: 

 

Voting Members: Bob Dallas, Chair 
Paul Player, Vice Chair 
Renate Herod, Board Member 
Thomas O’Brien, Board Member 
 

 
Also Present: Richard McLeod, Community Development Director 

John Olson, Planning Manager 
Kevin Turner, Senior Planner 
Ronnie Kurtz, Planner 

 
 
A. CALL TO ORDER 
 
B. ROLL CALL 
 
C. MINUTES 
 

1. Approval of Meeting Minutes from July 11, 2017. 
 

Thomas O’Brien motioned to approve. Renate Herod seconded. 

Passed: For: 3 (Dallas, O’Brien, Player); Against: 0; Abstain: 1 
(Herod); Absent: 3 (Anders, Grossman, Grove) 

 
D. ORGANIZATIONAL AND PROCEDURAL ITEMS 
 
E. UNFINISHED BUSINESS 
 

2. Review and consideration of a text amendment to the tree ordinance 
(Chapter 16, Division 6) 

 
Amanda Corr presented on behalf of staff. 

 
Thomas O’Brien motioned to approve. Renate Herod seconded. 

Passed: For: 4; Against: 0; Abstain: 0; Absent: 3 (Anders, 
Grossman, Grove) 
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F. NEW BUSINESS 
 

3. SLUP 17-03: Jessica Hill of MMMlaw, attorney for Trammell Crow 
Company, the applicant for a portion of 1134 Hammond Road (tax 
parcel ID 18 348 01 020) and 4400 Ashford Dunwoody Drive, 
Dunwoody, GA 30346 (tax parcel ID 18 348 01 006), seeks a Special 
Land Use Permit per Chapter 27, Section 27-73(b) to increase the 
building height in a C-1 (Local Commercial) District from 2 stories/35 
feet to a 16-story office building and 10-story hotel. 

 
John Olson presented on behalf of staff. 
 
In Favor: 
 

Jessica Hill, attorney on behalf of Trammel Crow Company, applicant, 
presented in favor of the application. 

 
In Opposition: 
 

Nancy Keita, 2146 Brendon Drive, spoke in opposition to the application. 
She expressed concern that the trees would be cut down and traffic may 
be impacted. 

 
Chirs Grivakis, 5699 Mill Trace Dr, spoke in opposition to the application. 
He expressed concern that the area was being overdeveloped and traffic 
is excessive. 

 
Open Board Discussion: 

Commission members asked questions of the applicants and staff. 

Paul Player expressed concern that he was not given a hard copy of the 
documents. 

Mallory Scates, traffic engineer with Kimley Horn, on behalf of the 
applicant, answered questions about how the traffic study was 
generated. 

Bob Dallas expressed support for access to Perimeter Park on the 
property. 

 
Paul Player motioned to approve with the following conditions: 
 

EXHIBIT A: Site plan, completed by Kimley Horn, received July 24, 
2017 
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1. The subject property shall be developed in general conformity with 
Exhibit A above, with changes to meet land development and 
zoning regulations. 

2. Prior to the issuance of a building permit, a final plat shall be 
reviewed and approved by the City of Dunwoody and recorded with 
DeKalb County. 

3. The street improvements recommended in the Hammond Drive 
Corridor Study shall be incorporated into the development along 
the full street frontage. 

4. The westernmost site entrance from Hammond Drive shall be 
developed with minimum six-foot wide sidewalks.  In the event a 
bike lane connection is provided on the property immediately north 
of the subject property, a bike lane shall be provided by the 
property owner.  Nothing in this condition, however, shall require 
or obligate the owner of the property immediately north of the 
subject property to install bike lanes on its property. 

5. The City of Dunwoody is allowed to use the triangular piece of land 
referenced by Bob Dallas above the eastern MARTA parking deck 
as a park, at such time that the City should so choose. 

 
Thomas O’Brien seconded. 

 
Passed: For: 3 (Dallas, O’Brien, Player); Against: 1 (Herod); Abstain: 
0; Absent: 3 (Anders, Grossman, Grove) 
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**ITEMS 4 and 5 WERE HEARD TOGETHER** 
 
4. 

 
MA 17-02: Dennis J. Webb, Jr., attorney for the applicant, Prado 
Perimeter Center, LLC, owner of 121 Perimeter Center West, 
Dunwoody, GA 30346 (tax parcel ID 18 349 05 029), requests to 
amend conditions of zoning of RZ10-041 for the development of a 
hotel, restaurant, and a parking deck. 

 
Kevin Turner presented on behalf of staff. 

 
In Favor: 

 
Den Webb, attorney on behalf of Prado Perimeter Center LLC, applicant, 
presented in favor of the application. 

 
 

In Opposition: 
 

Chris Grivakis, 5699 Mill Trace Dr, spoke in opposition to the application. 
He expressed concern about the height of the buildings. 

 
Nancy Keita, 2146 Brendon Drive, spoke in opposition to the application. 
She expressed concerns specifically about the height of the proposed 
building and how the tree canopy will be preserved. 

 
Open Board Discussion: 
 

Commission members asked questions of staff and the applicant. 
 
Paul Player motioned to defer to the regularly scheduled September 
meeting. Thomas O’Brien seconded. 

 
Passed: For: 4; Against: 0; Abstain: 0; Absent: 3 (Anders, Grossman, 
Grove) 

 

5 SLUP 17-04: Dennis J. Webb, Jr., attorney for the applicant, Prado 
Perimeter Center, LLC, owner of 121 Perimeter Center West, 
Dunwoody, GA 30346 (tax parcel ID 18 349 05 029), seeks 
a Special Land Use Permit to: A) Section 27-23(b) to vary maximum 
building height; B) Section27-98(b)(5) to vary the Major Parkway 
Street Type requirement; C) Section 27-98(b)(6) to vary the Minor 
Parkway Street Type requirement; D) Section 27-98(b)(7) to vary 
the Primary Street Type requirement; E) Section 27-98(d)(8)(a) to 
allow a drive-thru to be visible from a Primary Street; and F) Section 
27-98(d)(9)(a) to allow a drive-thru to front a Primary Street.  
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G. OTHER BUSINESS 
 
H. PUBLIC COMMENT 
 

Chris Grivakis, 5699 Mill Trace Dr, stated that efforts to urbanize the 
Perimeter Area should be slowed. 

Wyesha Dillard, 2027 Perimeter Trace E, thanked the board for their 
efforts, because younger people want to see more density. 

