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MEMORANDUM

Mayor and City Council

Steve Foote, AICP
Community Development Director

February 22, 2016

SLUP 16-021: CQ Dunwoody Village Court, LLC, owner of 1530 and 1536
Dunwoody Village Parkway, Dunwoody, GA 30338, by Marian Adeimy,
attorney for contract purchaser, seeks a Special Land Use Permit to waive the
requirement for a development to come into full compliance with the
Dunwoody Village Overlay District regulations to allow for reduction in
sidewalk width from 12 ft. to 6 ft. The property consists of two tax parcels: 18
366 06 061 located at 1530 Dunwoody Village Parkway, Dunwoody, GA
30338, and 18 366 06 065 located at 1536 Dunwoody Village Parkway,
Dunwoody, GA 30338.

UPDATE

Following the February 8 hearing, staff met with the applicant on February 11 and February
16 to discuss the SLUP and Rezoning. During the first meeting, Staff and the applicant came
to agreement that involved the applicant installing an additional two feet of sidewalk for a
total of eight (8) feet and providing a small area of separation on the backside of the
sidewalk. At the meeting on the 16", the applicant stated that they no longer intended to
provide the additional sidewalk space, but would provide pads for benches behind the
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existing sidewalk. Staff recommends a minimum of eight (8) feet of clear space be provided
for the sidewalk.

BACKGROUND

The site is located on the east side of Dunwoody Village Parkway, north of its intersection
with Mount Vernon Road. The property consists of two parcels of approximately 8.34 acres.
The applicant seeks approval of a Special Land Use Permit to waive the requirement for a
development to come into full compliance with the Dunwoody Village Overlay District
regulations to allow for reduction in sidewalk width from 12 ft to 6 ft for construction of a
townhome development.

This application has the following companion applications: RZ 16-021 which seeks to rezone
from Office-Institution (O-I) to Single-dwelling residential-100 (RM-100), and CP 16-021,
which seeks a Comprehensive Plan Land Use Map amendment for 1536 Dunwoody Village
Parkway from Small-Scale Office to For-Sale Residential (deferred indefinitely at the January
12, 2016 Planning Commission Meeting). The Future Land Use Map in the updated
Comprehensive Plan identifies the entire site as “Multi-dwelling Residential, Other”. On
January 7, 2016 the Zoning Board of Appeals approved the following variances:

e Variance from Ch. 27 Sec. 27-142 to reduce the rear to rear building separation for
certain units from 60 feet to 30 feet,

e Variance from Ch. 27 Sec. 27-142 to reduce the rear to side building separation for
certain units from 40 feet to 35 feet,

e Variance from Ch. 27 Sec. 27-208 to reduce the minimum driveway length for all
units to 18 feet,

e Variance from Ch. 16 Sec. 16-78 to encroach the City's 75-foot stream buffer with
conditions.

ANALYSIS

Site Plan Analysis

According to the site plan dated January 21, 2016, the developer proposes to construct 14
multi-unit buildings, containing a total of 79 units at a density of 9.4 units per acre. The site
plan calls for eighteen rear-loaded units that front Dunwoody Village Parkway and 61 front-
loaded units elsewhere on the site. The landscape strip and an existing six foot wide
sidewalk have been installed by the City. The applicant is required to provide the additional
six feet necessary to achieve the twelve foot sidewalk.

Direction Zoning Use Current Land Use
N O-1 Office-Institution Office/Commercial
S O-1 Office-Institution Office/Commercial
E R-100 Residential Single-dwelling
Residential
w O-1 Office-Institution Office/Commercial
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The applicant has met all applicant-initiated neighborhood meeting requirements and held
additional meetings.

Zoning Ordinance Analysis

The proposed development is subject to the base zoning district regulations of Chapter 27,
Article II, Division 1. - Residential Zoning Districts, and to the Dunwoody Village Overlay
(DVO) regulations found in Chapter 27, Sec. 27-97. When overlay district regulations
conflict with underlying base zoning district regulations, the regulations of the overlay
district govern.

The DVO was adopted primarily to implement the policies and objectives of the
Comprehensive Plan and the Dunwoody Village Master Plan (DVMP) and to help accomplish
the following:

(1) Maintain and enhance the identity and image of the Dunwoody Village area;

(2) Accommodate and promote walkable, development patterns containing a
complementary mix of land uses;

(3) Create new opportunities for public open spaces and gathering spaces in the
commercial core of Dunwoody;

(4) Ensure that new development and substantial additions to existing buildings are
compatible with the pre-1900 Mid Atlantic American Colonial Architecture that is
characteristic of the district;

(5) Support efforts to create a vibrant shopping and entertainment area in which
merchants and businesses thrive and grow, thereby helping to maintain property
values and keeping vacancy rates low; and

(6) Maintain and enhance the area's role as a place for civic activities and public
gatherings within well-designed open spaces.

The applicant is asking for a SLUP from Section 27-97 of the Zoning Ordinance. Neither the
sub-area master plan, nor the Zoning Ordinance makes a distinction in the sidewalk width
requirement based on land use. This standard is required for all properties, regardless of
the intended use. Section 27-97 is inserted below.

Section 27-97. - DVO, Dunwoody Village Overlay.
(i) Streetscape and pedestrian amenities.

(1) A minimum six-foot wide landscape area must be established abutting the back of
the curb along abutting streets. This landscape area must adjoin a minimum 12-
foot wide sidewalk. Buildings must abut the sidewalk or be located within ten feet
of the sidewalk...

(7) Sidewalks must conform to the following:

a. Sidewalks must be paved using concrete or alternative pervious material as approved
by city staff.

b. Where a sidewalk exists conforming to the standards of this ordinance except for the
width, the developer must supplement the existing sidewalk width, adding width to
create a 12-foot sidewalk.
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c. Streetscaping performed as a function of city-initiated redevelopment must provide a
landscape area at least six feet in depth.

(Ord. No. 2013-10-15, § 1(Exh. A § 27-7.20), 10-14-2013)

Comprehensive Plan Analysis

The Comprehensive Plan serves as the City’s guiding policy document for land use decisions
and divides the City into context-specific “character areas.” The subject property is located
in the "Dunwoody Village Character Area” of the Comprehensive Plan. The Dunwoody Village
Character Area places a focus on pedestrian and bicycle amenities, functional open public
space, creating a multi-modal transportation environment, architectural controls,
connectivity, and place making.

The subject property is further allocated to the ™“Village Transition” sub-area in the
Dunwoody Village Master Plan (DVMP). The DVMP specifically addresses the desired
character of the district as a walkable, mixed use district, and seeks to accomplish the
following:
o Create a central community gathering space within the Village
o Encourage high-quality redevelopment of underutilized areas, primarily the east,
“back” side of the Dunwoody Village Shopping Center and underutilized surface
parking areas
o Foster greater connectivity and accessibility by creating an internal street grid
within the superblock
o Create a more walkable, vibrant Village Center with area appropriate goods and
services.
o Provide an opportunity for a modest number of high-end residential units to foster
greater livability, activity during evening and weekend hours, and security (more
“eyes on the street”)

The DVMP describes an opportunity for redevelopment to transform, on a parcel-by-parcel
level, Dunwoody Village Parkway into a walkable, “storefront” character, comprising
potential new storefront retail/office, residential, and high quality design/materials
(compatible with the Village aesthetic). Any new development should enhance the area’s
walkability and improve its circulation and access.

Substantial investments have been and are being made (by both the City and private
entities) to catalyze redevelopment in the Village. The street has been reconfigured to
formally organize the buildings around it, establishing a built environment conducive to a
vibrant, walkable downtown. As more properties redevelop along the Parkway as a result of
those investments and a strengthening real estate market, the subject site design and
streetscape as proposed will be out of context with other properties that are required to
comply with the DVO. Adopted in 2013, the DVMP specifically calls for “6 foot wide
sidewalks in the short-term with the potential to widen to 12-feet as part of future
improvements and/or redevelopment,” along Dunwoody Village Parkway. The Ordinance
requirement that mandates private properties add 6 feet to the existing 6 foot sidewalk was
adopted to implement this very portion of the DVMP.

The sidewalk path is envisioned to connect Chamblee Dunwoody and Mount Vernon Roads
with a main street corridor with residential, retail and restaurant uses fronting the Parkway.
The sidewalk width is necessary to accommodate vibrant activity along the path, while
preserving space for circulation along the Parkway. The path widening is applicable to all
redevelopment: commercial and residential.
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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
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;
As discussed herein, the proposal to omit the additional six (6) feet of
sidewalk is inconsistent with the recommendations in the Comprehensive
Plan and the Dunwoody Village Master Plan.

Allowing a single property owner the ability to reduce the sidewalk width
would be inconsistent with the vision for Dunwoody Village and with the
remainder of the properties that are required to accommodate that width in
their development plans. Developing this property at a deficient sidewalk
width would be short-sighted and adversely impact the development goals
for this area.

Whether the proposed use complies with the requirements of this zoning ordinance;
The six (6) foot sidewalk proposed does not comply with the requirements

of the zoning ordinance. A twelve (12) foot sidewalk is supported by the
master planning efforts and regulated in the Dunwoody Village Overlay
section of Zoning Ordinance.

