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Use Permit No. 201300689 

 
HEARING & MEETING DATES 
Community Zoning 

Information Meeting 
Community Developer 

Resolution Meeting 
Planning Commission 

Hearing 
Mayor and City 
Council Hearing 

March 28, 2013 April 25, 2013 May 16, 2013 June 18, 2013 

APPLICANT/PETITIONER INFORMATION 
Property Owner Petitioner Representative 

Northpark Land Associates, L.L.L.P. 
Hines Interests Limited 

Partnership 
Nathan V. Hendricks, III 

PROPERTY INFORMATION 

Address, Land Lot, 
and District 

1150 Mount Vernon Road 
Land Lot 19, District 17 

Council District 4 

Frontage and Area 

605.17 feet of frontage along the south side of Northpark Place and 471.21 feet of 
frontage along the north side of Northpark Place, and 561.67 feet of frontage along 
Mount Vernon Road. The subject property has a total area of 4.469 acres. 

Existing Zoning and 
Use 

O-I (Office-Institutional District) conditional under Fulton County zoning case Z87-0128, 
currently undeveloped. 

Interim 2025 
Comprehensive 
Future Land Use 
Map Designation 

Office High Density (OH)  

Proposed Use 26-Story Office Building  

INTENT 

USE PERMIT TO EXCEED THE MAXIMUM DISTRICT HEIGHT OF SIXTY (60) FEET TO ALLOW FOR THE 
CONSTRUCTION OF A TWENTY-SIX (26) STORY OFFICE BUILDING (SECTION 19.4.5, HEIGHT – TO EXCEED 

MAXIMUM ZONING DISTRICT HEIGHT) 
 
The existing conditions of zoning allow for an eighteen (18) story building on this parcel, however, a revised site 
plan has been submitted.  The request is to increase the allowed height from eighteen (18) stories to twenty-six 
(26) stories. There is no proposed change in zoning or request for an increase in density.  The applicant has 
modified the site plan, adding approximately fifteen (15) percent more open green space at the ground level, in 
addition to the request for eight (8) additional stories.  

DEPARTMENT OF COMMUNITY DEVELOPMENT RECOMMENDATION 
 

201300689 – APPROVAL CONDITIONAL 
 

PLANNING COMMISSION RECOMMENDATION 
 

201300689-APPROVAL CONDITIONAL 
Recommend Approval (5-1, Frostbaum, Nickels, Maziar, Porter and Tart for; Squire, against; Duncan not voting) 
subject to the following condition: That the applicant work with staff and adjacent neighborhood to study what 
appropriate screening could be added to the parking deck or green space area for buffer and visibility 
restrictions. 
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BACKGROUND 

The site is located at the southwest corner of Mount Vernon Road and Northpark Place.  The property is 
zoned O-I (Office-Institutional District) conditional under Fulton County zoning case Z87-0128 and is 
currently undeveloped. 

EXISTING LAND USE AND ZONING OF ABUTTING PROPERTY 
 

SUBJECT 
PETITION 
201300689 

Existing Use 
Land Area 

(Acres) 
Square 
Footage 

Density (Square 
Footage per Acre) 

Undeveloped 4.469 484,313 108,371.67 

 

Location in 
relation to 

subject 
property 

Zoning Use 
Land Area 

(Acres) 

Square 
Footage or 
Number of 

Units 

Density (Square 
Feet or Units Per 

Acre) 

North 
A 

conditional 
Z78-130 

Mount Vernon Plantation 
Apartments  

13.89 132 units 9.5 units per acre 

North R-2 
Georgia Power 

Substation 
3.75 ----- ----- 

East 
C-1 

conditional 
RZ09-006 

Shopping Center 30.41 364,972 12,002 

South and 
West 

O-1 
conditional 

Z87-128 

Northpark Office 
Complex 

10.18 856,530 84,138.52 
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Zoning Map 
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Future Land Use Map 
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USE PERMIT CONSIDERATIONS 

The applicant is requesting a use permit to exceed the maximum district height to construct a twenty-six (26) 
story office building (Section 19.4.5, Height – To Exceed Maximum Zoning District Height). 
 
Per Article 19.2.4, Use Permit Considerations, the Planning Commission shall consider each of the following: 

A. Whether the proposed use is consistent with the Comprehensive Land Use Plan and/or Economic Development 
Revitalization plans adopted by the City Council; 

Finding: The proposed use is consistent with the Future Land Use Map which designates the property as 
Office High Density (OH).  The OH future land use designation applies to buildings of five 
stories or more in height that are currently zoned O-I (Office-Institutional Districts). 

B. Compatibility with land uses and zoning districts in the vicinity of the property for which the Use Permit is proposed; 

Finding: The staff is of the opinion that the applicant’s proposal is compatible with the surrounding 
commercial and office uses; the subject parcel is part of a larger zoning which allows for 
building heights of eighteen (18) stories. The Office High Density future land use designation 
does have a maximum height limit for the district. The applicant is providing an additional 
14.7% of open and green space on the property. 

C. Whether the proposed use may violate local, state and/or federal statutes, ordinances or regulations governing land 
development; 

Finding: The staff is of the opinion that the proposal will not violate any local, state, or federal 
ordinances/regulations.  

D. The effect of the proposed use on traffic flow, vehicular and pedestrian,  along adjoining streets;  

Finding: The staff is of the opinion that the proposed increase in building height will not have an adverse 
impact on vehicular and pedestrian traffic flow along adjoining streets.  The proposed increase 
does not account for increased traffic over that of the previously approved plan. 