 
I. COMMISSION COMMENT 
 
J. ADJOURN 
 
 
 
 
 
 
 
     Approved by: 
      _______________________________ 
      Chair 
 
 
Attest: 
 
________________________________ 
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Central Perimeter Office Building
JUNE 6, 2017
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Central Perimeter Office Building
JUNE 6, 2017
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Central Perimeter Office Building
JUNE 6, 2017
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kimley-horn.com 817 West Peachtree Street, NW, Suite 601, Atlanta, GA 30308 404 419 8700 

 

July 19, 2017 

Drew Fredrick 
Trammell Crow Company 
3280 Peachtree Road 
Suite 1400 
Atlanta, Georgia 30305 
 

RE: Project Trip Generation Comparison 
 Central Perimeter 
 City of Dunwoody, Georgia 
 

Dear Drew: 

Kimley-Horn is pleased to provide this memorandum summarizing the trip generation for the proposed 
Central Perimeter mixed-use development. The anticipated trip generation for the proposed 
development was compared to the trip generation potential of the site per the previously studied traffic 
study, Nexus at Perimeter (October 2016). 

Project Site Overview 

Central Perimeter is a proposed mixed-use development, approximately 4.4-acre site, located on an 
existing surface parking lot between Hammond Drive, Mall Loop Road, MARTA Station, and Chick-fil-
A in the City of Dunwoody.  

The proposed development will be served by two (2) existing full-movement driveways along Hammond 
Drive and multiple alternative driveways accessible through the Perimeter Mall property.  

A project site aerial is shown on Figure 1. A project site location map is attached to this document.  

 

 

 

 

 

 

 

 

Figure 1: Project Site Aerial 
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Mr. Drew Fredrick, July 19, 2017, Page 2 
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The previously-studied Nexus at Perimeter (October 2016) land uses included approximately 457,000 
SF of general office, 5,000 SF of shopping center, and 8,000 SF of high-turnover (sit-down) restaurant. 
As currently proposed, the Central Perimeter mixed-use development will consist of 193 hotel rooms, 
334,000 SF of general office, and 12,000 SF of high-turnover (sit-down) restaurant on the 4.4-acre 
project site. The previously-studied Nexus at Perimeter (October 2016) and currently-proposed Central 
Perimeter site plans for the proposed development are attached. 

The purpose of this memorandum is to demonstrate that the currently proposed land use densities are 
projected to generate less traffic than the previously-studied land use densities. 

A summary of the previously-studied densities for the Nexus at Perimeter development and the 
currently-proposed densities for the Central Perimeter mixed-use development are provided in Table 
1. 

Table 1: Land Use and Density Comparison 

Land Use ITE 
Code 

Nexus at 
Perimeter 

Central 
Perimeter 

Hotel (rooms) 310 N/A 193 

General Office (SF) 710 457,000 347,440 

Shopping Center (SF) 820 5,000 N/A 

High-Turnover (Sit-Down) 
Restaurant (SF) 

932 8,000 11,079 
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Project Trip Generation 

Trip generation potential for each scenario was evaluated using equations and rates found in the 
Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 9th Edition, 2012. Anticipated 
project trip volumes shown in Table 2 for the AM and PM peak hours represent two-way volumes 
(entering and exiting trips combined). 

Table 2: Trip Generation Comparison 

Land Use ITE 
Code 

Daily Trips AM Peak 
Hour 

PM Peak 
Hour 

Total Enter Exit Total Total 
Nexus at Perimeter (October 2016) – City of Dunwoody 

General Office 

(457,000 SF) 
710 4,166 2,083 2,083 645 590 

Shopping Center 

(5,000 SF) 
820 968 484 484 25 81 

High-Turnover (Sit-Down) 
Restaurant 

(8,000 SF) 

932 1,018 509 509 86 79 

Mixed-Use Reduction -802 -401 -401 -66 -62 

Alternative Mode Reduction (25%) -1,338 -669 -669 -173 -174 

Total 4,012 2,006 2,006 517 514 

Central Perimeter (May 2017) – City of Dunwoody 
Hotel 

(193 units) 
310 1,354 677 677 102 116 

General Office 

(347,440 SF) 
710 3,384 1,692 1,692 518 468 

High-Turnover (Sit-Down) 

Restaurant 

(11,079 SF) 

932 1,410 705 705 120 109 

Mixed-Use Reduction -420 -210 -210 -104 -16 

Alternative Mode Reduction (25%) -1,432 -716 -716 -160 -170 

Total 4,296 2,148 2,148 476 507 

Percentage Difference  
In Total Project Trips 7.1% - - -7.9% -1.4% 

 

From the trip generation comparison shown in Table 2, the currently-proposed land use densities 
(Central Perimeter) are projected to generate approximately 7.9% and 1.4% fewer vehicular trips during 
the AM and PM peak hours, respectively, when compared to the anticipated number of trips under 
previously-studied Nexus at Perimeter (October 2016) densities, as well as approximately 7.1% more 
daily trips. Although daily project trips are projected to increase for the currently-proposed Central 
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Perimeter land use densities, the peak hour project trips are anticipated to be lower. Operational 
improvements are based on peak hour traffic conditions, not daily. The currently-proposed Central 
Perimeter land use densities are projected to have less impact on the surrounding roadway network 
when compared to the previously-studied Nexus at Perimeter land use densities. 

Summary 

In summary, the current land use densities associated with the proposed Central Perimeter mixed-use 
development are projected to generate less peak hour traffic and slightly more daily traffic than the 
previously-studied Nexus at Perimeter densities, thus, resulting in less impact on traffic in both the AM 
and PM peak hours.  

I hope this information is helpful. Please contact me at (678) 533-3934 should you have any questions. 

Sincerely, 

KIMLEY-HORN AND ASSOCIATES, INC. 

 

       

Rob Ross, P.E.       Matt Flynn, EIT 
Vice President       Project Analyst 
 
 
Attachments: 

 Project Site Location Map 
 Trip Generation Analyses (Nexus at Perimeter TIA) 
 Trip Generation Analyses (Central Perimeter) 
 Previously-Studied Site Plan (Nexus at Perimeter TIA) 
 Currently-Proposed Site Plan (Central Perimeter) 
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Land Use Alternate Independent Daily AM Peak Hour PM Peak Hour
 Variables Available Trips Total In Out Total In Out

Proposed Site Traffic
710 General Office Building 457,000 s.f. employees 4,166 645 568 77 590 100 490
820 Shopping Center 5,000 s.f. gross leasable area 968 25 16 9 81 39 42
932 High-Turnover (Sit-Down) Restaurant 8,000 s.f. seats 1,018 86 47 39 79 47 32

Gross Trips 6,152 756 631 125 750 186 564
Office Trips 4,166 645 568 77 590 100 490

Mixed-Use Reductions -105 -31 -15 -16 -6 -2 -4
Alternative Mode Reductions -1,015 -154 -138 -15 -146 -25 -122
Adjusted Office Trips 3,046 460 415 46 438 73 364