The applicant recently received variances to bring the plan into compliance
in all areas where it was deficient, other than the sidewalk, and proposes to
be in compliance with all base zoning and Overlay regulations.

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 proposed site does provide adequate land area for the proposed use,
including required open space, off-street parking and all other applicable
requirements. The applicant proposes to provide 1.68 acres of open space,
which is the required 20%. The site provides the required 158 off-street
parking spaces, and the and more than the 10 required guest parking
spaces. Due to the topography and configuration of the lot, the applicant
was approved a variance to encroach the City’s 75 foot stream buffer, to
place rear-to-rear and rear-to-side building elevations closer together than
allowed, and to reduce driveway depth by two feet, giving the applicant the
adequate area for the proposed use.

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 proposed use will not create adverse impacts upon any adjoining
land use by reason of noise, smoke, odor, dust or vibration generated.
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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 use will not create adverse impacts upon any adjoining
land use by reason of the hours of operation. The site plan calls for
two rows of evergreen plantings for screening, and three rows behind
units 62-65. The plan provides the 50 foot buffer required between
the development and the single-dwelling residential district to the
east.

Whether the proposed use will create adverse impacts upon any adjoining
land use by reason of the manner of operation of the proposed use;

The proposed use may not create adverse impacts upon any adjoining
land use by reason of the manner of operation of the proposed
townhome use, however, granting relief from the streetscape and
pedestrian amenities standards that envision and require a twelve
foot wide sidewalk will impact the character of the Village
immediately, and continue to do so as properties with other uses
begin to redevelop in accordance with the Overlay requirements.

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;

The proposed use will not create adverse impacts upon any adjoining
land use by reason of the character of vehicles or the volume of traffic
generated. The proposed townhouse use will create lower levels of
traffic during peak hours than the current office use, particularly if
walkability enhancements are incorporated into the site design. If the
subject site does not expand the sidewalk the City’s goal for the area
becoming more pedestrian and less dependent on vehicles will be
hampered.

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 and nearby lots
and buildings as they exist today.

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.

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; however the DVO calls for 12 foot wide sidewalks for public

use.

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;
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Vehicular means of ingress and egress are proposed to be sufficient.
Emergency vehicle access and refuse collection is sufficient. The 12 foot
wide one-way alley does not pose an issue for safety, traffic flow and
control, or emergency vehicle access, as the units along the Parkway can be
accessed from the Parkway, and the units on the other side of the alley can
be accessed from the private drive.

Pedestrian flow, if the SLUP is granted, will be insufficient in terms of the
Dunwoody Village Master Plan’s vision for this area, particularly under the
scenario where the properties adjacent to the subject property and up and
down the Parkway are redeveloped and 12 foot wide sidewalks are
installed.

7. Whether adequate provision has been made for refuse and service areas; and
Provisions for refuse and services are proposed 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 buildings as a result of their proposed height will not create a
negative shadow impact on any adjoining lot or building.

RECOMMENDATION

Planning Commission Recommendation

The Planning Commission heard the applicant’s request at their regular January 2016
meeting. After much discussion with the applicant and staff, the Commission recommended
approval of the request for a SLUP (5 - 0) with the following conditions:

1. The planting strip along Dunwoody Village Parkway shall remain six (6) feet in width.
2. The sidewalk shall be a minimum of six (6) feet in width.

The Planning Commission motion clearly stated that the sidewalk was to be a minimum of
six (6) feet wide, with the final width to be worked out with staff. Staff and the applicant
have not come to a consensus on the acceptable sidewalk width. Staff is preparing cross-
sections illustrating different sidewalk width scenarios for Council review.

Staff Recommendation

Although a twelve (12) foot wide sidewalk along Dunwoody Village Parkway would provide
additional space for pedestrian movements in a commercial context where other interactive
functions are accommodated, an eight (8) foot wide clear path may be acceptable, at a
minimum, for a residential project such as the current townhome use. To maintain
functionality, the eight foot path will be designed to maintain the entire width as clear space
for pedestrian travel. Staff has provided an eight (8) foot wide “clear” cross-section
drawing, Exhibit A, for Council consideration.

Staff recommends that the City Council approve the SLUP subject to substantial compliance

with the attached drawing, showing an eight (8) foot minimum sidewalk, as Exhibit A to this
SLUP.
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Attachments

e ZBA and PC Meeting Draft Minutes

e Comprehensive Plan Excerpt

e Dunwoody Village Master Plan Excerpt
e Section 27-97(i) Excerpt

e Location Map, Zoning Map

e Application Packet

e Site Plans dated 1-21-16
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STATE OF GEORGIA
CITY OF DUNWOODY ORDINANCE 2016-XX-XX

AN ORDINANCE TO AMEND THE CITY OF DUNWOODY ZONING
MAP FOR ZONING CONDITIONS OF LOT PARCEL NUMBERS 18 366 06 061
AND 1 IN CONSIDERATION OF SPECIAL LAND USE PERMIT

SLUP 16-021 (1530 and 1536 Dunwoody Village Parkway)

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, the Special Land Use Permit 16-021 is requested to waive the
requirements of full compliance with the Dunwoody Village
Overlay District regulations as it concerns sidewalk width, to
allow a reduction of the required 12 foot sidewalk width to 6
feet; and

WHEREAS: this Special Land Use Permit application is requested concurrent
with Rezoning Application RZ 16-021 and part of the conditions
of said Rezoning Application depend on the decision herein.

NOW THEREFORE, The Mayor and City Council of the City of Dunwoody hereby
ordains and approves the Special Land Use Permit 16-021 of this said property to
allow a reduction of the required 12 foot sidewalk width in the Dunwoody Village
Overlay District. Development shall be in substantial compliance with Exhibit A
below:

Exhibit A: Drawing showing eight (8) foot wide sidewalk cross-section

SO ORDAINED AND EFFECTIVE, this day of , 2016.

Approved by:

Dennis Shortal, Mayor

Attest: Approved as to Form and Content
Sharon Lowery, City Clerk City Attorney
SEAL

Page 1 of 1
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CITY OF DUNWOODY
JANUARY 12, 2016
PLANNING COMMISSION MINUTES

The Planning Commission of the City of Dunwoody held a Meeting on January 12, 2016 at
7:00 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: Kirk Anders, Commission Member
Bill Grossman, Vice-Chair
Richard Grove, Commission Member
Renate Herod, Commission Member
Paul Player, Commission Member

Also Present: Steve Foote, Community Development Director
Rebecca Keefer, City Planner
Andrew Russell, Planning Coordinator
Ronnie Kurtz, Planning Technician

A. CALL TO ORDER

B. ROLL CALL
All members were present except Bob Dallas and Heyward Wescott.
C. MINUTES

1. Approval of Meeting Minutes from September 8, 2015 Planning Commission Meeting

Paul Player motioned to approve. Renate Herod seconded.
The motion was voted on and passed (4 - 0) (Richard Grove abstained)

D. ORGANIZATIONAL AND PROCEDURAL ITEMS

1. Election of Planning Commission Chair and Vice-chair

Richard Grove nominated Paul Player as Chair. Renate Herod seconded.
The motion was voted on and passed (5 - 0)

Richard Grove motioned to nominate Heyward Wescott as Vice-Chair. Kirk
Anders seconded.

The motion was voted on and passed (5 - 0)

2. Staff Comments

Steve Foote introduced new Member Richard Grove and welcomed him to
the Planning Commission.
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E.

F.

Steve discussed the Planning Commission doing a trial run of holding
meetings at 6:00 pm over the next six months.

UNFINISHED BUSINESS

NEW BUSINESS

RZ 16-021: CQ Dunwoody Village Court, LLC, owner of 1530 and 1536 Dunwoody

Village Parkway, Dunwoody, GA 30338, by Marian Adeimy, attorney for contract

purchaser, seeks to rezone property currently zoned Office-Institution (O-I) District

to Multi-dwelling Residential-100 (RM-100) District to allow for construction of a 79-

unit townhome development. The tax parcels are 18 366 06 060 and 18 366 06 065

respectively.

Paul Player introduced the item and opened the public hearing.

Rebecca Keefer presented on behalf of staff. Rebecca explained

the current site plan has some inconsistencies with plans previously
received by the applicant that will need to be addressed by the applicant.
Rebecca recommended approval with conditions and read staff’s
conditions into the record.

Marian Adeimy, applicant, presented on behalf of the application. Marian
provided a copy of the most recent site plan to Commission members, a
copy of which was retrieved for the record. Marian described changes that
were made to the site plan as a result of the outcome of the variance
requests. Marian asked for a change to the conditions related to the
location of the pedestrian easement. Regarding the floor plan design to
accommodate elevators, Marian explained the elevator shaft would be
extra storage space that could be converted. Marian stated the units will
be fee-simple townhomes. The applicant stated the developer proposes to
let the market decide where the master on main units are located on the
property. Marian clarified there is one developer and builder, and that
they have worked together on projects in the past.

Woody Snell, developer with Lynwood Development, addressed
Commission questions over phasing. Woody stated the first phase will be
removing and grading the southern part of the property, and the second
phase will involve the area where the northern-most existing office
building exists today. Woody stated the empty space to the north of unit
31 will hold an underground stormwater detention device.

