
 

 

 
MEMORANDUM 

 
To:   Planning Commission  

From:   Kevin Turner, AICP    

Date:   July 5, 2017 

Subject:   MA 17-01: 

RB 84 PC, LLC, owner of 84, 130, and 140 Perimeter Center East, tax parcel 

number 18-347-01-013,021, and 028, by Laurel David, attorney for the 

owner, seeks to amend the prior conditions of zoning. 
 

 

 
 
BACKGROUND 

The subject site consists of three lots of record, owned in common totaling 2.87 acres. The 

property consists of a corner lot, which fronts the Ashford-Dunwoody Road and Perimeter 

Center East, and two vacant properties to the east, both fronting Perimeter Center East. The 

site currently has a vacant building formerly occupied as a bank.  According to the official 

City of Dunwoody Zoning Map, the lots are zoned C-1, and are within the Perimeter Center 

Overlay.  The area around the site consists of a balance of retail, shopping, banks, 
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restaurants and office uses.  The character of the area generally consists of one to two-story 

buildings. 

The properties were rezoned from O-I to C-1 under Z-08-14825 and received a special land 

use permit for the height of the hotel under SLUP-08-14791. The applicant is seeking to 

amend condition 1 (site plan) and condition 2, requiring a 70,000 square foot fitness center, 

of the rezoning.  

 

Staff has received a shared parking analysis, dated June 29, 2017. Upon review, the 

Community Development Director has determined that the purposed 420 parking spaces is 

sufficient per Section 27-204(e).  

 

SURROUNDING LAND ANALYSIS 

Direction Zoning Future Land Use Current Land Use 

N C-1 & OCR Perimeter Center Commercial 

S O-I Perimeter Center Office 

E O-I Perimeter Center Apartment 

W C-1 Perimeter Center Commercial 

 

ANALYSIS 

Zoning Ordinance Analysis 

Dunwoody's nonresidential and mixed-use districts are generally intended to promote 

consistency with the comprehensive plan and provide opportunities for shopping, 

employment, entertainment and living. The primary purposes of the C-1 district are as 

follows:  

a. To provide convenient local retail shopping and service areas within the city;  

b. To provide for the development of new local commercial districts; and  

c. To accommodate uses designed to serve the convenience shopping and 

service needs of groups of neighborhoods.  
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Dunwoody 2015-2035 Comprehensive Plan Analysis 

The Dunwoody Comprehensive 2015-2035 Plan, inclusive of the Future Land Use Map (see 

below), serves as the City’s guide for making rezoning decisions. The Plan indicates that the 

subject property be a mix of uses in the Perimeter Center District. 

Overall, the requested use aligns with the Perimeter Center Overlay and Future Land Use 

Map, which advances the vision and goals of the Plan. 
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REVIEW AND APPROVAL CRITERIA 

In accordance with Georgia and local law, the following review and approval criteria shall be 

used in reviewing the respective amendment applications: 

 

Section 27-335. Review and approval criteria. 

b. Zoning Map Amendments. The following review and approval criteria must be used in 

reviewing and taking action on all zoning map amendments: 

 

1. Whether the zoning proposal is in conformity with the policy and intent of the 

comprehensive plan; 

The zoning proposal is in conformity with the intent of the Comprehensive 

Plan and Perimeter Center Overlay. 

 

2. Whether the zoning proposal will permit a use that is suitable in view of the use and 

development of adjacent and nearby properties; 

The proposed uses are suitable, in light of the existing mix of retail, 

restaurant, and office uses in the area. 

 

3. Whether the property to be affected by the zoning proposal has a reasonable 

economic use as currently zoned; 

No change in zoning. 

 

4. Whether the zoning proposal will adversely affect the existing use or usability of 

adjacent or nearby property; 

The rezoning proposal aligns with the mix of office, retail and restaurant 

uses in the area. The zoning proposal is not expected to adversely affect the 

existing use or usability of adjacent or nearby property. 

 

5. Whether there are other existing or changing conditions affecting the use and 

development of the property that provide supporting grounds for either approval or 

disapproval of the zoning proposal; 

The proposed use of the property is supported by the goals of the 

Comprehensive Plan, and therein lies support for approval.  