Retail Trips 968 25 16 9 81 39 42
Mixed-Use Reductions -366 -10 -6 -4 -29 -16 -13
Alternative Mode Reductions -151 -4 -3 -1 -13 -6 -7
Pass By Reductions (Based on ITE Rates) 0 0 0 0 0 0 0
Adjusted Retail Trips 451 11 7 4 39 17 22

Restaurant Trips 1,018 86 47 39 79 47 32
Mixed-Use Reductions -331 -25 -12 -13 -27 -13 -14
Alternative Mode Reductions -172 -15 -9 -7 -13 -9 -5
Pass By Reductions (Based on ITE Rates) 0 0 0 0 0 0 0
Adjusted Restaurant Trips 515 46 26 19 39 25 13

Mixed-Use Reductions - TOTAL -802 -66 -33 -33 -62 -31 -31
Alternative Mode Reductions - TOTAL -1,338 -173 -150 -23 -172 -40 -134
Pass-By Reductions - TOTAL 0 0 0 0 0 0 0
New Trips 4,012 517 448 69 516 115 399
Driveway Volumes 4,012 517 448 69 516 115 399

k:\alp_prj\018848003_perimeter plaza\eng\traffic\analysis\[20161025_nexus@perimetercenter_analysis.xls]trip generation

Trip Generation Analysis (9th Ed.)

Intensity

Nexus @ Perimeter
City of Dunwoody, Georgia
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Land Use Alternate Independent Daily AM Peak Hour PM Peak Hour
 Variables Available Trips Total In Out Total In Out

Proposed Site Traffic
310 Hotel 193 rooms occ. rooms, employees 1,354 102 60 42 116 59 57
710 General Office Building 347,440 s.f. employees 3,384 518 456 62 468 80 388
932 High-Turnover (Sit-Down) Restaurant 11,079 s.f. seats 1,409 120 66 54 109 65 44

Gross Trips 6,147 740 582 158 693 204 489
Residential Trips 0 0 0 0 0 0 0

Mixed-Use Reductions 0 0 0 0 0 0 0
Alternative Mode Reductions 0 0 0 0 0 0 0
Adjusted Residential Trips 0 0 0 0 0 0 0

Hotel Trips 1,354 102 60 42 116 59 57
Mixed-Use Reductions -161 -20 -2 -18 -6 -3 -3
Alternative Mode Reductions -298 -21 -15 -6 -28 -14 -14
Adjusted Hotel Trips 895 61 43 18 82 42 40

Office Trips 3,384 518 456 62 468 80 388
Mixed-Use Reductions -69 -46 -31 -15 -2 -1 -1
Alternative Mode Reductions -829 -118 -106 -12 -117 -20 -97
Adjusted Office Trips 2,486 354 319 35 349 59 290

Restaurant Trips 1,409 120 66 54 109 65 44
Mixed-Use Reductions -190 -38 -19 -19 -8 -4 -4
Alternative Mode Reductions -305 -21 -12 -9 -25 -15 -10
Pass By Reductions (Based on ITE Rates) 0 0 0 0 0 0 0
Adjusted Restaurant Trips 914 61 35 26 76 46 30

Mixed-Use Reductions - TOTAL -420 -104 -52 -52 -16 -8 -8
Alternative Mode Reductions - TOTAL -1,432 -160 -133 -27 -170 -49 -121
Pass-By Reductions - TOTAL 0 0 0 0 0 0 0
New Trips 4,296 476 397 79 507 147 360
Driveway Volumes 4,296 476 397 79 507 147 360

k:\alp_prj\011058026_central perimeter office\eng\traffic\memo\analysis\[tripgen.xls]trip generation

Trip Generation Analysis (9th Ed.)

Intensity

Central Perimeter
City of Dunwoody, GA

-123-

#
3.



 

kimley-horn.com 817 West Peachtree Street, NW, Atlanta, GA 30308 404 419 8700 

 

July 24, 2017 

Drew Fredrick 
Trammell Crow Company 
3280 Peachtree Road 
Suite 1400 
Atlanta, Georgia 30305 
 
RE: Shared Parking Analysis – Memorandum 
 Central Perimeter 

 City of Dunwoody, Georgia 
 
Dear Drew: 

Kimley-Horn is pleased to provide this memorandum to summarize the evaluation of net parking supply 
that is necessary to accommodate the varied peaking of the mixed-use development’s independent 

uses. This analysis will compare the proposed parking supply with City of Dunwoody off-street parking 
requirements.  

The shared parking demand for the Central Perimeter was analyzed using methodologies provided by 
the Institute of Transportation Engineers (ITE) and Urban Land Institute (ULI) Shared Parking Model. 
This analysis determines parking demand for the site accounting for the ability to share parking 
throughout the day between multiple land uses. 

Project Understanding and Site Overview 

Central Perimeter is a proposed mixed-use development, approximately 4.4-acre site, located on an 
existing surface parking lot between Hammond Drive, Mall Loop Road, the Dunwoody MARTA Station, 
and Chick-fil-A in the City of Dunwoody. As currently proposed, the Central Perimeter mixed-use 
development will consist of 193 hotel rooms, 347,440 SF of general office, and 11,079 SF of restaurant. 

The City of Dunwoody requires minimum off-street parking ratios, as indicated in its municipal code 
(Chapter 27). The City does not specify between weekday and weekend ratios. Parking requirements 
for each of the land uses included in the proposed Central Perimeter are summarized in Table 1. 

Table 1 – Standard Minimum Off-Street Parking Ratios 

Land Use Density Minimum Off-Street  
Parking Rates 

Dunwoody Parking 
Requirement 

Restaurant 11,079 SF 6.67 spaces per 1,000 SF 74 

Hotel 193 rooms 1.25 spaces per guest room 242 
Office 347,440 sq. ft 3.3 spaces per 1,000 sq. ft. 1,147 

Total 1,463 
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Methodology 

The ULI Shared Parking Model is a tool used to determine cumulative parking demand for 
developments with multiple land uses. The model considers that while each land use generates 
demand for a certain number of parking spaces, these parking demands fluctuate by hour, day, and 
month. Because individual land uses may not experience peak parking demand at the same time, the 
model seeks to share parking between these land uses to minimize the amount of space and resources 
devoted to parking. Additionally, the ULI Shared Parking Model allows for alternative mode and non-
captive ratio adjustments to be made for mixed-use developments. 

For the purposes of this analysis, since parking at the proposed Central Perimeter development will 
operate based as a shared model, all parking demand on site is subjected to multi-modal and non-
captive adjustment factors, and analyzed for accumulation trends throughout the day. 