Robert Wittenstein, 1146 Bordeau Court, spoke as representative of the
Dunwoody Homeowner’'s Association, in favor of the application.

Richard Krohn, 1422 Mockwell Court, spoke in favor of the application.
Richard Hedlund, 1742 Mount Vernon Road, President of the Dunwoody
Commons Office Condo Association, adjacent to the subject property,

spoke in opposition with concerns over the effect it will have on the
functionality of the adjacent office condos on Mount Vernon Road, and the
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existence of easements between the two properties.

Robert Miller, 1332 Martina Drive, spoke in opposition to the application.
Robert spoke over his concerns that the application does not meet the
requirements for an age-targeted development. Robert recommended the
Commission defer the application.

James Langford, 2480 Glenbonnie Drive, spoke in opposition to the
application over concerns that it does not meet the Comprehensive Plan or
Zoning Ordinance.

Steve Foote explained the process of an application for Future Land Use
Map Amendment being heard in less than 24 months after denial of the
same request for the property.

The Commission discussed and asked questions of the applicant, staff, and
the public. The Commission asked the applicant questions over master on
main living options, garbage collection, the layout of the front of the units
along Dunwoody Village Parkway and the conflicting drawings depicting
the front of those units, the number of steps in front of those units, room
for landscaping, creating a more interactive front, the layout of the
sidewalk and landscaping along Dunwoody Village Parkway, ADA access
and wheel chair ramps, the adjacent office condo building along Mount
Vernon Road, phasing.

Marian stated the applicant is proposing to reduce the landscape strip in
front of the site along Dunwoody Village Parkway from 6 feet to 4 feet,
put that 2 feet of landscaping on the residential side of an 8 foot sidewalk.

Michael Smith, City of Dunwoody Public Works Director, responded to the
Commission’s questions regarding the applicant's proposed plan for the
streetscape and sidewalk. Michael stated the City has spent a lot of
money, blood, sweat and tears doing the Dunwoody Village Parkway.
Michael stated it is very clear in the Overlay section of the Code that for
new developments if the City has provided a 6 foot sidewalk then the
developer is required to install the additional 6 feet. Michael stated the
City has not seen the applicant has demonstrated a hardship or physical
reason as two why that cannot be done. Michael stated the City would like
to keep the 6 foot landscape strip. Michael stated reducing the landscape
strip to add sidewalk width would put pedestrians closer to the roadway,
and would put the sidewalk too close to the trunk of the trees for them to
grow larger and healthy. Michael stated downtown mainstreet type
development, 10 feet is really the minimum to have room for people to
walk.

Bill Grossman motioned to approve the rezoning from O-I to RM-100 with
Staff's conditions, for the number of units to be determined, and with the
additional conditions:

1.) The minimum quantity of units with master on main shall be 28.

2. Units that front Dunwoody Village Parkway shall have a maximum of
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four (4) steps from finished floor elevation to grade.
3.) There shall be no vehicular gates on the property.

Renate Herod seconded.
The motion was voted on and passed (5 - 0)

SLUP 16-021: CQ Dunwoody Village Court, LLC, owner of 1530 and 1536 Dunwoody
Village Parkway, Dunwoody, GA 30338, by Marian Adeimy, attorney for contract
purchaser, seeks a Special Land Use Permit to waive the requirement for a
development to come into full compliance with the Dunwoody Village Overlay District
regulations to allow for reduction in sidewalk width from 12 ft. to 6 ft. The property
consists of two tax parcels: 18-366-06-061 located at 1530 Dunwoody Village
Parkway, Dunwoody, GA 30338, and 18-366-06-065 located at 1536 Dunwoody
Village Parkway, Dunwoody, GA 30338.

Paul Player introduced the item and opened the public hearing.
Rebecca Keefer presented on behalf of staff and recommended denial.

Marian Adeimy, applicant, presented on behalf of the application. Marian
passed a three page handout out to Commission Members. A copy of
which was retrieved for the record. Marian presented an alternative
streetscape design that has 4 foot landscape strip along the Parkway and
8 feet of sidewalk.

The Commission discussed and asked questions of the applicant and staff.

Bill Grossman motioned to approve the SLUP application with the
following conditions:

1. The planting strip along Dunwoody Village Parkway shall remain six
(6) feet in width.
2. The sidewalk shall be a minimum of six (6) feet in width.

Richard Grove seconded.

The motion was voted on and passed (5 - 0)

3. CP 16-021: CQ Dunwoody Village Court, LLC, owner of 1536

Dunwoody Village Parkway, Dunwoody, GA 30338, by Marian Adeimy,
attorney for contract purchaser, seeks an amendment to the
Dunwoody Village Master Plan Future Land Use Map from Small-Scale
Office to For-Sale Residential to allow for construction of a 79-unit
townhome development. The tax parcel is 18 366 06 065.

Paul player introduced the item and opened the public hearing.

Rebecca Keefer presented on behalf of staff and recommended deferral
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until after the time when the City Council decides on the rezoning
application.

Richard Grove motioned to defer to the regularly scheduled February
meeting. Bill Grossman seconded.

Discussion was had and the motion died without a vote.
Richard Grove motioned to defer indefinitely. Kirk Anders seconded.
The motion was voted on and passed (4 - 1). (Paul Player dissented)
4., RZ 16-022: Kathryn B. Zickert, applicant, on behalf of Hines Atlanta Associates
Limited Partnership, owner of 4453 Ashford Dunwoody Road, Dunwoody, GA 30346,
seeks permission to rezone property currently zoned Office-Institution conditional (O-

Ic) District to Local Commercial conditional (C-1c) District to allow for development
of a restaurant with drive-through. The tax parcel is 18 347 01 033.

Paul Player introduced the item and opened the public hearing.

Rebecca Keefer presented on behalf of staff and recommended approval
with conditions.

Den Webb, representative of the application, presented. Den stated the
application has been taken to the Dunwoody Homeowners Association
(DHA) twice. Den stated the proposal will not go through without the
drive-through.

Vikram Mehra, representative of owner, Hines Ravinia, spoke and gave a
visual presentation. Vikram clarified that the tenant would be occupying
the space under a ground-lease.

Robert Wittenstein, 1146 Bordeau Court, representative of the DHA spoke
in opposition to the application on the grounds that it has a drive-through.

The Commission discussed and asked questions of the applicant and staff
over drive-through car stacking, consistency with the Comprehensive
Plan, and alternate uses for the site.

Steve Foote responded to questions from the Commission.
Bill Grossman motioned to deny. Renate Herod seconded.
The motion was voted on and passed (5 - 0)

G. OTHER BUSINESS

H. PUBLIC COMMENT

Mayor Denny Shortal thanked the Commission and Staff for their service
to the City.

PAGE 5 OF 6
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L.

J.

COMMISSION COMMENT

Paul Player stated he is opposed to the change to a 6:00 pm meeting time,
but is willing to test it out during a trial period.

Kirk Anders asked staff questions regarding the methodology and
personnel involved in the reports DeKalb County School District provides
on the school impacts of developments.

ADJOURN

PAGE 6 OF 6
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CITY OF DUNWOODY
JANUARY 7, 2016
ZONING BOARD OF APPEALS MINUTES

The Zoning Board of Appeals of the City of Dunwoody held a Meeting on January 7, 2016 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: Ardy Bastien, Chair
Claire Botsch, Board Member
Stacey Harris, Board Member
Bill McCahan, Board Member
Gerri Penn, Board Member
Joe Tuttle, Board Member

Also Present: Steve Foote, Community Development Director
Rebecca Keefer, City Planner
Andrew Russell, Planning Coordinator
Ronnie Kurtz, Planning Technician
Rich Edinger, City Engineer
Joseph E. Leonard, Legal Counsel

A. CALL TO ORDER

B. ROLL CALL
Kristen Wescott was absent
C. MINUTES

1. Approval of Meeting Minutes from December 3, 2015 Zoning Board of Appeals
Meeting.

Bill McCahan motioned to approve with corrections. Claire Botsch seconded.

The motion was voted on and passed (5 - 0) (Joe Tuttle abstained because he was
not present at the December meeting.)

D. ORGANIZATIONAL AND PROCEDURAL ITEMS

1. Election of Zoning Board of Appeals Chair and Vice-chair

Gerri Penn motioned to approve Ardy Bastien as Chair and Kristen Wescott as
Vice-Chair. Joe Tuttle seconded.

The motion was voted on and passed (6 - 0).

E. UNFINISHED BUSINESS

F. NEW BUSINESS

1. ZBA 16-011: David Mahl, owner of 5314 Manhasset Cove, Dunwoody, GA 30338,
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seeks a variance from Chapter 27, Section 27-58, to encroach the rear yard setback

for the construction of a deck. The tax parcel number is 18 375 02 035.

Open Public Hearing: Ardy Bastien introduced the item and opened the
public hearing.

Presentation by staff: Rebecca Keefer presented on behalf of staff and
recommend approval with conditions. Rebecca stated that the existing deck
was built entirely within the 40' rear setback.