 

6. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or 

archaeological resources; 

The zoning proposal will not affect historic buildings, sites, districts or 

archaeological facilities. 

 

7. Whether the zoning proposal will result in a use that will or could cause an excessive 

or burdensome use of existing streets, transportation facilities, utilities, or schools. 

The zoning proposal will not result in a use that will or could cause an 

excessive or burdensome use of existing streets, transportation facilities, 

utilities, or schools. 
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Staff Recommendation 

Staff recommends APPROVAL of MA 17-01 with the following conditions: 

1. The site shall have a maximum restaurant space of 25,500 square feet.  

2. Applicant will dedicate easement or right of way sufficient to accommodate 

requirements of a Secondary Street, as determined by the Public Works Director, on 

the eastern portion of the development. 

 

Attachments 

• Proposed site plan, stamped received June 14, 2017 

• Prior zoning approval and site plan 

• Parking Evaluation dated June 29, 2017 

• Zoning Map 

• Staff Photos 

• Perimeter Center Overlay 

• Dunwoody Comprehensive Plan Excerpt – Perimeter Center 

• Application Packet 
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PREPARATION

RUBBER HOSE

SHEATH

SET TRUNK PLUMB

TREE WRAP

TYP. TREE PLANTING AND GUYING
TYP. CONTAINER SHRUB PLANTING

TYP. TRIANGULAR SPACING

TURNBUCKLE
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AS SHOWN

SCALE:

1

LANDSCAPE / HARDSCAPE PLAN

1" = 30'-0"

NORTH

SCALE:

2

PLANTING DETAILS

1/8" = 1'-0"

LANDSCAPE LEGEND

PROPERTY LINE

SETBACK LINE

BUFFER LINE

PROPOSED TREE

PROPOSED SHRUBS

PROPOSED GROUNDCOVER

ALL LANDSCAPE AREAS TO BE MULCHED WITH PINE

STRAW MULCH UNLESS OTHERWISE NOTED

LANDSCAPE NOTE

LANDSCAPE PLAN PREPARED TO DENOTE

PRELIMINARY DESIGN INTENT.  PLANT SELECTION,

MATERIALS, QUANTITY AND LAYOUT SUBJECT TO

REVISIONS.  ALL SUBSTITUTIONS MUST BE APPROVED

BY OWNER AND LANDSCAPE ARCHITECT PRIOR TO

INSTALLATION.

