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RECOMMENDATIONS

ADOPTION OF DEKALB COUNTY CODES

City of Dunwoody will adopt the DeKalb County Land Use, Zoning and Development ordinance effective December 1, 2008.  Upon the adoption of these ordinances, it is recommended that the new City Council immediately adopt a zoning and land use change moratorium for a minimum of 90 days.  During this time the Mayor and City Council will have the opportunity to advertise and adopt changes and amendments to the old DeKalb County code in order to tailor the code to the specific needs and desires of the new City Of Dunwoody.

STAFFING

The 90-day moratorium will give the City Council the opportunity to decide how to provide the service of Strategic Planning and Zoning for the new City.  The options are:

1. Continue to use DeKalb County staff to provide the services as they provide now.

2. Hire a Director and staff who reports directly to the City Manager of the new City of Dunwoody.

3. Secure the services of a “third party” vendor, similar to Sandy Springs, to provide all planning and oversee the execution of the zoning and development codes on a daily basis.

It is very clear that “zoning” is one of the key factors leading to the creation of the new City.  While DeKalb County has the full staff and the expertise to continue to do the zoning work for a new City, it is obviously NOT an option for a new city.  Independence from the DeKalb County zoning is the first priority.

The prospect of adopting, then amending a new zoning ordinance, coupled with the huge undertaking of hiring a Planning Director and a full staff make the second option somewhat unattractive and formidable.  The new city would have a limited time to hire a Director and full staff, and they in turn would have even less time to get familiar with the new city code.  Given the importance of growth to a new city, delays in the rezoning process could be very detrimental to the city.

After meeting with the Planning and Zoning staff for the City of Sandy Springs, it was very clear that a third party supplier can easily provide the services that the new City would require.  A full staff, Directors, Assistant Directors, Certified Planners to name a few, could deliver immediate expertise to the new City and allow for an organized transfer of codes and procedures.  If after a few years the City desired to take these services in house, proper timelines and planning will make this transition seamless.

It must be noted here that there needs to be a clear distinction in responsibilities as far as the future vision for the City is concerned.  With zoning being a key factor in the creation of a new City, we must be careful that after becoming a City, we do not appear to delegate control of the very thing for which we became a city.  In other words, will we become a city to control our planning and zoning, then simply turn it over to an outside party?  This highlights the need for Strategic Planning and new Dunwoody Comprehensive Land Use Plan.

STRATEGIC PLANNING

The “vision” for the future of Dunwoody must be set by the citizens of Dunwoody, then adopted and enforced by the Mayor and City Council.  The creation of a new Comprehensive Land use Plan is the fundamental base for the future development of the city. All future zonings and rezoning will be based on this document and map.  It is a strong Comprehensive Land Use Plan, which will give the City’s Zoning Code the teeth it needs to survive legal challenges in the court system.

It must be absolutely clear that the vision and direction of the “Comp Plan” be that of the elected officials and the “staff” be charged only with the execution of that vision.  All steps must be taken to keep that distinction clearly defined for all to see and understand.

Regardless of what form of staffing the Mayor and City Council decides upon, professional planners MUST be used to develop a strategic Comprehensive Land Use Plan. It must be noted here that a complete Comprehensive Plan for the new City will most likely take 18-24 months to complete.

PROCEDURES

There as several areas where the current DeKalb County code functions very well.  The key to any rezoning process is full and transparent disclosure of the plans and project to the public.  The current procedures in DeKalb provide the public with several opportunities to hear presentations and to question development plans.  It is recommended that these procedures stay in place under the transition period, as well as the new City Code.

· Pre- submittal neighborhood meetings.

· Meetings held with neighborhoods impacted by the planned development prior to the plans being submitted to staff for review.

· Community Council

· Each of the three Dunwoody Districts would have its own Community Council.  Members of the CC are appointed by the Council members from the district and approved by the full Council.  This council is strictly a review board and provides general recommendations only.  “Approve or disapprove.”