Presentation by Applicant: David Mahl, applicant and owner of 5314
Manhasset Cove, presented on behalf of the application. David stated
construction began before a permit was applied for because he was initially
unaware that a permit was required.

Public Comments Open:
Opposed: None spoke opposed to the application.
In Favor: None spoke in favor of the application.

The Board discussed with the applicant and staff.

Bill McCahan motioned to approve with the following conditions:

1.

Construction must be in substantial compliance with the site plan accepted
by the Community Development Department on October 26, 2015 (dated
October 7, 2015).

No more than 100 square feet of disturbance may encroach into the State’s
25-foot stream buffer.

Claire Botsch seconded.

The motion was voted on and passed (6 - 0).

ZBA 16-012: Michael Seeley, owner of 4994 Oak Trail Drive, Dunwoody, GA 30338,

seeks a variance from Chapter 27, Section 27-58, to encroach the street yard

setback for the construction of a covered porch and stoop. The tax parcel number is

18 363 01 060.

Open Public Hearing: Ardy Bastien introduced the item and opened the
public hearing.

Presentation by staff: Rebecca Keefer presented on behalf of staff and
recommended denial of the application.

Presentation by Applicant: Michael Seeley, applicant and owner of 4994 Oak
Trail Drive, presented on behalf of the application. Michael provided a
handout to the Board and Staff, a copy of which was received for the
record. Michael stated the dimensions of the porch will be 6 feet x 6 feet.
Michael stated the structure would be nearly entirely within the street
setback.

Public Comments Open:
Opposed: None spoke opposed to the application.
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In Favor: None spoke in favor of the application.

The Board discussed with the applicant and staff.
Joe Tuttle motioned to approve with the following condition.

1.) Development shall be consistent with the site plan and elevations contained
in the application packet received by the Community Development
Department on October 27, 2015.

Bill McCahan seconded.

The motion was voted on and passed (6 - 0).

ZBA 16-013: Uwe Haarhoff, owner of 1308 Valley View Road, Dunwoody, GA 30338,

seeks the following: A variance from Chapter 16, Sec. 16-78 to encroach the City’s

75 foot stream buffer; A variance from Section 27-147 to reduce the contextual

setback, related to the construction of a new house. The tax parcel number is 18 365

10 022.

- Open Public Hearing: Ardy Bastien introduced the item and opened the
public hearing.

- Presentation by staff: Rebecca Keefer presented on behalf of staff and
recommended approval of the request for a variance from the contextual
setback regulations with conditions, and recommended deferral of the
request for a variance from the City's 75 foot stream buffer. Rebecca stated
that at the time packets were sent to the Board, Staff felt the applicant's
responses to the stream buffer criteria were insufficient, that the applicant
has since addressed those criteria further, and is prepared to provide that
information.

- Presentation by Applicant: Ron Gudger, principal at Site Works Engineering,
presented on behalf of the application. Ron stated a storm water
management plan, stream back stabilization system, and all the
BMPs necessary to protect the buffer and the stream and prevent erosion,
will be produced subsequent to the variance process if the variances are
approved. Ron produced a list of 18 signatures signed by neighbors of the
subject lot. The list was not presented to the Board or Staff. Ron stated the
site plan would have no impact on the flood plain.

- Public Comments Open:
Opposed: Bernard Williams, 4798 Valley View Court, whose property
adjoins the subject property to the rear, was concerned construction on the
lot could have on the stream backing up onto his property.

Robert Wittenstein, 1146 Bordeau Court, stated that he is opposed to the
application, and that the stream buffer was intended to prevent this type of
construction. Robert clarified that he was not speaking as a representative
of the DHA.

Nancy Sellers Williams, 4798 Valley View Court, stated she has seen the
stream flood many times over 35 years, and is opposed to the application.

PAGE 3 OF 8
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In Favor: Ly Bui, 1320 Valley View Road, stated she in favor of any
development that will make the neighborhood better and improve property
values, and that she is not opposed or in favor of the application, but hopes
the council will consider improvements that can be done to the property.
Jean Paul Belmont, no address provided, spoke in favor of the application.
Jean Paul provided information on the history of the property, stated that a
building permit was approved for the property by DeKalb County in the
past, and that the property owner had successfully sued DeKalb County for
erosion damage done to the property and another property along the
stream in the area.

The Board discussed with the applicant and staff.

Ron Gudger stated BMPs, including SD3, would be used to trap sediment. As to the
sloping to the street, he stated there will be underground management systems in
place to catch runoff before water from downspouts enters the street and
ultimately the stream. Ron stated if the variance is granted that buffering of flood
flows will be addressed in a study, but disturbance would not intrude into flood
flow storage volume.

The Board stated concern over approving the request without additional
information.

Gerri Penn stated concerns over the effects construction could have on the stream.
Gerri asked City Engineer, Rich Edinger, to go through the stream buffer approval
criteria with the Board.

Rich Edinger stated sloping the driveway towards the street will ultimately cause
the runoff to enter the stream and would not provide mitigation of the water
quality issue. Rich stated the applicant will need to deploy BMPs for sediment
control, and address non-point runoff sources. Rich Edinger stated that the culvert
will be the predominant hydrology control. Rich stated the applicant will need to
map the headwater.

Stacey Harris stated she would like to see the site plan revised to show the
placement of wing walls and retaining walls.

Uwe Haarhoff, owner of the subject property, stated the area has only flooded
once, which was after construction of the apartments to the north, and was due in
part to tree limbs and other debris blocking stream flow.

Gerri Penn motioned to defer both variance requests to the February 4, 2016 ZBA
meeting with the following conditions:

1.) The applicant will submit the stream protection practices they are proposing
for staff to review before the next meeting; and the applicant will submit a
hydrology study; and a site plan that shows the location of proposed
retaining walls and wing walls for staff to review before the next meeting.

Bill McCahan seconded.
The motion was voted on and passed (6 - 0)
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ZBA 16-014: CQ Dunwoody Village Court, LLC, owner of 1530 and 1536 Dunwoody
Village Parkway, Dunwoody, GA 30338 by Marian Adeimy, attorney for contract
purchaser, seeks the following variances for the construction of a 79-unit townhome
development:

a.) Variance from Ch. 27 Sec. 27-142 to reduce the rear to front building separation,
b.) Variance from Ch. 27 Sec. 27-142 to reduce the rear to rear building separation,
c.) Variance from Ch. 27 Sec. 27-142 to reduce the rear to side building separation,
d.) Variance from Ch. 27 Sec. 27-208 to reduce the minimum driveway length,

e.) Variance from Ch. 16 Sec. 16-78 to encroach the City's 75-foot stream buffer

The tax parcel numbers are 18 366 06 061 and 18 366 06 065.

- Open Public Hearing: Ardy Bastien introduced the item and opened the
public hearing.

- Presentation by Staff: Rebecca Keefer presented on behalf of staff. Rebecca
stated the applicant will be requesting withdrawal of variance a.) for rear-
to-face building separation. Rebecca recommended approval of variance
requests b.) and c.), denial of variance request d.), and approval of
variance request e.)

Presentation by Applicant: Marian Adeimy, applicant, presented on behalf of the
application. Marian presented a handout to Board members and staff which
included a colored rendering of the site plan and a copy of the developer’s
agreement and conditions entered into with the Dunwoody Homeowners
Association (DHA), a copy of which was received for the record. Marian stated the
site is particularly difficult to develop due to the stream and 75 foot stream buffer,
the narrowness of the lot, and the concerns of neighbors adjacent to the property.
Marian stated the project is critical to making Dunwoody successful. Marian stated
that garage parking and an alley is critical for the units along Dunwoody Village
Parkway to create an urban feel, and to build within the narrowness of the lot.
Other than the units that front Dunwoody Village Parkway, all other units will have
driveways with a minimum depth of 18 feet deep. Marian stated Dunwoody Green
and Minerva all have 10 foot to 12 foot deep driveways. Marian stated 20 foot
driveways are for suburban projects, and not appropriate for this site. Time
expired and Marian asked for 3:00 additional minutes for each side. The Chair
granted 3 additional minutes to each side.

- Public Comments Open:
Opposed:

In Favor:

Robert Wittenstein, 1146 Bordeau Court presented on behalf of the DHA, and
stated DHA is in favor of the project and the requested variances.

Richard Krohn, 1422 Mockwell Court, spoke in favor of the application. Richard
stated the application will be good for property values.

Robert Wayne Radloff, 1437 Vernon Village Court, spoke in favor of the application
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for what the project will do for the area.
Thomas Anderson, 1354 Vernon North Drive, spoke in favor of the application.

Richard Hedlund, representative of the office condos at 1742 Mount Vernon Road,
voiced concerns

Harold Schroeder, 1421 Mockwell Court, spoke in favor of the application. Harold
stated the application will add something to the community.

Marian read a letter from Tara Targovnik, 1314 Vernon North Drive, into the
record, in support of the application. Marian read a letter from Lisa Victory, 1311
Vernon North Drive, into the record in support of the application, and handed a
copy of both letters to staff for the record.

The Board discussed variance requests b.) and c.).