Multi-modal Adjustment Factor 

The City of Dunwoody off-street parking ratios presented in Table 1 are prescribed under the 
assumption that each trip is generated by a vehicle with a single driver, making one stop at one 
destination, and driving a personal vehicle. Due to the proposed development’s proximity to the 

Dunwoody MARTA Station, the parking burden under these standard ratios can be reduced. 
Accordingly, a multi-modal adjustment factor of 20% is applied. 

Shared Parking Reduction 

In mixed-use developments, it can be assumed that some reduction in overall parking needs occurs 
due to patrons, as well as nearby residents and office employees, parking once and visiting multiple 
land uses on site. The parking demand for Central Perimeter was determined using methodology 
provided by the Institute of Transportation Engineers (ITE) and Urban Land Institute (ULI) Shared 

Parking Model. Using the methodology provided by the ITE Trip Generation Handbook, 3rd Edition, 
internal capture reduction calculations were used to determine the non-captive reduction for the uses 
on site. Using ULI methodology to determine peak factors for each use, adjustments are made for AM 
and PM peak hours of the day and the peak month of the year.  

A summary of reductions to City of Dunwoody parking requirements achieved by the multi-modal 
adjustment factor and shared parking adjustment is summarized in Table 2.  

  

Table 2 - Adjustments to Standard Parking Requirements 

Land Use 
Dunwoody 

Parking 
Requirement 

Multi-
modal 

Reduction 

Non-
Captive 

Ratio 

Peak Hour 
Adjustment 

Peak 
Month 

Adjustment 

Weekday 
Parking 
Demand 

Restaurant 74  -14 0.69 0.65 0.95 25 
Hotel 242 -48  0.81 0.6 1.0 95 
Office 1,147  -229  0.91 1.0 1.0 835 

Total  955 
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Summary 

In summary, standard minimum off-street parking requirements for the proposed Central Perimeter 
development may be reduced due to the project’s proximity to the Dunwoody MARTA Station and mix 
of uses on site creating a shared parking opportunity. This reduction is achieved through the application 
of multi-modal and internal trip capture reduction factors. Total minimum parking need for the proposed 
development is determined to be 955 spaces. 

I hope this information is helpful. Please contact me at (678) 533-3934 should you have any questions. 

Sincerely, 

KIMLEY-HORN AND ASSOCIATES, INC. 

 

    
   

Rob Ross, P.E.       Mallory Scates, P.E. 
Vice President       Project Engineer 

 
 
Attachment: 

• ULI Shared Parking Demand Summary 
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Table 7/24/2017
Project: Central Perimeter
Description: Shared Parking Study

SHARED PARKING DEMAND SUMMARY

PEAK MONTH:  JUNE  --  PEAK PERIOD:  2 PM, WEEKDAY
Weekday Weekend Weekday Weekend
Non- Non- Peak Hr Peak Mo Estimated Peak Hr Peak Mo Estimated

Base Mode Captive Project Base Mode Captive Project Adj Adj Parking Adj Adj Parking 
Land Use Quantity Unit Rate Adj Ratio Rate Unit Rate Adj Ratio Rate Unit 2 PM June Demand 11 PM June Demand
Fine/Casual Dining Restaurant 11,079 sf GLA 6.67 0.80 0.69 3.68 /ksf GLA 6.67 0.80 0.69 3.68 /ksf GLA 0.65 0.95 25 0.90 0.95 47
  Employee 0.00 0.80 0.69 0.00 /ksf GLA 0.00 0.80 0.69 0.00 /ksf GLA 0.90 1.00 0 0.85 1.00 0
Hotel-Business 193 rooms 1.25 0.80 0.81 0.81 /rooms 1.25 0.80 0.81 0.81 /rooms 0.60 1.00 95 1.00 1.00 184
  Employee 0.00 0.80 0.81 0.00 /rooms 0.00 0.80 0.81 0.00 /rooms 1.00 1.00 0 0.45 1.00 0
Office 100 to 500 ksf 347,440 sf GLA 0.00 0.80 0.91 0.00 /ksf GLA 0.00 0.80 0.91 0.00 /ksf GLA 1.00 1.00 0 0.00 1.00 0
  Employee 3.30 0.80 0.91 2.40 /ksf GLA 0.00 0.80 0.91 0.00 /ksf GLA 1.00 1.00 835 0.00 1.00 0
ULI base data have been modified from default values. Customer 120 Customer 231

Employee 835 Employee 0
Reserved 0 Reserved 0

Total 955 Total 231

Project Data
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September 6, 2017 
 
VIA EMAIL AND HAND DELIVERY 
John Olson, AICP 
City Planner, City of Dunwoody  
41 Perimeter Center East, Suite 250 
Dunwoody, GA 30346 
  

Re: Amendment to SLUP-17-03 - 1134 Hammond Drive SLUP Application 
 

Dear John: 
 

To supplement the traffic memorandum included in the original application submittal, 
enclosed is an expanded traffic memorandum from Kimley Horn & Associates.  A traffic study 
was performed for this property in 2016 in connection with a 20 story office building with 
ground floor commercial.  The originally submitted traffic information for SLUP 17-03 
compared the proposed development to the 20 story office and commercial building studied for 
the 2016 special land use permit application on the property.  The 2016 traffic study determined 
that no transportation infrastructure improvements were necessitated by the proposed 
development.  The purpose of the original comparison was to affirm that the development 
proposed in SLUP-17-03 did not necessitate any transportation infrastructure improvements.  As 
you are aware, the Mayor and City Council approved a smaller scope development than was 
studied in the 2016 traffic study.  The enclosed traffic report adds a comparison of both trips and 
levels of service for the 16 story office and commercial building approved by the Mayor and City 
Council in 2016.  Please add this to the application materials for reference. 
 

Very truly yours, 
 
 
 
Jessica L. Hill 

Enclosure 
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September 5, 2017 

 

Drew Fredrick 

Trammell Crow Company 

3280 Peachtree Road 

Suite 1400 

Atlanta, Georgia 30305 

 

RE: Project Comparison Memorandum 

 Central Perimeter 

 City of Dunwoody, Georgia 

 

Dear Drew: 

Kimley-Horn is pleased to provide this memorandum summarizing the project comparison for the 

proposed Central Perimeter mixed-use development. The proposed development was compared to the 

previously studied proposed development, Nexus at Perimeter (October 2016), under two scenarios. 

The analysis includes anticipated trip generation and level-of-service analysis for the currently-

proposed Central Perimeter and the two previously-proposed Nexus at Perimeter developments. 