E. The location and number of off-street parking spaces; 

Finding: The proposed building will have sufficient parking as required by the Zoning Ordinance. 

F. The amount and location of open space; 

Finding: The applicant has indicated that the proposed plan will include an increased open and green 
space from 35.7% to 50.4% of the total site; the amount and location are sufficient. There is 
existing landscaping throughout the development.  

G. Protective screening; 

Finding: The staff is of the opinion that the location of the building, existing roadways and required 
landscaping provide protective screening to surrounding properties. 
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H. Hours and manner of operation; 

Finding: As an office use, the proposed building will operate during the same hours and manner as the 
buildings immediately surrounding the parcel in question.  

I. Outdoor lighting; and 

Finding: The outdoor lighting for the building will not be any more intrusive to neighboring 
developments than existing conditions are. 

J. Ingress and egress to the property.  

Finding: The existing development is accessible by Northpark Place and streets internal to the 
development; there will be no additional curb cuts. 

 
 
DEPARTMENT COMMENTS 

The staff held a Focus Meeting on April 3, 2013 at which the following departmental comments were 
provided: 

 

 

 
 
 
 
 
 
 
 
 

Sandy Springs 
Transportation 
Planner 

  The existing gate on North Park Place at Mt. Vernon Highway does not 
meet setback distance required per the Development Ordinance, Section 
103-72.  Staff has observed vehicle conflicts at intersection due to gate 
placement and closure during afternoon peak period. 

 Proposed driveway shall meet sight distance requirements of Section 
103-77 of the Development Ordinance. 

 Mt. Vernon Highway is included in the Sidewalk Master Plan network, 
and sidewalks will be required on North Park Place through Land 
Disturbance Permit.  ADA-compliant paths shall be provided from 
sidewalk network on both frontages to sight arrival point(s). As part of 
the Perimeter Community Improvement Design District, Mt. Vernon 
Highway has been designated as an Avenue. Driveway(s) shall 
maintain uninterrupted ingress/egress per Section 103-73.  Frontage on 
Mt. Vernon Highway shall include width to accommodate full-depth 
bicycle lanes to meet latest AASHTO standards. 

Georgia Department 
of Transportation 

 There are no GDOT requirements that need to be addressed at this time. 

The staff has not received any additional comments from the Fulton County Board of Education.  The staff 
has received additional comments from the Fulton County Health Department and the Fulton County 
Public Services and Utilities Department (see attached). 
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PUBLIC INVOLVEMENT 
Required Meetings 
The applicant attended the following required meetings: 

 Community Zoning Information Meeting held March 28, 2013 at the Sandy Springs City Hall 

 Community/Developer Resolution Meeting held April 25, 2013 at the Sandy Springs City Hall 
 
Public Comment (See attached letters) 

 No justification for height 

 Northpark Place should be an open street 

 Consider a down zoning 

 Height is too tall 

 Traffic will increase 

 Encroachment of Mount Vernon Plantation 

 Glare associated with new façade 

 Sun factor 

 Should have an appropriate transition 

 Step down zoning for neighborhoods 
 
Notice Requirements 
The petition was advertised on May 8, 2013 (Sandy Springs Neighbor) and May 10, 2013 (Sandy Springs 
Reporter).  The applicant posted signs issued by the Department of Community Development along the 
frontages of Northpark Place and Mount Vernon Road. 
 
Public Participation Plan and Report 
The applicant has met the Public Participation Plan requirements.  The applicant is required to submit the 
Public Participation Report seven (7) days prior to the Mayor and City Council Hearing on June 18, 2013. 

 

CONCLUSION TO FINDINGS 

It is the opinion of the staff that the proposed development is consistent with the intent of the policies of the 
Comprehensive Plan and with the Future Land Use Map.  Therefore, based on these reasons, the staff 
recommends APPROVAL CONDITIONAL of the use permit petition to exceed the maximum district height. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



201300689 

Prepared by the City of Sandy Springs Department of Community Development for the Mayor and City Council Meeting on June 18, 2013 
LA 05.08.13           Page 8 of 8 

STAFF RECOMMENDED CONDITIONS 

The staff recommends APPROVAL CONDITIONAL of the use permit petition to exceed the maximum 
district height.  Where these conditions conflict with the stipulations and offerings contained in the Letter of 
Intent, these conditions shall supersede unless specifically stipulated by the Mayor and City Council. 

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

a. To a maximum height of 355 feet or twenty-six (26) stories, whichever is less, for the proposed office 
building (201300689). 
  

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

a. To the site plan received by the Department of Community Development dated March 5, 2013.  Said 
site plan is conceptual only and must meet or exceed the requirements of the Zoning Ordinance and 
these conditions prior to the approval of a Land Disturbance Permit.  Unless otherwise noted herein, 
compliance with all conditions shall be in place prior to the issuance of a Certificate of Occupancy. 

 
Attachments 
 
Letter of Intent dated received June 11, 2013  
Letter of Intent dated received March 5, 2013  
Site Plan dated received March 5, 2013 
Project Summary 
Photos 
Comment Letter from Fulton County Health Department and Fulton County Public Services and Utilities 

Department  
Letters of Opposition dated received as indicated  
Letters of Support dated received as indicated 
 






































































































