· Planning Commission

· Each Council member and the Mayor appoint a single Planning Commissioner.  The Planning Commission reviews the complete Land Use Change request (if applicable) and zoning requests.  All conditions of zoning are presented as well as the professional staff analysis. Planning Commission can suggest additional conditions to the Council.  Individual votes and conditions are passed on to the City Council

· City Council

· Final Legislative authority 

While the exact format is completely up to the discretion of the City Council and Mayor, it is absolutely imperative that the community involvement be the mainstay of the rezoning process in the new City.

The community of Dunwoody, while being small in comparison to other municipalities, such as Sandy Springs and DeKalb County, does have a very diverse development profile.  From the “downtown” of Perimeter Center to the eastern gateway of Tilly Mill and Peachtree Industrial, Dunwoody is different things to different people.

At its heart is Dunwoody Village, the areas that has become synonymous with “Dunwoody.”  From its Dunwoody/Williamsburg architecture to the Farm House, Dunwoody Village is the soul of Dunwoody.  Just to the west is Perimeter Center, which is arguably the premiere economic development in the Southeast, Dunwoody Village will always be the town center.  What the vision is for these two diverse areas is just the beginning of the strategic vision for DUNWOODY.  This task force, as well as the Dunwoody Homeowners Association, has identified several key areas that need to have a special focus.  The following are the visions of the task force:

Perimeter Center

Along with the PCID, the City of Dunwoody needs to continue the strong development and growth of Perimeter.  It will continue to be the economic engine, not only for the City, but also for the entire Atlanta region.  What the city must avoid is the haphazard development that hinders the Buckhead and Midtown Atlanta neighborhoods.  Office and residential towers that line up directly on the streets turn great development into glass and steel canyons.  Limited sidewalks, lack of green space and few, if any, pedestrian amenities result in a city that is cold, unfriendly and dangerous to pedestrians.  It is a challenge to walk from The Ritz Carlton Buckhead to Phipps Plaza less than a block away.

The City of Dunwoody needs to insure that Perimeter Center does not fall into the same trap where individual projects stand alone and do not work with each other to deliver a true sense of community.  Live, work and play developments may be the talk of the day, but do little to serve the purpose if they themselves do not connect with other LW&P developments in the area.

The main Corridors of Perimeter Center need to build upon the tree-lined median of Ashford Dunwoody Road.  Main corridors need to be developed with a boulevard design with building setback off the street and a multitude of pedestrian amenities on the wide sidewalks.  Building designs need to incorporate storefronts, restaurants and pedestrian walkways.  Designs should be developed to encourage pedestrian traffic.  People driving to the area should be encouraged to park their cars and walk the area.  While the PCID has plans for sidewalks and crosswalks, zoning and development need to go one step further and mandate buildings and projects where this type of pedestrian traffic is encouraged.  Wide sidewalks and pedestrian-friendly amenities will draw people from their cars and encourage them to feel safe walking.

All parking decks should be designed to blend with the surrounding developments, sharing the same finishes and “skins” of the projects they serve.  Whenever possible these decks should be built with some type of retail or business on the first floor with access to the streets for passing pedestrians.  The goal is to eliminate any canyon effect that the older typical garages now create.

All developments should be required to provide “green space” that is accessible to the public as well as the residents and tenants of the project.  A percentage of each development site should be set aside for these types of pocket parks.  All sidewalks should provide tree zones that separate the pedestrian traffic from vehicular traffic on the streets.  These pocket parks and tree zones will act as breaks to the heat sink that created by all the steel and concrete development.  Additionally, developments need to be required to provide a landscaped or “green” area for bus or shuttle stops.

A key and under-developed area in the Perimeter area is the property located to the east of Ashford Dunwoody Road, behind the Park Place shopping Center.  Perimeter Center East circles to the back of this property.  This is one of the few reaming “green spaces” in the Perimeter area.  Every attempt must be made to incorporate the “green” into any new planned development. 