Project Site Overview 

Central Perimeter is a proposed mixed-use development, approximately 4.4-acre site, located on an 

existing surface parking lot between Hammond Drive, Mall Loop Road, MARTA Station, and Chick-fil-

A in the City of Dunwoody.  

The proposed development will be served by two (2) existing full-movement driveways along Hammond 

Drive and multiple alternative driveways accessible through the Perimeter Mall property. A project site 

aerial is shown on Figure 1. 

 

 

 

 

 

 

 

 

Figure 1: Project Site Aerial 
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The previously-proposed Nexus at Perimeter (October 2016) land uses included approximately 

457,000 SF of general office, 5,000 SF of shopping center, and 8,000 SF of high-turnover (sit-down) 

restaurant. These uses were approved except for general office, which was approved at a lower 

intensity of 347,440 SF instead of 457,000 SF. The previously-proposed and previously-approved 

Nexus at Perimeter scenarios were both provided for comparison. As currently proposed, the Central 

Perimeter mixed-use development will consist of 193 hotel rooms, 347,440 SF of general office, and 

12,000 SF of high-turnover (sit-down) restaurant on the 4.4-acre project site.  

A summary of the previously-studied densities for the Nexus at Perimeter development and the 

currently-proposed densities for the Central Perimeter mixed-use development are provided in Table 

1. 

Table 1: Land Use and Density Comparison 

Land Use 
ITE 

Code 

Scenario 1 – 

Nexus at 

Perimeter 

(2016) 

Scenario 2 – 

Nexus at Perimeter 

(2016 Approved) 

Scenario 3 – 

Central Perimeter 

(2017 Proposed) 

Hotel (rooms) 310 N/A N/A 193 

General Office (SF) 710 457,000 347,440 347,440 

Shopping Center (SF) 820 5,000 5,000 N/A 

High-Turnover (Sit-Down) 

Restaurant (SF) 
932 8,000 8,000 11,079 

Project Trip Generation 

Trip generation potential for each scenario was evaluated using equations and rates found in the 

Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 9th Edition, 2012. Anticipated 

project trip volumes shown in Table 2 for the AM and PM peak hours represent two-way volumes 

(entering and exiting trips combined). 
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Table 2: Trip Generation Comparison 

Land Use 
ITE 

Code 

Daily Trips 
AM Peak 

Hour 

PM Peak 

Hour 

Total Enter Exit Total Total 

Scenario 1 – 2016 Nexus at Perimeter (20 Story Office with Restaurant and Retail) 

General Office (457,000 SF) 710 4,166 2,083 2,083 645 590 

Shopping Center (5,000 SF) 820 968 484 484 25 81 

High-Turnover (Sit-Down) 

Restaurant (8,000 SF) 
932 1,018 509 509 86 79 

Mixed-Use Reduction -802 -401 -401 -66 -62 

Alternative Mode Reduction (20%) -1,070 -535 -535 -138 -137 

Total New Trips 4,280 2,140 2,140 552 551 

Scenario 2 – 2016 Nexus at Perimeter (16 Story Office with Restaurant and Retail) 

General Office (347,440 SF) 710 3,384 1,692 1,692 518 468 

Shopping Center (5,000 SF) 820 968 484 484 25 81 

High-Turnover (Sit-Down) 

Restaurant (8,000 SF) 
932 1,018 509 509 86 79 

Mixed-Use Reduction -802 -401 -401 -66 -62 

Alternative Mode Reduction (20%) -914 -457 -457 -112 -112 

Total New Trips 3,654 1,827 1,827 451 454 

Scenario 3 – 2017 Central Perimeter (16 Story Office with Restaurant and 10 Story Hotel) 

Hotel (193 rooms) 310 1,354 677 677 102 116 

General Office (347,440 SF) 710 3,384 1,692 1,692 518 468 

High-Turnover (Sit-Down) 

Restaurant (11,079 SF) 
932 1,408 704 704 120 109 

Mixed-Use Reduction -420 -210 -210 -104 -16 

Alternative Mode Reduction (20%) -1,146 -573 -573 -126 -135 

Total New Trips 4,580 2,290 2,290 510 542 

Percentage Difference in Total Project 

Trips (2016 vs. 2017 Proposed) 
7% 7% 7% -7% -2% 

Percentage Difference in Total Project 

Trips (2016 Approved vs. 2017 Proposed) 
25% 25% 25% 13% 19% 
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From the trip generation comparison shown in Table 2, the currently-proposed Central Perimeter land 

use densities are projected to generate approximately 7% and 2% fewer vehicular trips during the AM 

and PM peak hours, respectively, when compared to the anticipated number of trips under previously-

proposed Nexus at Perimeter (October 2016) densities. Although daily project trips are projected to 

increase for the currently-proposed Central Perimeter land use densities, the peak hour project trips 

are anticipated to be lower. Operational improvements are based on peak hour traffic conditions, not 

daily. For this reason, the currently-proposed Central Perimeter land use densities are projected to 

have less impact on the surrounding roadway network when compared to the previously-proposed 

Nexus at Perimeter land use densities.  

In comparison to the previously-approved Nexus at Perimeter (October 2016) densities, the proposed 

Central Perimeter development is projected to generate approximately 13% and 19% more trips during 

the AM and PM peak hours, respectively.  

Level-of-Service Analysis 

To understand the impact of the projected trips associated with the proposed Central Perimeter 

development in comparison the previously-proposed and previously-approved Nexus at Perimeter 

(October 2016) developments, a level-of-service analysis was performed using Synchro Professional, 

Version 9.0. Levels-of-service for unsignalized intersections, with stop control on the minor street(s) 

only, are reported for the side street approaches. Levels-of-service for signalized intersections and all-

way stop controlled unsignalized intersections are reported for the intersection as a whole. One or more 

movements at an intersection may experience a low level-of-service, while the intersection as a whole 

may operate acceptably. 

In addition to the Existing 2016 traffic conditions, an analysis was performed for the AM and PM peak 

hours for the Projected 2019 No-Build traffic conditions, and the Projected 2019 Build traffic conditions. 

The results of the LOS analysis are summarized in Table 3.  

The following improvement per the GRTA roadway improvement condition was applied to the Projected 

2019 No-Build and the Projected 2019 Build traffic conditions: 

 

Intersection #4: Hammond Drive @ Perimeter Center Parkway 

� Construct one (1) additional northbound left-turn lane, creating dual left-turn lanes, along 

Perimeter Center Parkway  

* Note: Above improvement is per GRTA roadway improvement condition for State Farm Phase I. 