Gerri Penn showed the audience a picture she took of Avery Park in Doraville in
which a sedan parked in a driveway sticks out into the street, and expressed
concern over driveways 10 feet to 12 feet in depth. Gerri expressed concern over
the possibility of residents using their garage for storage and parking their cars in
the short driveway.

Gerri Penn asked whether the area of the private street is being used to increase
density. Gerri Penn stated the way to lengthen the 10 foot driveways may be to
reduce density. Gerri Penn asked staff questions related to cross-parking, and
whether lack of vehicle parking would cause an overflow of parking on adjacent
properties, that may be of a different zoning classification.

Marian replied that the reason there is a street, not an alley is because originally
there was an alley behind the back townhomes closest to the neighborhood, and
that Vernon North residents desired the alley to be relocated to the front of the
back townhomes. Marian stated the covenants will enforce a restriction that
requires owners of units with 10 foot driveways to park their vehicles in the
garage, and not in their driveways.

The Board expressed concerns over adequate guest parking if 21 units will not be
permitted to have vehicles parked in the driveways.

Marian stated parking could be provided near some of the back units, and units
30-36 on the current site plan. Marian stated driveway depths could be made
shorter than 10 feet if that will make the Board more comfortable in being ensured
that vehicles are not parked in those driveways.

Joe Tuttle stated concerns over accessibility of units with 10 foot driveways. Joe
stated it may be that the choice to buy a unit with an unusable, shorter
driveway is up to the buyer who is willing to agree to the covenant.

Steve Foote addressed the issue of reduction of driveway depth and stated Staff
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does not support that variance request, but does support a townhome project
being developed on the site.

Marian stated a way to lengthen the driveways would be to eliminate the
landscape buffer, but that that would upset the neighbors in those houses. Marian
stated there is no alternative to the site plan, and that it may make the deal
unworkable. In response to questions by the Board, Marian stated the townhomes
are 50' in length, that enforcement of parking would be recorded in the covenants,
that the property would have a manager who would handle a number of
responsibilities on the property including inspections and would provide
enforcement, and that residents would also report enforcement issues.

Gerri expressed concern over occupants of rental units abiding by the covenant
restricting driveway parking for the units with 10' driveways.

The applicant withdrew the request for variance a.) without prejudice.

Bill McCahan motioned to approve variance request b.) with the following
condition:

1.) The variance shall apply to the building separations for which
the variance is being requested only, as indicated on the site
plan dated December 8, 2015.
Claire Botsch seconded.

The motion was voted on and passed (6 - 0).

Bill McCahan motioned to approve variance request c.) with the following
condition:

1.) The variance shall apply to the building separations for which the
variance is being requested only, as indicated on the site plan dated
December 8, 2015.

Gerri Penn seconded.

The motion was voted on and passed (6 - 0).

Stacey Harris motioned to approve variance request d.) to reduce driveway lengths
down to 18' minimum for all front entry units. Claire Botsch seconded.

The motion was voted on and passed (6 - 0).

Claire Botsch motioned to deny variance request d.) to reduce driveway lengths
down to 10' minimum for all rear entry units.

(There was discussion amongst the Board and between the Board and the
applicant. The applicant asked the Board to consider reducing the driveway depth
for rear entry units to 18 feet.)

The motion was voted on without a second and failed (0 - 6).
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Stacey Harris motioned to approve variance request d.) to reduce driveway lengths
down to 18' minimum for all rear entry units. Bill McCahan seconded.

The motion was voted on and passed (6 - 0).
Joe Tuttle motioned to approve variance request e.) with the following conditions:

1.) The proposed amount of impervious surfaces in the stream buffer shall
be no greater than 44% of the stream buffer.

2.) An engineer will evaluate the integrity of the retaining wall. Repairs
shall be conducted as designed by an engineer and approved by the City
Engineer prior to demolition of any paved surfaces within the stream buffer.
3.) Stream bank restoration will be performed by the applicant on the
applicant’s property.

4.) An arborist will evaluate the trees inside the stream buffer on the
applicant's property.

5.) The applicant will clean out the debris that has been dumped in the
stream buffer on the applicant's property.

Gerri Penn seconded.

The motion was voted on and passed (6 - 0).

G. OTHER BUSINESS

H. PUBLIC COMMENT

Robert Wittenstein thanked the Board for their service and stated that by the
action taken on variance request d.) the Board put into danger a development that
is really important to the City.

Addressing Robert Wittenstein, Bill McCahan stated there is always a plan B.
Carla Masecar, 4570 Kings Down Way, stated that as a senior citizen, she still
wants her children to be able to come and visit her and park in the driveway, and

praised the recommendation of staff and the action taken by the Board.

L. BOARD COMMENT

Joe Tuttle presented the issue of moving the April ZBA meeting due to it being
during DeKalb County Schools Spring Break. No action was taken by the Board.

The Board and Staff discussed the meeting times of ZBA and Planning Commission
meetings.

Gerri Penn asked staff to look into IT issues she has been having with her iPad text
highlighting feature.

J. ADJOURN

PAGE 8 OF 8
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CHAPTER 27 - ZONING ORDINANCE™

ARTICLE Il. - ZONING DISTRICTS

DIVISION 4. - OVERLAY ZONING DISTRICTS

Sec. 27-97. - DVO, Dunwoody Village Overlay.

(i) Streetscape and pedestrian amenities.
(1) A minimum six-foot wide landscape area must be established abutting the back of the curb

along abutting streets. This landscape area must adjoin a minimum 12-foot wide sidewalk.
Buildings must abut the sidewalk or be located within ten feet of the sidewalk. If buildings are
set back from the edge of the required 12-foot sidewalk, the setback area must include features
such as outdoor dining and seating areas, plazas and landscaped open spaces that provide a
safe, comfortable and active environment for pedestrians.

Building

0-10' 2

variable

(Ord. No. 2013-10-15, 8 1(Exh. A 8 27-7.20), 10-14-2013; Ord. No. 2015-01-05, § 1, 1-26-

2015)
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DUNWOODY VILLAGE

Vision/Intent

Dunwoody Village has historically been the

“heart” of Dunwoody. A master planning process
established a detailed vision for this center of the
community, focused on pedestrian and bicycle
amenities, functional public open space, a multi-
modal transportation environment, architectural
controls, connectivity and place making. A sense
of history will add to the charm and sense of place.
This area envisions a “village green” with civic
activities and amenities, and redevelopment will
draw community members to shopping, dining and
entertainment. Furthermore, redevelopment should
have a residential component for day and evening
activity to foster community. The design should
embody the unique character of Dunwoody.

Future Development

Form: Master planned design, high quality building
materials, civic amenities, integrated open space
and appropriate transitions from greater to less
intense uses. The periphery of the character area
will include a large transitional area to adequately
protect single-family residential and other
residential homes in the area.

Use (see Future Land Use Map): Mixed-Use
(containing a mix of office, retail and residential,
including both either vertical or horizontal mixed-
use through the district), townhomes, other
owner-occupied housing, live-work units, civic
institutional, community retail (not greater than
50,000 square feet per tenant space), local and
unique business, boutique retail, public assembly
and entertainment.

FIGURE 6: Dunwoody Village Character Area Map

A Food Market in Dunwoody Village
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Action ltems

Create an active community center with
public places to gather, following a master
planning process that potentially supports a
redevelopment investment program.

Establish way-finding or landmark features that
unify the Village and can be used across the
City, if a way-finding or gateway plan does not
already exist for the greater City as a whole.

Regularly review the Dunwoody Village Overlay
to ensure enforcement meets intent of Overlay
and Character Area vision.

Creatively address the parking and congestion
that new local activity may generate.

Identify solutions for structural parking.

Establish bicycle network for new connectivity
throughout the City so that “all roads lead to
the Village.”

Establish infrastructure thresholds that new
development must meet.

Complete site location evaluation and financing
plan locating City Hall, Police and other civic
functions, including options for joint public-
private partnership. Note that the Georgetown
area is also being considered as a possible
location of City Hall.

Create venues for cultural events like music
and create programs for public uses of City Hall
and library.

For detailed circulation and open space
recommendations concerning the Dunwoody
Village character area, see the Dunwoody
Village Master Plan.

Pursue the creation of a central green space
and altenatives for acquiring that space.

JACOBS

REDEVELOPMENT WITH OPEN SPACE

Several regional examples of redevelopment with open
space were referenced during Community Meeting
discussions about Dunwoody Village. The City of Smyrna
allows higher buildings adjacent to the plaza at the Market
Village. The City of Dunwoody envisions similar development
and rules whereby densities may increase, contingent upon
the provision of amenities (open space, plazas, etc.) or
development features.

FIGURE7: Dunwoody Village Master Plan
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FIGURE 17: Future Land Use Map
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LAND USE FRAMEWORK PLAN

The Land Use Framework Plan is intended to guide future
redevelopment and community improvements within the Master
Plan area over the next 10-20 years. The Dunwoody Village
encompasses over 150 acres of property. Based upon current
real estate market conditions and the significant amount of existing
retail and office space within the Dunwoody Village, it is unlikely
that large portions of the Village could experience redevelopment
in the short-term (next 3-5 years).