While the ARC claims that Perimeter is still under its development potential, a City can begin to set some controls for the future.  Among the first changes to be implemented is the elimination of apartments being allowed in the O/I zoning category.  While apartments might be necessary in Perimeter Center, they need to go through the full rezoning process so that their impact on the community is fully vetted.  The current code that calls for a Special Land Use Permit (SLUP) is not adequate enough.

Moving forward, special attention must be paid to the heights and densities of future projects in the area. Though Perimeter is an Urban Center, it is immediately surrounded by Single Family developments and the impact of this center directly impacts these single-family homes.  Great care must be given to stepping down Perimeter as it approaches the single-family neighborhoods.  The step down must be in height as well as density of future developments.

Dunwoody Village

Without question, Dunwoody Village is the heart and soul of the Dunwoody community.  The Village was the first commercial district in DeKalb County to have a Zoning Overlay District adopted to protect the character and integrity of the Village.  The future of the Village is going to be interesting as the community develops around it.  The current Overlay has height as well as architectural requirements that preserve the Williamsburg legacy of the village.

As the area continues to develop and grow, some changes will have to be considered for Dunwoody Village if it is to remain the viable commercial and retail center of the community.  The Task Force developed three areas of concern or improvement for the District, as we now know it.

· Expand and strengthen the existing Overlay Ordinance for the village.

· Revisit the original overlay district plan that was revised and diluted by the County.

· Tighten the existing code to eliminate the grey areas regarding signs, sidewalks and other key development standards.

· Include requirements for additional green space in the overlay.

· Request City Council sponsorship for an LCI grant application to develop a professional "Village Plan.”

· Given the importance of this community to all of Dunwoody, the City Council should seek a LCI grant to get professional input as to the design and future plans for Dunwoody Village.

· Seek funding from the ARC.

· Expectation of change from the past and current Williamsburg style vision for Dunwoody Village

· Including a residential component in the form of townhouses or “cottage” development in the district.  This by the nature of the district would be higher density than the surrounding R-100 neighborhoods.

· Allow the development of additional stories for building in the village to allow for dual story retail or residences above businesses or offices.

· Further development to require the burying of all utility lines in the district

The LCI will provide a plan for the future development of the area.  Other areas in DeKalb, such as Brookhaven and Tucker, have already had plans developed with great success and support of the communities.

Shallowford Corridor

This corridor, including the site of the closed Dunwoody Hospital, could represent the largest tract of land that is ready for redevelopment.

The hospital site and surrounding office parks are either closed or under-developed when compared to the surrounding area.  Therefore this area warrants special attention and planning.  Since the Shallowford Corridor encompasses a larger area, clarification of the boundaries is necessary.

Location:

West of Shallowford

· From the current site of the old Denny's restaurant to Shallowford Road.

· All of the land parcels north of Cotillion to the new apartments on Dunwoody Park.
East of Shallowford

· All of the parcels north of Peachford, including the old hospital site.
From the Shallowford / Chamblee Dunwoody intersection.

· All of the commercial and office south of this intersection redevelopment district.

· The DeLido apartments.

This large area is contains some recently developed and older development projects.  The Hospital site and the adjacent medical support offices give the city a unique opportunity to plan a development that will blend in with existing apartments and single family neighborhoods in the area.  These types of developments are similar to what has been done in Smyrna and Vinings.  A master plan could include the relocation of streets to accommodate the planned community.  An LCI study for this area is critical, as this development area will impact all of Dunwoody.

(See Appendix I)

Georgetown

The Georgetown community is one of the two main gateways to the new City of Dunwoody.  Currently a mismatch of development that is more than 30 years old, Georgetown is an area that is ready for commercial redevelopment.

The anchor of the area is a Kroger store that is substandard in the opinion of the surrounding neighbors and when compared to another Kroger located in Sandy Springs, less than 3 miles away.

