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MEMORANDUM 

To: COA Office of Zoning and Development 

From: Mr. Charles Zakem, PE 

 Kimley-Horn and Associates, Inc. 

Date: October 16, 2024  

Subject: SAP for 102 West Paces Ferry Rd – Project Description and Variation Request Letter 

Project Description:  

Kolter Urban desires to redevelop the property located at 102 West Paces Ferry Road in the SPI-9 

Buckhead Village District of Atlanta, Georgia. This site was previously entitled under Z-02-02/Z-84-52 and 

Z-02-03/Z-84-52 in 2003 and again under SAP-22-051 in 2022. This application is separate from any 

previous application and is not intended to be a revision or an amendment to any previous application.  

 

The proposed project includes the demolition of a shopping center and associated parking lot and the 

construction of a high-rise multifamily condominium building with integral parking deck and ground floor 

active use amenity areas. The site is part of the overall Buckhead Plaza master planned area and lies 

west of the St. Regis hotel and north of the 92 West Paces apartment building. The 92 West Paces Ferry 

Road parcel is a perforation within the 102 West Paces Ferry Road parcel and maintains access to public 

right-of-way by several permanent easements through this parcel. The overall project program consists of 

the following.  

• 198 condominium units 

o (12) 1-bedroom 

o (108) 2-bedroom 

o (78) 3-bedroom 

• 448 parking spaces 

The following variations to the applicable zoning code are requested as part of this project. 

• Sec. 16-18I.012 Developmental controls table. Maximum setback. The project requests a 

variation from the maximum setback from the required sidewalk. The maximum allowable setback 

is 20 feet from the back of the required sidewalk along West Paces Ferry Road (a Type 3 street). 

The project as designed is meeting this requirement for approximately two-thirds of the frontage 

along West Paces Ferry Road. The project endeavors to leave an open public amenity space at 

the northwest corner of the building, which will be enabled by increasing the maximum setback.  

• Sec. 16-18I.017 Relationship of building to street. (5)(c). The project requests a variation from 

the requirement to start all windows along Type 3 streets at no more than 3 feet above the 

sidewalk elevation. Due to topography and the design of the amenity space on the ground floor, 

as the sidewalk continues west down West Paces Ferry Road, the grade of the sidewalk 

becomes more than 3 feet below the finished floor of the ground floor of the building. This 

condition makes it impossible to start the windows no more than 3 feet above the sidewalk grade. 
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This document, together with the concepts and designs presented herein, as an instrument of service, is intended only for the specific purpose and client for which it was prepared. Reuse of and improper reliance on this document without written authorization and adaptation by Kimley-Horn and Associates, Inc. shall be without liability to Kimley-Horn and Associates, Inc.
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SITE NOTES:
1. THE PROPOSED BUILDING INFORMATION SHOWN HEREON IS FROM AN

ELECTRONIC FILES PROVIDED BY RJTR AND STUDIOS AND IS FOR
ILLUSTRATIVE PURPOSES ONLY. CONTRACTOR SHALL REFERENCE
ARCHITECTURAL PLANS FOR EXACT BUILDING INFORMATION.

2. EXISTING CONDITIONS SHOWN HEREON ARE FROM A SURVEY FILE
PROVIDED BY TERRAMARK, DATED 07/05/2024.

3. ALL DIMENSIONS ARE FROM FACE OF CURB TO FACE OF CURB UNLESS
OTHERWISE NOTED.

4. SIDEWALK INSTALLED AGAINST BACK OF CURB SHALL BE INSTALLED PER
THE PLAN AS MEASURED FROM THE BACK OF CURB.

5. ALL SIGNAGE AND STRIPING MUST MEET THE LATEST REQUIREMENTS
SET FORTH BY MUTCD, GDOT, AND GEORGIA STATE CODE.

6. REFERENCE LANDSCAPE PLANS FOR ALL HARDSCAPE AND LANDSCAPE
DETAILS AND SPECIFICATIONS.

7. ALL UTILITIES ALONG PEACHTREE STREET & PEACHTREE CENTER WAY
WILL BE COORDINATED WITH GEORGIA POWER.

SAP FILE NUMBER:
SAP-XX-XXX

ZONING CLASSIFICATION:
SPI -9 - SUBAREA 2

ADJACENT STREETS:
WEST PACES FERRY ROAD

 LOT AREA SUMMARY:
NET LOT AREA :                            202,940 SF (4.67 AC)