As shown in Table 3, the proposed Central Perimeter development results in approximately the same 

impact on the surrounding roadways as does the previously-approved Nexus at Perimeter (October 

2016) development, which both result in less delay than the previously-studied Nexus at Perimeter 

(October 2016) development. Synchro reports are available upon request.  
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Table 3: Level-of-Service Comparison Summary 
LOS (Delay in Seconds) 

Intersection Approach 
Existing 2016 Projected 2019 No-Build 

Projected 2019 Build - 
2017 Central Perimeter 
(Currently-Proposed) 

Projected 2019 Build –  
Nexus at Perimeter  

(20 Story Office  
Previously-Proposed) 

Projected 2019 Build –  
Nexus at Perimeter  
(16 Story Office – 

Previously-Approved) 

AM Peak PM Peak AM Peak PM Peak AM Peak PM Peak AM Peak PM Peak AM Peak PM Peak 

1. Hammond Dr @ Mall Dwy 1/Old Navy 
Dwy 

Overall (Signal) A (5.9) B (18.6) A (5.2) B (18.4) A (6.6) C (23.7) A (7.2) C (26.7) A (6.7) C (24.4) 

2. Hammond Dr @ Mall Dwy 2/Old Navy 
Dwy West 

EB Left A (10.0) A (9.2) B (10.6) A (9.4) B (11.6) B (10.2) B (11.9) B (10.4) B (11.7) B (10.3) 

WB Left A (0.0) A (10.0) A (0.0) B (11.1) A (0.0) B (11.3) A (0.0) B (11.3) A (0.0) B (11.3) 

NB B (11.8) F (69.4) B (14.2) F (153.0) C (19.3) F (415.3) C (21.1) F (484.5) C (19.9) F (426.7) 

SB C (16.1) C (21.3) C (19.0) D (27.1) D (27.6) F (61.0) D (29.4) F (71.5) D (27.9) F (62.4) 

3. Mall Dwy 2 @ Mall Loop Rd 

EB A (9.4) B (10.1) A (9.5) B (10.1) n/a n/a n/a n/a n/a n/a 

WB A (9.8) B (12.7) A (9.8) B (12.9) A (9.2) D (33.9) A (9.3) E (44.3) A (9.2) D (34.3) 

NB A (5.1) A (7.3) A (7.3) A (7.3) A (0.0) A (0.0) A (0.0) A (0.0) A (0.0) A (0.0) 

SB n/a n/a n/a n/a A (6.7) A (6.2) A (6.8) A (6.2) A (6.7) A (6.2) 

4. Hammond Dr @ Perimeter Center 
Pkwy 

Overall (Signal) D (39.6) D (41.3) D (52.2) D (43.7) D (49.3) D (46.5) D (52.2) D (47.4) D (52.2) D (46.7) 

5. Perimeter Center Pkwy @ Perimeter 
Center West 

Overall (Signal) B (18.5) D (37.2) C (28.3) D (45.6) C (30.6) D (46.7) D (31.0) D (47.2) C (30.7) D (46.7) 

6. Ashford Dunwoody Rd @ Perimeter 
Center West 

Overall (Signal) E (69.6) E (61.3) E (74.4) D (53.1) E (75.0) D (53.3) E (75.2) D (53.3) E (75.1) D (53.3) 

7. Ashford Dunwoody Rd @ Hammond Dr Overall (Signal) C (28.6) D (46.3) C (30.4) E (64.1) C (31.0) E (79.7) C (31.1) F (83.8) C (31.0) E (80.5) 

8. Ashford Dunwoody Rd @ I-285 WB 
Ramps 

Overall (Signal) C (24.5) D (52.0) D (39.2) E (61.4) D (48.4) E (64.3) D (51.0) E (64.6) D (49.4) E (64.3) 

9. Ashford Dunwoody Rd @ I-285 EB 
Ramps 

Overall (Signal) B (18.7) B (18.6) B (18.7) B (19.0) B (19.0) B (19.1) B (19.1) B (19.1) B (19.0) B (19.1) 
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Summary 

In summary, the current land use densities associated with the proposed Central Perimeter mixed-use 

development are projected to generate slightly more AM and PM peak hour and daily traffic than the 

previously-approved Nexus at Perimeter densities, however, the resulting impact on traffic in both the 

AM and PM peak hours is marginal and does not require any improvements to be made on the adjacent 

roadways. 

I hope this information is helpful. Please contact me at (678) 533-3934 should you have any questions. 

Sincerely, 

KIMLEY-HORN AND ASSOCIATES, INC. 

 

       

Mallory Scates, P.E.        Rob Ross, P.E. 

Project Engineer       Vice President 

 

 

Attachments: 

� Trip Generation Analyses (Nexus at Perimeter – 2 scenarios) 

� Trip Generation Analyses (Central Perimeter) 
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Land Use Alternate Independent Daily AM Peak Hour PM Peak Hour

 Variables Available Trips Total In Out Total In Out

Proposed Site Traffic

710 General Office Building 457,000 s.f. employees 4,166 645 568 77 590 100 490

820 Shopping Center 5,000 s.f. gross leasable area 968 25 16 9 81 39 42

932 High-Turnover (Sit-Down) Restaurant 8,000 s.f. seats 1,018 86 47 39 79 47 32

Gross Trips 6,152 756 631 125 750 186 564

Office Trips 4,166 645 568 77 590 100 490

Mixed-Use Reductions -105 -31 -15 -16 -6 -2 -4

Alternative Mode Reductions -812 -123 -111 -12 -117 -20 -97

Adjusted Office Trips 3,249 491 442 49 467 78 389

Retail Trips 968 25 16 9 81 39 42

Mixed-Use Reductions -366 -10 -6 -4 -29 -16 -13

Alternative Mode Reductions -120 -3 -2 -1 -10 -5 -6

Pass By Reductions (Based on ITE Rates) 0 0 0 0 0 0 0

Adjusted Retail Trips 482 12 8 4 42 18 23

Restaurant Trips 1,018 86 47 39 79 47 32

Mixed-Use Reductions -331 -25 -12 -13 -27 -13 -14

Alternative Mode Reductions -137 -12 -7 -5 -10 -7 -4

Pass By Reductions (Based on ITE Rates) 0 0 0 0 0 0 0

Adjusted Restaurant Trips 550 49 28 21 42 27 14

Mixed-Use Reductions - TOTAL -802 -66 -33 -33 -62 -31 -31

Alternative Mode Reductions - TOTAL -1,069 -138 -120 -18 -137 -32 -107

Pass-By Reductions - TOTAL 0 0 0 0 0 0 0

New Trips 4,281 552 478 74 551 123 426

Driveway Volumes 4,281 552 478 74 551 123 426

k:\alp_prj\011058026_central perimeter office\eng\011058026_central perimeter_traffic\august 2017 trip gen_synchro update\previous analysis\nexus\[20161025_nexus@perimetercenter_analysis.xls]trip generation

Trip Generation Analysis (9th Ed.)