As of 6/15/08 there are plans in the system that call for the partial redevelopment of the area beginning with the demolition of some two story office buildings and the construction of 5 story apartments in their place, (another example of the O/I Apartment Loop Hole).  It is this type of piecemeal redevelopment that is NOT good for Dunwoody.  

With Georgetown’s proximity to the Shallowford Corridor and I-285, the importance of this second gateway to Dunwoody cannot be ignored.  Seeking a balance between the residential character of the area and the development pressure due to the location, this area -- much like Dunwoody Village -- is in need of its own comprehensive plan and a LCI study.  When combined with the Shallowford Corridor, this is the largest commercial district in Dunwoody, needing a LCI of the combined area.  The good news is that this area is just now beginning to redevelop and the new City can have an immediate impact on how this area redevelops.  Piecemeal redevelopment should be discouraged at this site.

The Task Force sees this area being developed with local retail with a national retail anchor (Kroger, Publix, etc.) and residential being an integral part of any plan.  The Plan should also include development on the east side of Chamblee Dunwoody Road, running north to the Old Spring House Lane and the Chateau Woods Subdivisions.  A detailed outline of the task force’s suggested improvements are included at the end of this summary.  

(See Appendix II)

Dunwoody East

This area is located at the intersections of Mount Vernon Highway and Jett Ferry Road and runs east to the Sandy Springs Border and the Orchard Park commercial center.

While designated by DeKalb County as a Neighborhood Center similar to Dunwoody Village, development in this area should be much different.  This is truly a “Shopping Center” that serves the commercial needs of the eastern Dunwoody neighborhoods.  While the mixed use of retail and residential may be appropriate for Dunwoody Village and the Georgetown area, this area is already served by residential development that is much denser than the R-100 single family homes in the rest of Dunwoody.  

Directly to the north and west of this area there are condominiums, cluster homes and Williamsburg office parks. These developments provide the transition from the commercial activity of the areas and single-family R-100 homes located in Dunwoody Club Forest.

Any redevelopment in this area should remain commercial, serving the well-established mixed residential communities.  Increases in density should be allowed only if the area pedestrian amenities are increased.  Future development should also include an increase in the greenspace in the existing parking lots of all the commercial centers.

Tilly Mill / Peachtree Industrial Gateway

This is the entranceway to the new City from the east.  Peachtree Industrial Boulevard is the major north/south highway from I-285 to the Duluth and Johns Creek communities.  This area also shares a boundary with the City of Doraville.

To the east of Peachtree Industrial is a heavily developed commercial area that is the home to the old Friday’s Plaza (subject of many redevelopment plans) and one of the original Home Depots. The Dunwoody side of Tilly Mill is currently zoned for light commercial.  Coming west on Tilly Mill, plans should be designed to continue the transition from commercial to residential along the corridor.  Commercial development should be restricted to neighborhood shopping, and the expansion of heavier commercial uses, such as used car dealerships and repairs be limited to their current locations closer to Peachtree Industrial.

In place on Tilly Mill already are several high-density condo projects that provide the transition from commercial to low density residential along the Tilly Mill Corridor. The interior of Tilly Mill Road Corridor is surrounded by Dunwoody North, one of the best and most active neighborhoods in the Dunwoody community.  While there are several large tracts of land on Tilly Mill that are prime targets for assemblages, this corridor needs to remain zoned low-density single family.

Peeler/Winters Chapel

This area is the northeastern corner of the proposed City of Dunwoody, located at the Gwinnett County line.  This area serves as the northern entrance to the city coming for Peachtree Industrial Drive on Winters Chapel Road.

This is an older section of Dunwoody that currently is undergoing redevelopment with the addition of a new medium density townhouse project on Glaze Drive and a new drug store project planned for the intersection of Glaze Drive and Winters Chapel.  The town house project serves as a transitional development for the residential neighborhoods of Glaze Drive and Four Oaks, buffering them from the commercial property to the north and the Georgia Power property to the west.  The use of medium density residential developments as a transition from commercial properties to low density residential is a good planning and zoning policy and should be continued.