GROSS LAND AREA:                                                                      224,916 SF (5.16 AC)

PROPOSED PARKING:
MAXIMUM PARKING: 501 SPACES TOTAL

RESIDENTIAL: 501 SPACES
                                                   (2/1BR & 2BR + 2.5/3BR + 0.33

GUEST/UNIT)
= 2 x 120 + 2.5 x 78 + 0.33 x 198
= 501 MAX SPACES

PROPOSED PARKING: 448 SPACES TOTAL

BICYCLE PARKING:
MINIMUM REQUIRED:

RESIDENTIAL: 50 SPACES

     TOTAL PROVIDED:                   
RESIDENTIAL: 50 SPACES

FIXED: 12 SPACES
ENCLOSED: 38 SPACES

LOADING SPACES:
MINIMUM REQUIRED: (2) 12' x 35' (TOTAL)

 
PROVIDED: (2) 12' x 35'

PROPOSED LAND USE & DENSITIES:
RESIDENTIAL (MULTIFAMILY)                506,285 SF (198 UNITS)

1 BEDROOM:             12 UNITS
2 BEDROOM:                     108 UNITS
3 BEDROOM:             78 UNITS

FLOOR AREA RATIO (FAR) ALLOWED: 2.84
= 638,761 SF / 224,916 SF (GLA)

FLOOR AREA RATIO (FAR) PROVIDED: 2.25
= 506,285 SF / 224,916 SF (GLA)

PROPERTY LINE

STANDARD DUTY CONCRETE SIDEWALK

VEGETATED AREA

TRAFFIC DIRECTION

SITE NOTES - CITY OF ATLANTA:

1. A STREET ADDRESS NUMBER SHALL BE LOCATED DIRECTLY ABOVE OR
BESIDE THE PRIMARY BUILDING AND BUSINESS ESTABLISHMENT
ENTRANCES, SHALL BE CLEARLY VISIBLE FROM THE SIDEWALK, AND
SHALL HAVE A MINIMUM HEIGHT OF SIX INCHES.

2. ALL SIDEWALK PAVING MATERIALS SHALL BE CONTINUED ACROSS ANY
INTERVENING DRIVEWAY CURB CUT AT THE SAME PREVAILING GRADE
AND CROSS SLOPE AS THE ADJACENT SIDEWALK CLEAR ZONE.

OPEN SPACE REQUIREMENTS:
REQUIRED OPEN SPACE:                          44,983  SF

                         (20% OF GLA)

PROVIDED OPEN SPACE:
     BALCONIES:                          10,000 SF *

LANDSCAPE AREA & PLAZAS:                          31,000 SF *
     SIDEWALK (PRIVATE PROPERTY)                          5,600 SF *
     LANDCAPE AREA IN RIGHT OF WAY:                             600 SF *

TOTAL OPEN SPACE PROVIDED:                          47,200 SF *

* THE PROVIDED OPEN SPACE SQUARE FOOTAGE MAY FLUCTUATE AS AMENITY DESIGNS ARE
COMPLETED, HOWEVER, THE MINIMUM REQUIREMENT OF 44,983 SQUARE FEET WILL BE MET

NORTH

C0.20

SAP - SITE PLAN

PROPOSED ASPHALT PAVEMENT

10/16/2024

6" x 6" CHARCOAL GRAY PAVERS

20' - 30' REQUIRED LANDSCAPE BUFFER
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OFFICE OF ZONING AND DEVELOPMENT 

55 Trinity Avenue S.W., Suite 3350 

Atlanta, Georgia 30303 

(404) 330-6145   

 

APPLICATION #:     SAP-24-226 

10/21/2024 DATE ACCEPTED:  

NOTICE TO APPLICANT 
Address of Property:  
102 West Paces Ferry RD NW  

City Council District: 8     Neighborhood Planning Unit (NPU): B  

Special Administrative Permit (SAP) Hearing Date: 
 
Thursday, December 19, 2024 at 12:00 PM 
 
Council Chambers, 2nd Floor, City Hall 
55 Trinity Avenue, S.W. 