PLANT SCHEDULE

TREES BOTANICAL NAME / COMMON NAME CONT QTY

AG Acer rubrum `October Glory` TM / October Glory Maple 3" Cal. 7

12` HEIGHT; FULL; MATCHED

CJ Cryptomeria japonica / Japanese Cedar 10` x 4` 7

FULL TO GROUND; MATCHED

LD Lagerstroemia indica `Dynamite` / Dynamite Crape Myrtle 3" Cal. 19

10` HEIGHT; STD TRUNK; FULL; MATCHED

MA Magnolia grandiflora `Alta` / Alta Magnolia 10` x 4` 3

FULL TO GROUND; MATCHED

PY Prunus x yedoensis / Yoshino Cherry 3" Cal. 12

10` HEIGHT; FULL; MATCHED

SHRUBS BOTANICAL NAME / COMMON NAME CONT QTY

LR Ligustrum japonicum `Recurvifolium` / Recurve ligustrum 3 Gal. 66

LP Loropetalum chinense `Purple Pixie` / Purple Pixie Loropetalum 3 Gal. 76

LR2 Loropetalum chinense `Ruby` / Ruby Loropetalum 3 Gal. 30

OF Osmanthus fragrans / Fragrant Tea Olive 7 Gal. 4

PE Prunus laurocerasus / English Laurel 3 Gal. 41

RI Rhaphiolepis indica / Indian Hawthorn 3 Gal. 40

TF Taxus baccata `Fastigata` / Fastiga English Yew 7 Gal. 6

SHRUB AREAS BOTANICAL NAME / COMMON NAME CONT SPACING QTY

JB Juniperus squamata `Blue Star` / Blue Star Juniper 1 Gal. 30" o.c. 361 sf

MC Muhlenbergia capillaris / Pink Muhly 1 Gal. 42" o.c. 560 sf

GROUND COVERS BOTANICAL NAME / COMMON NAME CONT SPACING QTY

AM Annual Material / Annuals 4" POTS 8" o.c. 1,055

HO Hemerocallis x `Stella de Oro` / Stella de Oro Daylily 1 GAL. 18" o.c. 510

LB Liriope muscari `Big Blue` / Big Blue Lilyturf 4" POTS 12" o.c. 1,204

PT Pachysandra terminalis / Pachysandra 4" POTS 12" o.c. 629

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)

(OR SIMILAR)
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For this analysis, the hotel was assumed to have an 82% occupancy. Hotel occupancy data for the 

Atlanta market in recent years, as reported by Smith Travel Research, has shown average occupancies 

in the 65-82% range. 

A summary of the parking analysis is documented in Table 1 below. 

 

Table 1: Parking Analysis Summary 

Land Use Density 
Dunwoody 

Parking Rates 
Alt. Mode 
Reduction 

% 
Occupied 

Spaces Needed 
per Land Use 

Hotel 200 rooms 1.25 35% 82% 133 

Restaurant 25,500 s.f. 6.67 15% 100% 145 

Retail 36,270 s.f. 4 10% 100% 131 

Total 409 

 

The number of spaces needed for each land use are shown in the table above. Combined, a total of 

409 parking spaces are needed to serve the development. The site proposes a total of 420 parking 

spaces, 11 spaces more than the number of spaces needed. 

It is our understanding the proposed parking garage intends to reserve 100 parking spaces for exclusive 

hotel use, while the remaining 320 spaces will be shared among all three land uses. The restaurant 

and retail uses need a total of 276 spaces. This total of 376 spaces – 100 spaces reserved for the hotel 

and 276 spaces for retail/restaurants – is 44 spaces less than what will be provided. These extra spaces 

more than cover the additional 33 unreserved spaces needed for the hotel. 

It should be noted that this analysis does not account for anticipated reductions in trip generation and 

thus a reduction in parking demand as a result of internal capture (patrons/guests visiting multiple land 

uses in one visit). Therefore, the potential for internal capture reductions would only further relieve the 

parking demand/supply ratio. 
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CONCLUSION 

As currently envisioned, the Perimeter Center East development proposes a single, 420-space parking 

garage, with most of its spaces shared, to serve all land uses on-site. Not accounting for additional 

potential reductions for internal capture or shared parking benefit, our parking evaluation shows that a 

minimum of 409 parking spaces should be provided. 

I hope this information is helpful. Please contact me if you have any questions. 

Sincerely, 

KIMLEY-HORN AND ASSOCIATES, INC. 

 

     
John D. Walker, P.E., PTOE    Michael Wanko, P.E. 

Senior Vice President / Senior Associate   Project Analyst 

 

Attachments: 

• Figure 1: Site Location Map 

• Figure 2: Aerial 

• Site Plan 
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PERIMETER CENTER

Vision/Intent
Perimeter Center will be a visitor friendly “livable” 
regional center with first-class office, retail, 
entertainment, hotels, and high-end restaurants 
in a pedestrian and bicycle-oriented environment.  
The area will serve as a regional example of high 
quality design standards. The City of Dunwoody 
works in partnership with the Perimeter Community 
Improvement Districts (PCIDs) and adjacent 
communities to implement and compliment the 
framework plan and projects identified in the 
Perimeter Center Livable Centers Initiative study 
(LCI) and its current and future updates.

In the future, the area should add public gathering 
space and pocket parks, venues for live music 
and entertainment and continue to create 
transportation alternatives, mitigate congestion, 
and reduce remaining excessive surface parking. 
The area creates the conditions of possible true 
“live-work” environment. All future development 
continues to emphasize high quality design 
standards and building materials and incorporates 
the current national best practices on energy 
efficiency, where possible.