This redevelopment should continue with the upgrading of the additional retail sites along Winters Chapel.  It is also critical to the redevelopment that pedestrian improvements, such as enhanced sidewalks and streetlights, be added as this area is within very close proximity to the Linear Park along the Peeler Road.  Such improvements would encourage residents in this area to walk to the local retail businesses.

(See Appendix III)

Residential Summary

The new Mayor and City Council must have as its first priority, the continued protection of the single-family character of residential Dunwoody.  While there may be some “in fill” developments that make sense, these should be Low Density projects limited to no more than 4 units per acre.  

Medium Density residential projects (5-16 units per acre townhouses and condos) should be limited to transitional locations that provide a step down from commercial or high density residential projects

High Density residential projects ( 17 -35 units per acre) need to be restricted to areas around  Perimeter Center and the I-285 corridor and only as a part of a planned mixed use developments, like those anticipated at the Shallowford site.

Very High Density residential projects (36-60 units) should be limited exclusively to the PCID only and then ONLY if they are part of a mixed use, Live, Work and Play project that provides public areas and green space to support the demand that these new residents will require.

The new City of Dunwoody should mandate that these medium and high density developments should be a mix of apartments and owner occupied dwellings.  The mix between rental and owner occupied should be 60% owner and 40% rental and should be applied to each development or project.

Summary

The development opportunities in the new City of Dunwoody are not limited to the neighborhoods and areas highlighted in this report.  Each neighborhood, each intersection, each piece of vacant land represents the most important area of redevelopment to the neighbors who live in or next to the property in question.

NIMBYs (Not In My Back Yard) have been the guardians of Dunwoody since the early 1970’s.  The formation of the Dunwoody Homeowners Association was a result of a proposed development that the neighbors did not want in their back yard and community.  This is not 1970.  The development pressures in today’s environment do not need to be determined by community pressure and homeowners groups, but by smart planning, strong city zoning codes and tight code enforcement.

The demand for strong zoning controls in Dunwoody has been one of the battle cries for the proponents of the new City.  The City of Dunwoody, along with Perimeter Center, is the greatest economic engine in the southeast.  Smart planning is paramount to the continued growth of the PCID and the city. 

The demands for commercial expansion will continue, but those demands must be tempered and balanced with the welfare and the quality of life for what is the most important component of the new city, the residents of Dunwoody.  It is the residents of Dunwoody who bear the burden of traffic, noise and pollution.  It is the residents of Dunwoody who suffer with the loss of green space and trees.  It is the residents of Dunwoody who suffer from overcrowding of the schools. It is the residents of Dunwoody who will suffer and pay the price of poor planning. 

Smart planning and tighter zoning controls are what the people of Dunwoody have been demanding, and it is up the new Mayor and City Council to provide the protections that DeKalb County failed to deliver.

Appendix I: Shallowford Road

Primary Development Zones:

West of Shallowford

· Move the existing ingress/egress road from Cotillion to the east so that there is equal density development from Cotillion into the corridor.  Ideally there will be a boulevard entrance into the corridor from Shallowford. This can come in the form of an improved boulevard at one of the existing entrances or a new entrance. 

· The primary intersection of these boulevards will be in the form of a roundabout with some green court space in the interior of the roundabout.

· The boulevard entrance will be four lanes at the entrance to allow for proper right/left turn access, moving to two lanes at some juncture inside the development. For the purposes of this write-up approximately 250-300 feet.

· All streets inside the development zone will be tree-lined with wide sidewalks on either side, allowing for the maximum in pedestrian friendly environments.

· Residential densities will be approximately 25-30 units per acre for multi-family/attached/vertical structures. Height of these residential units, whether rental or for sale, will be 6 stories maximum with steel construction requirements. Envision at least two major structures fronting Cotillion with the possibility of two more inside the corridor, with some thought as to lower heights, up to four stories.

· The centerpiece of this corridor west of Shallowford will be a 10 story office building. A visible business center from I-285 and Shallowford via the boulevards. This could easily be the central hub of Dunwoody housing the City Hall complex.