 
 
 
 
Signed, 

___________________________________ 
Charles Zakem 
___________________________________ 

NM, for Director, Office of Zoning and 
Development 

charles.zakem
Stamp

nmccullum
New Stamp



nmccullum
New Stamp



nmccullum
New Stamp



nmccullum
New Stamp



nmccullum
New Stamp



nmccullum
New Stamp



nmccullum
New Stamp



 

kimley-horn.com 1200 Peachtree Street, NE, Suite 800, Atlanta, GA 30309 404-419-8700 

 

MEMORANDUM 

To: COA Office of Zoning and Development 

From: Mr. Charles Zakem, PE 

 Kimley-Horn and Associates, Inc. 

Date: October 16, 2024  

Subject: SAP for 102 West Paces Ferry Rd – Project Description and Variation Request Letter 

Project Description:  

Kolter Urban desires to redevelop the property located at 102 West Paces Ferry Road in the SPI-9 

Buckhead Village District of Atlanta, Georgia. This site was previously entitled under Z-02-02/Z-84-52 and 

Z-02-03/Z-84-52 in 2003 and again under SAP-22-051 in 2022. This application is separate from any 

previous application and is not intended to be a revision or an amendment to any previous application.  

 

The proposed project includes the demolition of a shopping center and associated parking lot and the 

construction of a high-rise multifamily condominium building with integral parking deck and ground floor 

active use amenity areas. The site is part of the overall Buckhead Plaza master planned area and lies 

west of the St. Regis hotel and north of the 92 West Paces apartment building. The 92 West Paces Ferry 

Road parcel is a perforation within the 102 West Paces Ferry Road parcel and maintains access to public 

right-of-way by several permanent easements through this parcel. The overall project program consists of 

the following.  

• 198 condominium units 

o (12) 1-bedroom 

o (108) 2-bedroom 

o (78) 3-bedroom 

• 448 parking spaces 

The following variations to the applicable zoning code are requested as part of this project. 

• Sec. 16-18I.012 Developmental controls table. Maximum setback. The project requests a 

variation from the maximum setback from the required sidewalk. The maximum allowable setback 

is 20 feet from the back of the required sidewalk along West Paces Ferry Road (a Type 3 street). 

The project as designed is meeting this requirement for approximately two-thirds of the frontage 

along West Paces Ferry Road. The project endeavors to leave an open public amenity space at 

the northwest corner of the building, which will be enabled by increasing the maximum setback.  

• Sec. 16-18I.017 Relationship of building to street. (5)(c). The project requests a variation from 

the requirement to start all windows along Type 3 streets at no more than 3 feet above the 

sidewalk elevation. Due to topography and the design of the amenity space on the ground floor, 

as the sidewalk continues west down West Paces Ferry Road, the grade of the sidewalk 

becomes more than 3 feet below the finished floor of the ground floor of the building. This 

condition makes it impossible to start the windows no more than 3 feet above the sidewalk grade. 
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This document, together with the concepts and designs presented herein, as an instrument of service, is intended only for the specific purpose and client for which it was prepared. Reuse of and improper reliance on this document without written authorization and adaptation by Kimley-Horn and Associates, Inc. shall be without liability to Kimley-Horn and Associates, Inc.
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GRAPHIC SCALE IN FEET
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SITE NOTES:
1. THE PROPOSED BUILDING INFORMATION SHOWN HEREON IS FROM AN

ELECTRONIC FILES PROVIDED BY RJTR AND STUDIOS AND IS FOR
ILLUSTRATIVE PURPOSES ONLY. CONTRACTOR SHALL REFERENCE
ARCHITECTURAL PLANS FOR EXACT BUILDING INFORMATION.