Additionally, a number of properties have multiple owners (office
condominiums), are stable institutions or are higher performing
retail properties and are unlikely to change in the short- to mid-
term. These properties include the Ashworth neighborhood,
Dunwoody United Methodist Church, The Shops at Dunwoody,
Dunwoody Hall, and a series of office condos on the north side

of the study area and along Mount Vernon Road. While some of
these properties may need some upkeep and improvement, other
areas within the Village exhibit lower levels of activity, rents, and
occupancies. These areas are outlined in previous sections of this
report related to Activity and Redevelopment Potential.

The land use framework plan seeks to create a 20-year vision
for community improvement and redevelopment in areas that are
most likely or most susceptible to change. Consistent with the
community consensus points the Land Use Framework Plan seeks
to:
+ Create a more vibrant Village Center including a focal point
community green space
+ Encourage more compact development forms that promote
walkability, but are appropriately sized and scaled to
maintain and enhance the area’s unique character and
identity
+ Maintain and enhance convenience retail centers that
provide daily goods and services for nearby residents
+ “Prune” lower performing retail and office sites over time to
improve the area’s market fundamentals and visual appeal
of the Village
+ Allow for modest residential development to enhance
walkability and enliven the Village, but in doing so,
encourage high-quality, owner-occupied units targeted at
empty nesters and active adults

The following sections outline key strategies and recommendations
for various districts within the Dunwoody Village Land Use
Framework Plan.

Dunwoody Village Master Plan Section 2: Vision & Framework Plan 27
Urban Collage, Inc. | Houseal Lavigne Associates | RCLCO | Kimley-Hom and Associates, Inc. | Market + Main, Inc.
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Land Use Framework Plan

4 Preserve Existing

. . Buffer To Adjacent ~
Neighborhood:

\\ B DUNWOODY VILLAGE DISTRICTS

Preserve Existing Buffer AN NEIGHBORHOOD & CONVENIENCE RETAIL:
To Adjacent Neighborhood + Primarily existing retail/commercial
+ Limited professional office
+ Limited opportunity for new development

\ + Facade / tenant upgrades over time

\ + Internal landscape / pedestrian / site improvements over time (private)
preseRe Existing Butfey \ « Generally 1-2 story development
\\\\ To Adjacent Neighborhood \

g \\\\ SMALL-SCALE OFFICE:
\ « Existing office space
, ‘o + Limited opportunity for new development

P e Iz + Facade / tenant upgrades over time
3 3 B + Internal landscape / pedestrian / site improvements over time (private)

1 + Primarily 1-2 story development (third level of occupied space in some
\ existing buildings)

New Civic Node S
(Alternate = [|For-Sale

Preserve Existing Buffer

To Adjacent Neighborhood
DunwoodyiVillage'

Shopping|Genter:

o \ . CIVIC / INSTITUTIONAL:
The'Shopsiat © / ‘ Y + Existing civic / institutional uses (Dunwoody United Methodist Church)
Dunwoody » § + Opportunity for new Civic Node

- New “town green / plaza” (0.5-1.0 acres)
- Potential new Municipal Complex
- Potential relocation of existing Library & Arts Center (from Chamblee
Dunwoody Road)
- Potential new civic uses
{ - 1-3 story development
:;?:;:‘Venumr et - - Potential supporting retail / office (small-scale 1-2 stories)
To A djf‘em o / - NOTE: See separate detailed site concept
Neighborhood . -Existing Utility /
DunwoodylUnited Infrastructure / FOR-SALE RESIDENTIAL:
MethodistChurch ‘( + Existing townhomes and small-lot single-family (Ashworth)
Potential Reloc Ce,..;’.'.f,":f:i?&m // + Opportunity fpr new development (Chamblee Dunwoody Road site &
Node :n Dunwoody Village Parkway / Dunwoody Vlllage Parkway Slte)
(Alternate = [ Library and Art Center - 10 to12 units per acre
to Remain) / - 2 to 3 stories with private garages
/ - Age-targeted (empty nesters)
preservelExisting Byfie - Large units (greater than 2,000 sq. ft.)
To Adjacent Neighborhood - For-sale pl'O.dU.Ct
// - Preserve existing buffers
/ - High-quality design / materials

i VILLAGE CENTER MIXED-USE:
% 5 + Existing Village commercial
P G + Preservation of Cheek-Spruill Farmhouse
P i + Preservation of Fresh Market and Walgreens
- + Significant opportunity for redevelopment (multiple sites)
- New “town green” (1.5-2.0 acres)
- New internal street grid
- "Walkable” storefront character
- Potential new storefront retail / office
Study Area Boundary - Potential for-sale loft housing over ground-floor commercial (40-80 units)
Z < . - Age-targeted housing (empty nesters)
- - Major Streets

- Large units (greater than 2,000 sq. ft.)
[ Parcels - Generally for-sale product

- Primarily 2-3 story development
lll Building Footprint - High-quality design / materials (compatible with Village aesthetic)

- NOTE: See separate detailed site concepts
* Natural Tree Cover (approximate)

28 Section 2: Vision & Framework Plan Dunwoody Village Master Plan
Urban Collage, Inc. | Houseal Lavigne Associates | RCLCO | Kimley-Hom and Associates, Inc. | Market + Main, Inc.
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Potential short-, mid-, and long-term Dunwoody Village build-out

Dunwoody Village Master Plan

ViLLAGE CENTER

The proposed Dunwoody Village Center incorporates a significant
public open space surrounded by a mix of uses in keeping with
Dunwoody Village’s traditional architectural style. The Village
Center is proposed for the southern portion of the superblock
bounded by Chamblee Dunwoody Road, Mount Vernon Road,

and Dunwoody Village Parkway. The area today is occupied by a
collection of commercial properties including the Dunwoody Village
Shopping Center and several outparcels (banks, US Post Office,
real estate offices, and others), and the Farmhouse at the corner
of Chamblee Dunwoody Road and Mount Vernon Road. The
Farmhouse is intended to remain as an important community icon,
but be re-integrated into the surrounding area through landscaping
and pedestrian walkways.

Urban Collage, Inc. | Houseal Lavigne Associates | RCLCO | Kimley-Hom and Associates, Inc. | Market + Main, Inc.

The primary focus of the Village Center is to:

+ Create a central community gathering space within the
Village

+ Encourage high-quality redevelopment of underutilized
areas, primarily the east, “back” side of the Dunwoody
Village Shopping Center and underutilized surface parking
areas

+ Foster greater connectivity and accessibility by creating an

internal street grid within the superblock

Create a more walkable, vibrant Village Center with area

appropriate goods and services

Provide an opportunity for a modest number of high-end

residential units to foster greater livability, activity during

evening and weekend hours, and security (more “eyes on

the street”)

Section 2: Vision & Framework Plan 29
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A central green space should be the key organizing element of the
Village Center. Dunwoody Village has long been the social and
historical center of the Dunwoody community. However, gathering
spaces for community events have been limited to area parking
lots and closing area roadways due to the lack of a central park or
plaza. Creating significant, useable green space within the Village
is one of the highest priorities voice by community residents. The
Planning Team recommends that a village green of 1.5 to 2.0 acres
or more should be developed within the core of the Village.

The green space should be visible from one or more main
roadways (Mount Vernon Road, Dunwoody Village Parkway,

and Chamblee Dunwoody Road). However, 1.5 and 2 acres

in size, the green space should not feel “exposed” to a major
roadway where area traffic and noise could limit the gathering
space’s functionality and use. The community space should
include a combination of green (grass and landscaping) and
hardscape (pavers, plazas, etc.) to accommodate a variety of
uses and events. Positioning the green space along or within the
proposed internal street grid will enhance the area’s flexibility to
accommodate larger community gatherings by temporarily closing
internal streets and expanding events into those areas. The
green space should also be linked to the Farmhouse through a
pedestrian path, sidewalks, and enhanced landscaping.

30  Section 2: Vision & Framework Plan
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Dunwoody Village Master Plan
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The central green space should be surrounding by high-quality, =S e
multi-story redevelopment. While there are community concerns lLLU;LRTﬁLVAEC?S A’\iCEPT z O
regarding the impact of multi-story buildings on the Village’s DEVELOPMENT/PRO”Z@\ﬁ L
traditional character, it is necessary to have the area surrounding ‘ :
the green space of sufficient height and uses to create a focal
point of activity, enhance the area’s walkability, and provide the
proper proportion to visually frame the green space. While multi-
story, these new buildings should be designed in keeping with the
Village’s traditional architectural style and should be largely red
brick.

Based upon the local real estate market fundamentals, the most
likely uses for buildings surrounding the central green space are
retail and professional office on the ground floor with residential
units above. A limited number of buildings surrounding the green
space could be commercial with retail on the ground floor and
office space above. However, some existing office facilities within
the Village would need to be eliminated to provide a market for
new office space to be leased.