· The hub will be the home to bottom floor retail and commercial spaces in some, but not all of the available ground floor space.  This will become a neighborhood retail commercial/entertainment district for the residents in addition to servicing the professional environment made available by the Class A office space.

· Retail shops

· Restaurants: available to serve the day/business clientele and converting in some instances to evening entertainment and dining for residents of the corridor.

· Drug store.

· Business services: i.e. Kinko’s

East of Shallowford

· Create boulevard ingress/egress at Pernoshal into the corridor from Shallowford.

· Four lanes to two lanes inside the corridor.

· Tree-lined with sidewalks to promote pedestrian friendly environment.

· Development is envisioned to be high density with the same 25-30 acre maximums. 

We envision a professional/office environment here with true loft development as the residential component.  As the area here is more linear in scope, we may be able to achieve these general dynamics with less height, probably a four story maximum, allowing the proper height buffer to the established apartment (2 story) and single family (1-2 stories) development.

This is generally construed as an in-town residential dynamic, but we believe that in smaller quantities, coupled with the requisite professional and office components, we expand the business district and provide an additional housing type.

Along Shallowford

· Incorporate an overlay into the entire corridor from an architectural standard.

· Themes similar to those that are in Alpharetta, Vinings and New Smyrna 
· A predominance of brick and stone. No uniform brick color per se, but a strong architectural theme with individual parcels having the opportunity to present to the approval boards.

· Tree-lined Shallowford from the intersection of Chamblee Dunwoody all the way to Cotillion.

· Wide sidewalks to promote maximum pedestrian friendly environment

Appendix II: Georgetown

· The redevelopment of Georgetown and the subsequent addition of new apartments on Old Spring House Lane need to be an integrated one.  These new developments should mesh seamlessly with the renovation of Georgetown Shopping Center:

· There should be a back entrance to the shopping center, leading to whatever new apartments are built behind Kroger.

· Perhaps even a plaza between the back of the Kroger and the new apartments, creating some sort of “flow” between the two areas.

· Simply adding new apartments with no integration will mean more traffic onto Chamblee-Dunwoody Road, just to get to the shops and Kroger.

· Improved sidewalks and lighting need to be added to the Chamblee-Dunwoody Corridor from I-285 north to just past Spring House Lane and east down Cotillion.

· This includes the areas of Burger King, Bank of America, Waffle House, and the entire parking lot of the Georgetown Center

· Current sidewalks are inadequate and lighting is practically non-existent

· Security of pedestrians from cars and crime could be increased dramatically

· MAJOR pedestrian crossing needs to be built at the entrance of Georgetown Shopping Center.  This  is a very busy street  and getting from one side to the other at that point can be dangerous. 

· A “Boulevard” look and feel could really make a difference along this corridor.  We could even push for an “Avenue” starting at the new apartments, running across Chamblee Dunwoody Road, past the Burger King, through the new “Two Blocks” development, past Gilly’s, and into that “yet to be determined” development.

· The buildings across the street from Georgetown Shopping Center need to be congruent with the other side of the street.

· Currently the buildings (Subway, florist, hair and nail salon, dentist office) are in need of refurbishing and have no real plan for their design

· Mimicking the other side of the street will go a long way to revitalize the entire block. 

· Georgetown Center has many different needs from those of Dunwoody Village and Perimeter Center.  It borders I-285, is right at a major interchange, draws from a different socio-economic level, and changes dramatically from day-time to night-time users. 

· Cotillion Drive needs to be developed in a congruent fashion with condos, apartments, etc., all conforming to a modernization of the area.  There should be adequate sidewalks along this stretch and good nighttime lighting.

Appendix III: Development Areas
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A: Perimeter Center

B: Dunwoody Village

C: Shallowford Corridor

D: Georgetown 

E: Tilly Mill

F:  Tilly Mill (Dunwoody North)
G: Peeler/Winters Chapel
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