Intensity

Nexus @ Perimeter

City of Dunwoody, Georgia
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Land Use Alternate Independent Daily AM Peak Hour PM Peak Hour

 Variables Available Trips Total In Out Total In Out

Proposed Site Traffic

710 General Office Building 347,440 s.f. employees 3,383 518 456 62 468 80 388

820 Shopping Center 5,000 s.f. gross leasable area 968 25 16 9 81 39 42

932 High-Turnover (Sit-Down) Restaurant 8,000 s.f. seats 1,018 86 47 39 79 47 32

Gross Trips 5,369 629 519 110 628 166 462

Office Trips 3,383 518 456 62 468 80 388

Mixed-Use Reductions -105 -31 -15 -16 -6 -2 -4

Alternative Mode Reductions -656 -97 -88 -9 -92 -16 -77

Adjusted Office Trips 2,622 390 353 37 370 62 307

Retail Trips 968 25 16 9 81 39 42

Mixed-Use Reductions -366 -10 -6 -4 -29 -16 -13

Alternative Mode Reductions -120 -3 -2 -1 -10 -5 -6

Pass By Reductions (Based on ITE Rates) 0 0 0 0 0 0 0

Adjusted Retail Trips 482 12 8 4 42 18 23

Restaurant Trips 1,018 86 47 39 79 47 32

Mixed-Use Reductions -331 -25 -12 -13 -27 -13 -14

Alternative Mode Reductions -137 -12 -7 -5 -10 -7 -4

Pass By Reductions (Based on ITE Rates) 0 0 0 0 0 0 0

Adjusted Restaurant Trips 550 49 28 21 42 27 14

Mixed-Use Reductions - TOTAL -802 -66 -33 -33 -62 -31 -31

Alternative Mode Reductions - TOTAL -913 -112 -97 -15 -112 -28 -87

Pass-By Reductions - TOTAL 0 0 0 0 0 0 0

New Trips 3,654 451 389 62 454 107 344

Driveway Volumes 3,654 451 389 62 454 107 344

k:\alp_prj\011058026_central perimeter office\eng\011058026_central perimeter_traffic\august 2017 trip gen_synchro update\previous analysis\nexus\[20170830_nexus@perimetercenter_analysis_approved.xls]trip generation

Intensity

Nexus @ Perimeter

City of Dunwoody, Georgia

Trip Generation Analysis (9th Ed.)
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Land Use Alternate Independent Daily AM Peak Hour PM Peak Hour

 Variables Available Trips Total In Out Total In Out

Proposed Site Traffic

310 Hotel 193 rooms occ. rooms, employees 1,354 102 60 42 116 59 57

710 General Office Building 347,440 s.f. employees 3,383 518 456 62 468 80 388

932 High-Turnover (Sit-Down) Restaurant 11,079 s.f. seats 1,409 120 66 54 109 65 44

Gross Trips 6,146 740 582 158 693 204 489

Hotel Trips 1,354 102 60 42 116 59 57

Mixed-Use Reductions -161 -20 -2 -18 -6 -3 -3

Alternative Mode Reductions -239 -16 -12 -5 -22 -11 -11

Adjusted Hotel Trips 954 66 46 19 88 45 43

Office Trips 3,383 518 456 62 468 80 388

Mixed-Use Reductions -69 -46 -31 -15 -2 -1 -1

Alternative Mode Reductions -663 -94 -85 -9 -93 -16 -77

Adjusted Office Trips 2,651 378 340 38 373 63 310

Restaurant Trips 1,409 120 66 54 109 65 44

Mixed-Use Reductions -190 -38 -19 -19 -8 -4 -4

Alternative Mode Reductions -244 -16 -9 -7 -20 -12 -8

Pass By Reductions (Based on ITE Rates) 0 0 0 0 0 0 0

Adjusted Restaurant Trips 975 66 38 28 81 49 32

Mixed-Use Reductions - TOTAL -420 -104 -52 -52 -16 -8 -8

Alternative Mode Reductions - TOTAL -1,146 -126 -106 -21 -135 -39 -96

Pass-By Reductions - TOTAL 0 0 0 0 0 0 0

New Trips 4,580 510 424 85 542 157 385

Driveway Volumes 4,580 510 424 85 542 157 385

k:\alp_prj\011058026_central perimeter office\eng\011058026_central perimeter_traffic\august 2017 trip gen_synchro update\analysis\[20170830_centralperimeter_analysis.xls]trip generation

Intensity

Central  Perimeter

City of Dunwoody, Georgia

Trip Generation Analysis (9th Ed.)
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SITE AREA
SITE AREA AFTER RIGHT OF
WAY EXPANSION
MINIMUM LOT FRONTAGE
FRONT YARD SETBACK BEFORE
R.O.W. EXPANSION
INTERIOR SIDE YARD SETBACK
REAR YARD SETBACK
FRONT YARD SETBACK AFTER
R.O.W. EXPANSION
MAXIMUM LOT COVERAGE
MAXIMUM LOT COVERAGE
AFTER R.O.W. EXPANSION
MAX BUILDING HEIGHT
(STORIES / FT.)
MAX BUILDING FLOOR AREA

SITE DATA:
178,161 SF
171,435 SF

(3.94 ACRES)
522'-8"

26'-1"
10'-9"
6'-9"

12'-6"
72.44%

71.71%

20 / 300'-0"
469,637 SF

REQUIRED PROVIDED
VARIANCE

REQUESTED
20,000 SF
20,000 SF

100'-0"

50'-0"
20'-0"
30'-0"

50'-0"
80% MAX

80% MAX

3 / 35'-0"
NA

NO
NO

NO

YES
YES
YES

YES
NO

NO

YES
NO

CITY OF DUNWOODY MUNICIPAL CODE
ZONING DISTRICT: C-1 LOCAL COMMERCIAL

L1
L1

L2
S1

S2
S3
S1

C

TOTAL SITE AREA
NEXUS BUILDING FOOTPRINT
PARKING DECK FOOTPRINT (EXISTING)
DRIVES / SIDEWALKS / BIKE LANES
TOTAL IMPERVIOUS AREA
TOTAL OPEN AREA
PERCENTAGE IMPERVIOUS AREA

REDUCED SITE AREA AFTER RIGHT OF
WAY EXPANSION
NEXUS BUILDING FOOTPRINT
PARKING DECK FOOTPRINT (EXISTING)
DRIVES / SIDEWALKS / BIKE LANES
TOTAL IMPERVIOUS AREA
TOTAL OPEN AREA
PERCENTAGE IMPERVIOUS AREA
AFTER R.O.W EXPANSION