Dunwoody Village Master Plan Section 2: Vision & Framework Plan 31
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There is significant concern from some area residents regarding
the integration of residential units into the Dunwoody Village.
Future residential units within the Village are intended to reinforce
and add to the traditional character of the Village and are not
intended to be high density (over 12 units/acre) or apartment uses.
The greatest opportunity to meet community needs and goals and
promote “lifelong community” principles is to incorporate a variety
of residential units within the Village (residential over retail (flats
and stacked units), townhomes, and nearby single-family homes).
Residential uses should focus on aging residents and empty
nesters that are looking for lower-maintenance residences within a
walkable environment and easy access to restaurants, local goods,
and area services. Multi-story units should consider elevators to
meet the needs to this market and reinforce “lifelong community”
principles. Within the Dunwoody Village, residential products
should focus on for-sale units, larger than 2,000 square feet, and
constructed of high-quality building materials in keeping with the
Village’s traditional architectural style.

Traffic Generation by Land Use

Integrating residential units in the Dunwoody Village would help
foster a multi-modal transportation network and minimize traffic
generation within the district. Residential uses generate lower
daily trips compared to office and retail uses and significantly lower
trips during AM and PM peak periods. Residential uses in close
proximity to commercial areas also allow residents and visitors to
walk or utilize other modes of transportation limiting the number

of necessary vehicular trips. For additional information regarding
residential uses, please see “Residential” at the conclusion of this
section.
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Land Use Category Example Intensity Daily AM Peak | PM Peak
Trips Hour Hour

Residential 55 dau. (assumed 1,800 s.£/d.u=100,000s.£)[ 382 32 37
Condo/Townhouse h ’ o ’ o
General Office 100,000 s.f. 1,334 188 191
Retail/Shopping 100,000 s.f. gross leasable area 6,791 154 636
Center
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To meet these and other area circulation and access needs, an
internal street grid should be instituted within the superblock of
Mount Vernon Road, Chamblee Dunwoody Road, and Dunwoody
Village Parkway as opportunities allow. Ideally, two new east-west
routes would be provided and one new north-south roadway.
East-west roadways would link the traffic signal at Chamblee
Dunwoody Road and The Shops at Dunwoody to Dunwoody
Village Parkway, and the main entry of Dunwoody Plaza shopping
center on Dunwoody Village Parkway to Chamblee Dunwoody
Road between the existing Walgreen’s Pharmacy and Starbucks.
A new north-south roadway should begin at the main entry to the
Dunwoody Village off of Mount Vernon Road (between existing
Wells Fargo and BB&T banks) and end at the proposed northern
east-west road and Dunwoody Village Parkway as it turns toward
Chamblee Dunwoody Road. Each of these internal streets should
include landscape buffers with trees and lights and pedestrian
sidewalks. Bicycle lanes/paths should be incorporated into the
roadways as well. These internal roadways should be constructed
as a part of redevelopment efforts in coordination with local
property owners.

ILLUSTRATIVE CONCEPT I
NOT AN ACTUAL

DEJELOPMENT PROPOSA

. S—

Y
B

Successful retailers are vital to the vision of a more vibrant Village
Center. The current and projected Dunwoody Village environment
supports unique, local retailers, and boutiques. Retail storefronts
should be designed in a traditional manner along the back of
sidewalks facility the central green space and internal roadways.
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Civic / INSTITUTIONAL

Many traditional town centers include a civic facility and/or icon as
an attraction and sociological focal point. Determining whether
Dunwoody City Hall belongs in the Dunwoody Village is a larger,
city-wide conversation that requires additional study. However,
part of the goal of the Dunwoody Village Master Plan was to
consider whether a civic presence was desired, necessary, and
could be accommodated within the Dunwoody Village if it was
determined to be appropriate in the future.

In terms of desire, community feedback included both pros and
cons to locating City Hall within the Village. Many residents view
the Village as the traditional focal point of the city and see a
natural connection between a City Hall and the emotional center
of the community. Others were less enthusiastic of repositioning
commercial property for a public (non-taxable) facility.

34 Section 2: Vision & Framework Plan

From a community design perspective, a civic presence or

public facility is helpful as a community focal point and generator
of visitors and activity to the area. However, in the case of
Dunwoody Village, that facility could be a City Hall, relocation of
the Dunwoody Library into the Village Core, relocation of some of
the City’s arts facilities into the Village Core, another public facility
being developed within the Village, or all of the above.

One possible scenario would be to cluster a future City Hall (with
the administrative functions of the police department), Dunwoody
Library, and Spruill Arts Center into a single municipal complex
within the Dunwoody Village. This opportunity would consolidate
several city facilities into a single location with potential greater
efficiency. One of the only single properties large enough to
accommodate a municipal center of this scale is the Dunwoody
Plaza Shopping Center. The concept on the following page
illustrates the site’s potential to anchor the northeast end of the
Village with a range of daytime, nighttime, and evening activities
based upon the mix of facilities. The concept would also provide
a secondary community green space at %2 to 1 acres in size

and maintain and/or enhance the buffer between the parcel

and adjacent neighborhood. This concept may include some
supporting retail, but would reduce the total amount of retail uses
on the perimeter of the Village in favor or enhancing the quality
and potential quantity of retail in the Village Center.

A second option for a civic presence within the Dunwoody Village
would be adjacent to the Village Green proposed within the
Village Center. If there is not a desire to create a larger municipal
complex, one side of the community gathering space could be
utilized as a site for a civic anchor, similar to concept on page 35.

Dunwoody Village Master Plan
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ILLUSTRATIVE CONCEPTS
NOT AN ACTUAL DEVELOPMENT
PROPOSAL

Dunwoody Village Master Plan
Urban Collage, Inc. | Houseal Lavigne Associates | RCLCO | Kimley-Hom and Associates, Inc. | Market + Main, Inc.

@Jmnnnu»}P

Section 2: Vision & Framework Plan

35

3+
o



“9G1-

NEIGHBORHOOD/ CONVENIENCE
RETAIL

Neighborhood retail centers that meet the daily needs of nearby
residents and workers are one of the mainstays of the Dunwoody
Village. Under this plan there should be incentives for facade,
landscape, and streetscape enhancements to improve the
appearance and accessibility of commercial properties primarily
along the west side of Chamblee Dunwoody Road and the north
end of Dunwoody Village Parkway. However, these shopping
areas including Dunwoody Hall, the Shops at Dunwoody, and
smaller parcels at the intersection of Chamblee Dunwoody Road
and Mount Vernon Road will likely remain retail uses with some
limited, storefront offices. Neighborhood/convenience retail
areas should maintain consistency with the Dunwoody Village’s
traditional architectural character.

36 Section 2: Vision & Framework Plan

To enhance neighborhood retail areas the City of Dunwoody
should consider:

+ Afagade and landscape improvement program

+ Updating Chamblee Dunwoody Road, Mount Vernon Road,
and Dunwoody Village Parkway streetscape requirements
to be consistent with those planned in the Circulation and
Open Space Framework Plan

+ Reviewing the City’s site design standards to encourage
any redevelopment to address the street by placing
buildings at the back of sidewalk and placing parking behind
or to the side, screened from public right-of-way

+ Enhancing the pedestrian environment by requiring
pedestrian sidewalks/paths from major roadways to
developments and enhancing parking lot landscaping where
appropriate

+ Encouraging (or requiring) inter-parcel connectivity
and limit curb cuts to major roadways (Mount Vernon
Road, Chamblee Dunwoody Road, and Dunwoody
Village Parkway) as part of significant development or
redevelopment efforts

+ Reviewing the City’s sign ordinance to ensure that it
promotes the installation of low, traditionally styled, high-
quality signage and does not serve as a disincentive that
results in older, deteriorating signage remaining in place

SMALI-SCALE OFFICE

One of the unique features of the Dunwoody Village is a collection
of smaller-scale, Williamsburg-esge office condos. These small
scale office facilities are located along the southern edge of Mount
Vernon Road between Ashford Dunwoody Road and Wickford
Way, at the intersection of Mount Vernon Road and Dunwoody
Village Parkway, and along Center Drive at the northernmost end
of the Village. As office condos with multiple owners that reinforce
the traditional character of the Village, these facilities are unlikely
to change over the short- and mid-term. Similar to neighborhood/
convenience retail areas, fagade and landscape improvements
should be undertaken as opportunities arise in keeping with the
Village’s traditional architectural character.

Maintaining small scale office opportunities is important to
maintaining the unique, local character of the Dunwoody
Village. However, pruning lower performing office buildings
over time will help the Village Center be a more viable location
for local businesses. As opportunities arise, low visibility, lower
performing, stand-alone office (marked by lower rental rates
and higher vacancies) should be removed from inventory over
modest reinvestments that will only prolong consolidation and
redevelopment.

Dunwoody Village Master Plan
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RESIDENTIAL

As outlined in the Village Center description on previous pages,
integration of a modest number of for-sale residential units into the
Dunwoody Village can:

+ Provide an opportunity for aging residents to remain in
Dunwoody, reinforcing lifelong community principles

+ Enhance walkability and open space opportunities and the
pedestrian environment

+ Enhance the market for desired restaurants and boutiques

+ Reduce and/or minimize traffic generation

Residential uses in the Dunwoody Village should seek to provide
a variety of housing types (flats, stacked, lofts, etc.) to limit
opportunities to overbuild, reinforce the area’s unique character
and broaden the area’s appeal. Opportunities include flats over
retail/office within the Village Center, stacked units (2-story with
garage) over retail/office in the Village Center, and single-family
attached townhomes on the periphery of the Village.