2. EXISTING CONDITIONS SHOWN HEREON ARE FROM A SURVEY FILE
PROVIDED BY TERRAMARK, DATED 07/05/2024.

3. ALL DIMENSIONS ARE FROM FACE OF CURB TO FACE OF CURB UNLESS
OTHERWISE NOTED.

4. SIDEWALK INSTALLED AGAINST BACK OF CURB SHALL BE INSTALLED PER
THE PLAN AS MEASURED FROM THE BACK OF CURB.

5. ALL SIGNAGE AND STRIPING MUST MEET THE LATEST REQUIREMENTS
SET FORTH BY MUTCD, GDOT, AND GEORGIA STATE CODE.

6. REFERENCE LANDSCAPE PLANS FOR ALL HARDSCAPE AND LANDSCAPE
DETAILS AND SPECIFICATIONS.

7. ALL UTILITIES ALONG PEACHTREE STREET & PEACHTREE CENTER WAY
WILL BE COORDINATED WITH GEORGIA POWER.

SAP FILE NUMBER:
SAP-XX-XXX

ZONING CLASSIFICATION:
SPI -9 - SUBAREA 2

ADJACENT STREETS:
WEST PACES FERRY ROAD

 LOT AREA SUMMARY:
NET LOT AREA :                            202,940 SF (4.67 AC)

GROSS LAND AREA:                                                                      224,916 SF (5.16 AC)

PROPOSED PARKING:
MAXIMUM PARKING: 501 SPACES TOTAL

RESIDENTIAL: 501 SPACES
                                                   (2/1BR & 2BR + 2.5/3BR + 0.33

GUEST/UNIT)
= 2 x 120 + 2.5 x 78 + 0.33 x 198
= 501 MAX SPACES

PROPOSED PARKING: 448 SPACES TOTAL

BICYCLE PARKING:
MINIMUM REQUIRED:

RESIDENTIAL: 50 SPACES

     TOTAL PROVIDED:                   
RESIDENTIAL: 50 SPACES

FIXED: 12 SPACES
ENCLOSED: 38 SPACES

LOADING SPACES:
MINIMUM REQUIRED: (2) 12' x 35' (TOTAL)

 
PROVIDED: (2) 12' x 35'

PROPOSED LAND USE & DENSITIES:
RESIDENTIAL (MULTIFAMILY)                506,285 SF (198 UNITS)

1 BEDROOM:             12 UNITS
2 BEDROOM:                     108 UNITS
3 BEDROOM:             78 UNITS

FLOOR AREA RATIO (FAR) ALLOWED: 2.84
= 638,761 SF / 224,916 SF (GLA)

FLOOR AREA RATIO (FAR) PROVIDED: 2.25
= 506,285 SF / 224,916 SF (GLA)

PROPERTY LINE

STANDARD DUTY CONCRETE SIDEWALK

VEGETATED AREA

TRAFFIC DIRECTION

SITE NOTES - CITY OF ATLANTA:

1. A STREET ADDRESS NUMBER SHALL BE LOCATED DIRECTLY ABOVE OR
BESIDE THE PRIMARY BUILDING AND BUSINESS ESTABLISHMENT
ENTRANCES, SHALL BE CLEARLY VISIBLE FROM THE SIDEWALK, AND
SHALL HAVE A MINIMUM HEIGHT OF SIX INCHES.

2. ALL SIDEWALK PAVING MATERIALS SHALL BE CONTINUED ACROSS ANY
INTERVENING DRIVEWAY CURB CUT AT THE SAME PREVAILING GRADE
AND CROSS SLOPE AS THE ADJACENT SIDEWALK CLEAR ZONE.

OPEN SPACE REQUIREMENTS:
REQUIRED OPEN SPACE:                          44,983  SF

                         (20% OF GLA)

PROVIDED OPEN SPACE:
     BALCONIES:                          10,000 SF *

LANDSCAPE AREA & PLAZAS:                          31,000 SF *
     SIDEWALK (PRIVATE PROPERTY)                          5,600 SF *
     LANDCAPE AREA IN RIGHT OF WAY:                             600 SF *

TOTAL OPEN SPACE PROVIDED:                          47,200 SF *

* THE PROVIDED OPEN SPACE SQUARE FOOTAGE MAY FLUCTUATE AS AMENITY DESIGNS ARE
COMPLETED, HOWEVER, THE MINIMUM REQUIREMENT OF 44,983 SQUARE FEET WILL BE MET

NORTH

C0.20

SAP - SITE PLAN

PROPOSED ASPHALT PAVEMENT

10/16/2024

6" x 6" CHARCOAL GRAY PAVERS

20' - 30' REQUIRED LANDSCAPE BUFFER

LEGEND
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