178,161-SF
55,026-SF
40,283-SF
33,746-SF

129,055-SF
49,106-SF

72.44%

171,435-SF

55,026-SF
40,283-SF
27,628-SF

122,937-SF
48,498-SF

71.71%

FUTURE RIGHT OF WAY EXPANSION SECTION:

PARKING CALCULATIONS:

OFFICE AREA
RETAIL AREA

RESTAURANT AREA

456,840
4,797
8,000

GSF
GSF
GSF

3.3/1000
4.0/1000
6.67/1000

1,507 SPACES
20 SPACES
54 SPACES

TOTAL BUILDING AREA 469,637 GSF SUBTOTAL 1,581 SPACES

RATIO
REQUIRED PARKING

CURRENT ORDINANCE

LESS 25% REDUCTION FOR MARTA PROXIMITY (376) SPACES

TOTAL REQUIRED PARKING (ZONING) 1,131 SPACES

PARKING (NEW GARAGE UNDER OFFICE BLDG) 767 SPACES

PARKING (EXISTING GARAGE) 600 SPACES

SUBTOTAL 1367 SPACES

LESS MALL SURFACE SPACES RELOCATING TO EXISTING GARAGE (140) SPACES

TOTAL SPACES PROVIDED 1227 SPACES

BUILDING DATA:
OFFICE AREA GROSS LESS RETAIL
AND RESTAURANT AREAS
RETAIL AREA
RESTAURANT AREA
BUILDING HEIGHT (PROPOSED)
NUMBER OF STORIES

300'-0" | VARIANCE REQUEST: 305'-0"
20 TOTAL

(15 OFFICE)
(5 PARKING)
(1 LOBBY LEVEL SHARED
    OFFICE AND PARKING)

456,840-SF
4,797-SF
8,000-SF

LOT COVERAGE:
BEFORE RIGHT OF WAY EXPANSION SECTION:

191 Peachtree Street NE, Suite 2400, Atlanta, Georgia 30303 Tel. 404-237-2000 Fax 404-237-0276

PROJECT N°

© 2015                            , Inc.,C COOPER ARRY
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Atlanta   •   Washington, DC   •   Raleigh-Durham   •   Savannah 

International Marketing Offices:  Beijing 

Jessica L. Hill 
404-504-7754 
jhill@mmmlaw.com 
www.mmmlaw.com 
 

 
 
 
 
 
 
 
 
September 29, 2017 
 
VIA EMAIL AND HAND DELIVERY 
 
John Olson, AICP 
City Planner 
City of Dunwoody  
41 Perimeter Center East, Suite 250 
Dunwoody, GA 30346 
  

Re: Amendment to SLUP-17-03 - 1134 Hammond Drive SLUP Application 
 

Dear John: 
 

Attached are the following items being provided as supplemental information to address 
comments and questions raised by the City Council this week: 
 

1. Plan for the upper level amenity plaza identifying the outdoor landscaped area improved 
for office and hotel use; 

2. Revised tree removal and tree replacement plans updated to reflect existing conditions 
based on a recent site visit; 

3. Rendered version of the landscaping and open space at the ground level; 
4. Narrative regarding the tree removal and replacement proposals; and 
5. Conceptual plans for the proposed hotel. 

 
The amenity plaza, landscaping and tree removal plans together with the narrative detail the 

outdoor landscaped amenity areas available in the project and the landscaping improvements 
proposed.  Please be advised that the hotel plans are intended to detail the design and 
programming intent of the hotel and are not intended to be specific to any hotel flag. 

 
Additionally, the applicant also hereby confirms the following: 

 
1. The office tower shall be LEED certified. 
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MORRIS,  MANNING & MARTIN, LLP 

 

2. The applicant is amenable to the requested condition providing for termination of the 
SLUP-17-03 in the event permitting for construction has not commenced within 2 years 
of approval and construction is not completed within 4 years of approval.  

 
Please contact me with any questions regarding the attached items. 
 

Very truly yours, 
 
 
 
Jessica L. Hill 
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PERSPECTIVE
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AC HOTEL RALEIGH EXTERIOR
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AC HOTEL RALEIGH ROOFTOP BAR
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ELEVEN34  Office Building
SEPTEMBER 28,  2017

Level 5 - Amenity

Hotel

Amenity Level - 28,723 square feet
Landscaped Area - 15,746 square feet

-157-

#
3.



11173776 v2 

Central Perimeter Office and Hotel 
Landscape / Open Space / Greenspace Narrative: 

 

Office Building and Parking Deck: 

Construction of the Hammond Drive Improvements and the office building and parking deck will require 
removal of 10 existing trees within and around the perimeter of the proposed building footprint. 

Hammond Drive improvements will result in the installation of a 6-foot wide planting strip and 
installation of 10 minimum 4” caliper trees.  An additional 6 minimum 4” caliper trees and 2 understory 
trees are planned to be planted on the site along the Hammond drive frontage. 

On the east side of the proposed building and parking Deck, the plan calls for the planting of 6 minimum 
4” caliper trees and 2 understory trees. 

On the west side of the proposed building and parking deck, the plan call for the planting of 6 minimum 
4” caliper trees and 1 understory tree. 

 

Hotel Site: 

Construction of the Hotel will require the removal of 12 existing trees. 

The plan calls for the installation of 24 minimum 4” caliper trees and 8 understory trees on the hotel 
site.  15 of the minimum 4” caliper trees and 3 of the understory trees are proposed to be planted in a 
greenspace / landscape area approximately 0.07 acres in size on the east side of the site.  9 of the 
minimum 4” caliper trees and 5 of the understory trees are proposed to be planted in a greenspace / 
landscape area approximately 0.06 acres in size on the west side of the Hotel site. 

 

Existing Marta Deck Area: 

Construction of the required Primary Street between the existing Marta Deck and the proposed office 
building will require the removal of 13 trees.  12 existing trees along the deck perimeter are proposed to 
be saved.  The plan call for the planting of 35 minimum 4” caliper trees around the perimeter of the 
existing Marta Deck site.  This include the pocket park area Approximately 0.13 acres in size in front of 
the deck along Hammond Drive.  Also note that the area (approximately 0.26 acres in size) north of the 
existing Marta Deck will remain undisturbed and contains 30 existing trees that will remain onsite. 

In summary: 

35 Existing trees will be removed (# excludes 2 dead trees) 
43 Existing trees to be saved 
87 proposed minimum4” caliper trees will be planted 
13 understory trees will be planted. 
0.93 acres (23 %) of the site will be landscape/greenspace/open space.  Does not include Building / 
Hotel Plaza/Amenity Levels 
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