There are significant concerns by some in the community
regarding the character, quality, and potential impact of residential
uses in the Village. The community’s vision for Dunwoody Village
is a small-scale “town center” in a walkable format with a variety
of uses that will enhance the character, livability, viability, and
economic value of the area. To meet that vision residential uses
considered for the Dunwoody Village should be:

+ For-sale units with limits on the number of potential leased
units

+ 10-12 units/acre

+ 2-3 stories, 2 stories at neighborhood edges

+ Age-targeted, designed and marketed toward empty-
nesters and early retirees who seek a lower-maintenance,
more-active lifestyle in close proximity to goods and
services

+ High-quality materials and design in keeping with
Dunwoody Village's traditional architectural character

Geographic factors, market limitations, and community aspirations
suggest that the appropriate number of residential units within the
Village Center and adjacent areas would be no more than 120-160
units over the next 10 years.

Dunwoody Village Master Plan
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CIRCULATION & OPEN SPACE
FRAMEWORK PLAN

The Circulation and Open Space Framework Plan outlines key
community green/open space and pedestrian, bicycle, and

roadway improvements developed in conjunction with the land
use and market goals established during the planning process.
Outlining transportation improvements in conjunction with land

use goals and objectives is vital to maintaining and enhancing the

character of the Dunwoody Village. The Circulation and Open
Space Framework Plan places emphasis on community goals
to create additional open space and gathering areas, enhance
walkability, and expand potential for alternative transportation

modes to be utilized in and around Dunwoody Village.

The following sections outline key green space initiatives and
recommended roadway, pedestrian, bicycle, and multi-use trail
enhancements.

Dunwoody Village Master Plan
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Circulation and Open Space Framework Plan
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DUNWOODY VILLAGE CIRCULATION & OPEN SPACE INITIATIVES

OPEN SPACES:
+“Town Green” - 1.5 to 2.0 acres

(NOTE: location and layout TBD)

+“Civic Green* - 0.5 to 1.0 acres

*Farmhouse Green

+Chamblee Dunwoody Road & Womack Pocket Park (if
property is renovated/redeveloped)

*The Shops at Dunwoody Plaza (private)

PEDESTRIAN PATHS / TRAILS:

+12-15 feet wide

+ Multi-use for pedestrians and recreational bikers (not
bicycle commuters)

+Some in public right of way, some on private property (with
easements)

+ Potential trailheads connecting to adjacent neighborhoods
(secured access to be further explored) (NOTE: Will require
detailed discussions with affected neighborhoods and

existing property owners to determine feasibility and exact
locations)

- STREETSCAPE IMPROVEMENTS:
+ Sidewalks, decorative lighting, street trees, mast
arms, aceess management, landscaping, and on-street

bike routes (dedicated lane on Dunwoody Village
Parkway)

* Chamblee Dunwoody Road
* Mount Vernon Road

* Dunwoody Village Parkway
+ Ashford Center Parkway

* Decorative Pedestrian Crossings
+ Pedestrian Signalization if warranted
+ Operational Improvements (Chamblee Dunwoody Road

signalization changes associated with change to Nandina
Lane)

O INTERSECTION IMPROVEMENTS:

[ NEW VILLAGE CENTER STREET GRID:
=+ New roads to break up super block (associated with new
development) (NOTE: location and layout TBD)
+ Roads may be public or private (TBD)
+ Pedestrian oriented streets
+ Operational Improvements

ACCESS MANAGEMENT IMPROVEMENTS:
II + Operational & access improvements to Chamblee
Dunwoody Road north of Mount Vernon Road
+ Potential signal timing, reduced / consolidated curb-cuts,
interparcel connectivity enhancements, etc. (requires
additional detailed study)

& .
=  NANDINA LANE RECONFIGURATION:

v + Conversion of Nandina to one-way (southbound)
* Requires adjustments to operation of Chamblee Dunwoody
Road & Mount Vernon Road intersection (requires
additional detailed study)
+ Consider long-term removal

Section 2: Vision & Framework Plan 39
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S OPEN SPACE

As detailed in the Village Center description in the last section, the
centerpiece of the proposed, walkable Village Center is a Village
Green Space. The primary goal is to create an appropriately
scaled community gathering space as a focal point of the Village
Center. The Planning Team’s recommended 1.5 to 2 acre open
space would accommodate community gatherings of up to 10,000
or more if adjacent streets are designed in a manner that they can
be closed for larger events.

The Village Green should be visible from and/or linked to each

of the Village’s major streets (Mount Vernon Road, Chamblee
Dunwoody Road, and Dunwoody Village Parkway) through
sidewalks, multi-use trails, and significant landscaping. The Green
should also be linked to the Farmhouse via a pedestrian path and
enhanced landscaping.

40  Section 2: Vision & Framework Plan

The most significant design challenge for the space is to create
an open space that is large enough to accommodate community
gatherings without feeling oversized and empty when not in use.
To best meet this challenge, the green space must be designed

in conjunction with surrounding redevelopment and utilize a
variety of materials to create sub-areas. The space should include
a combination of hardscape plazas and open green spaces to
provide variety and flexibility to comfortably accommodate a variety
of groups (from small gatherings to large events). The space

is intended to be passive in nature and not a location for active
recreation (playgrounds, athletics, etc.).

Other open space opportunities within the Dunwoody Village
include maintaining and enhancing green spaces and mature trees
that surround the Farmhouse, a more formal “civic green space” of
Y2 to 1 acre that should accompany the development or relocation
of any civic facility into the Dunwoody Village, and encouraging
enhanced community green space as a part of major, private
redevelopment/improvement projects.

Any public or private redevelopment or major improvement
property improvement project should be accompanied with
landscape and green space improvements. The Planning Team
recommends that the district’s zoning classification be reviewed
to encourage the creation and enhancement of smaller green
spaces, provide street trees along major roadways and entries,
and provide landscape islands and trees within surface parking
areas. Generally these smaller open spaces should be used to
create focal points within redevelopment projects and be bordered
on at least one side by a public roadway where reasonable to
enhance visibility and safety. If the City were to reposition the
current Library/Arts Center site at Chamblee Dunwoody Road
and Womack/Ashford Center Parkway, a landscaped area or
pocket park should be considered on the northeast corner of the
intersection as a gateway into the Dunwoody Village.

Dunwoody Village Master Plan
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NEW ROADWAYS

Integral to enhancing the character of and enhancing walkability in
the Dunwoody Village is breaking up the superblock bounded by
Mount Vernon Road, Chamblee Dunwoody Road, and Dunwoody
Village Parkway. The Dunwoody Village Master Plan calls for two
new east-west connections between Chamblee Dunwoody Road
and Dunwoody Village Parkway and one north-south connection
through the block. These internal roadways should be local,
low-speed streets with shared bicycle lanes on-street, on-street
parking, landscape buffers (4-6 feet recommended), street

trees, lighting and wide pedestrian sidewalks (8-12 feet in width
recommended).

The internal street grid is proposed to enhance access, visibility,
and walkability providing multiple options for cars, bicycles, and
pedestrians alike. These roadways would also alleviate some
pressure on the Mount Vernon Road/Chamblee Dunwoody Road
intersection and Chamblee Dunwoody Road between Mount
Vernon Road and Dunwoody Village Parkway as they would
provide options for low circulation. Internal streets will reduce the
opportunity to have the “back side” of buildings exposed to public
right-of-way and reduce expanses of surface parking lots.

Dunwoody Village Master Plan
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TRAFFIC ENHANCEMENTS

Congestion at the Mount Vernon Road and Chamblee Dunwoody
Road intersection, in combination with Nandina Lane, inhibits
travel to and through the Village on a daily basis. Particularly
during afternoon peak hours, delay at the intersection can

back traffic for expansive distances in all directions. Roadway
expansions to improve capacity are not supported by the
community and would not reinforce the character of the Dunwoody
Village. Adjustments are necessary however, to better manage the
intersection and enhance safety.

While some inventive concepts have been proposed for the
intersection (two-lane roundabouts, bypasses, etc.), the Planning
Team recommends a series of more modest improvements
including modifications to Nandina Lane and enhanced traffic
signal timing of this and all nearby traffic signals.

Left-turn movements onto and out of Nandina Lane create
operational and safety conflicts due to their close proximity to
the major intersection of Chamblee Dunwoody Road and Mount
Vernon Road. This project would involve operationally changing

42 Section 2: Vision & Framework Plan

the intersections at both ends of Nandina Lane to become
right-in-right-out only. This may result in needing turn lane
reconfigurations at the primary intersection (to be determined

by a future traffic study); however, the net result will yield better
efficiency and safety within the proximity of this area. This project
will also include replacing the existing span wire signals with
decorative mast arms and utilizing countdown pedestrian signals
and well-marked crosswalks. Over the long-term, Nandina Lane
should be further studied as a one-way southbound street or
eliminated.

One of the largest challenges for the Dunwoody Village is the
high volume of traffic passing through the area along the major
corridors of Mount Vernon Road and Chamblee Dunwoody Road.
Much of this traffic is regional in nature resulting from traffic
patterns that exte