The City of Dunwoody recognizes the value of 
creating mixed-use, transit-oriented development 
within walking distance of public transit stations. 
However, the City has concerns about the impact of 
such development on the City‘s infrastructure and 
schools. 

Future Development
The Perimeter Center Character Area will be 
divided into four subareas (PC-1, PC-2, PC-3, and 
PC-4) which match the draft proposed overlay 
district outline that the City is reviewing as part of 
the Perimeter Center Zoning Code. This area was 
the subject of a previous LCI Study. The cities of 
Dunwoody, Sandy Springs, and Brookhaven work 
in partnership with the Perimeter Community 
Improvement Districts (PCIDs) to implement and 
complement the framework plan and projects 
identified in the Perimeter Center Livable Centers 
Initiative study (LCI) and its current and future 
updates. 

For specific recommendations on height, density 
and use refer to the provisions of the Perimeter 
Center Overlay District and Zoning, available 
from the Dunwoody Community Development 
Department.

p Perimeter Mall

FIGURE 13:  Perimeter Center Character Area Map

p Housing in Perimeter Center

PC-1: Intended to apply to the central core area of Perimeter Center, 
including the area directly surrounding the Dunwoody MARTA train 
station. This district allows for the highest intensity of buildings, a 
high level of employment uses, and active ground story uses and 
design that support pedestrian mobility.

PC-2: Made up primarily of employment uses and limited shop front 
retail, residential, and services.

PC-3: A smaller scale, less intensive commercial district, permitting 
both shop front and office buildings.

PC-4: Made up primarily of residential uses at a scale that provides 
a transition between the intensity of Perimeter Center and the 
surrounding single-family residential neighborhoods.

Action Items
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 ■ New development will include amenities and provide public functional green space.

 ■ New development will be mindful of school 
capacity issues and applicants will work 
with Board of Education and City for better 
resolution of school issues.

 ■ Reduce surface parking and promote livable 
centers in the immediate areas surrounding 
MARTA station.

 ■ Encourage hotel and convention development 
near MARTA in order to foster commerce along 
the mass transportation route.

 ■ Achieve a lifelong-community for residents who 
can age in place with safe access to medical, 
recreational and other necessary services.

 ■ Create bicycle, pedestrian and non-auto 
related transportation options to connect with 
the rest of the City of Dunwoody.

 ■ The 2012 PCID Commuter Trail System Master 
Plan proposed a network of commuter trails connecting to the MARTA station.

 ■ The 2012 PCID Perimeter Circulator Implementation report recommended circulator transit to provide 
first/ last mile connectivity for commuters and reduction in CID area congestion. 

 ■ The PCIDs have proposed Perimeter Park at the Dunwoody MARTA Station. 

 ■ Work with the Perimeter Transportation Management Association (TMA) to actively reduce automobile 
dependency and emerge as a leader in alternative transportation for the region.

 ■ Work to strengthen Board of Education relationship for creative solutions to school capacity.

 ■ Work with the PCIDs‘ boards to implement vision.

 ■ Coordinate with the City of Sandy Springs for LCI Updates and implementation.

 ■ Coordinate with the Atlanta Regional Commission (ARC) for implementation of future LCI study 
updates.

 ■ Coordinate with MARTA regarding Bus Rapid Transit (BRT) (or other regional service) and urban design 
surrounding all transit stations.

 ■ Look for ways to encourage live entertainment for the benefit of visitors and residents.

COMMUNITY IMPROVEMENT DISTRICT (CID)
A Community Improvement District (CID) is an authorized 
self-taxing district dedicated to Infrastructure improvements 
within its boundaries. The PCIDs are governed by two 
boards – one each for Fulton and DeKalb. The PCIDs spent 
or leveraged public funds to invest $55 million in Dunwoody 
alone; over $7 million from ARC‘s LCI program was directed 
to the PCIDs. This makes it one of the most, if not the most, 
successful CIDs in the region. The PCIDs‘ mission focuses 
exclusively on transportation improvements: 

To work continuously to develop efficient transportation 
services, with an emphasis on access, mobility, 
diversification and modernization.
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