
 
 

 
MEMORANDUM 

 
To:   Community Council   

From:   Rebecca Keefer, AICP    

Date:   December 11, 2014 

Subject:   RZ 15-022: Pursuant to the City of Dunwoody Zoning Ordinance, applicant, 

Dennis J. Webb, Jr., on behalf of JH Holdings, Inc., seeks permission to 

rezone property currently zoned Local Commercial (C-1) District and Office-

Institution (O-I) District to Multi-dwelling Residential (RM-100) to allow for 

construction of a 40-unit, fee simple townhome development. The subject 

property consists of two parcels: tax parcel 18-345-003-006 located at 1745 

Old Spring House Lane, Dunwoody, GA 30338 zoned (O-I), and tax parcel 18-

345-003-010 located at 4536 Chamblee Dunwoody Rd, Dunwoody, GA 30338 

zoned (C-1). 

 

 
 
BACKGROUND 

 

The site is located on the western side of Chamblee Dunwoody Road, south of Old Spring 

House Lane and north of Interstate 285. The property lies directly behind the Georgetown 

Shopping Center, sharing its southern boundary with the rear of the Kroger tenant space. 

-77-

#F.2.



 
 

The property, consisting of two lots, is currently zoned Local Commercial (C-1) and Office-

Institution (O-I). 

 

According to the site plan dated November 18, 2014, the developer proposes to construct 6 

multi-unit buildings, containing 40 units, on 3.339 acres. The current internal street network 

will be removed and replaced with a private drive spanning 24 feet from back of curb to 

back of curb. 

 

The maximum building length may not exceed 250 feet. Additionally, the maximum density 

for RM-100 is 12 dwelling units per acre; the subject property will contain just fewer than 

12 dwelling units per acre.  

 

The proposed plan calls for a pocket park on the far eastern portion of the lot and classifies 

there to be 24 percent of common open space on the lot, or 0.81 acres. The total lot 

coverage is calculated at 65 percent, where the maximum allowed is 35 percent. The 

townhomes are proposed to have a driveway with a minimum driveway length of 18 feet 

from back of proposed curb. The typical dimensions for each townhome are 24 feet wide 

and 50 feet deep with a deck on the rear and a height no higher than 35 feet (3 stories) 

above grade. The site plan does, however, identify proposed rear setback and lot coverage 

reductions, which must both be processed before the Zoning Board of Appeals. The 

applicant requests a reduction of the required 30 foot building setback from the adjacent 

Kroger shopping center to 15 feet. 

 

Direction Zoning Use Current Land Use 

N O-I Commercial Office 

S C-1 Commercial Restaurant/Retail 

E C-1 Commercial Restaurant/Retail 

W OI Residential/Commercial 
Multi-Dwelling 

Residential/Office 

 

Dunwoody's residential zoning districts are primarily intended to create, maintain and 

promote a variety of housing and living opportunities for individual households and to help 

ensure consistency with the comprehensive plan. When the zoning ordinance refers to "RM" 

zoning districts, it is referring to the multi-dwelling zoning districts: RM-150, RM-100, RM-

85, RM-75 and RM-HD. The primary purposes of the RM, multi-dwelling zoning districts are 

as follows:  

a. To accommodate the development of multi-dwelling residential development in areas 

designated for such development by the comprehensive plan;  

b. To accommodate infill development that is in keeping with the physical character of 

existing neighborhoods; and  

c. To accommodate uses and structures designed to serve the housing, recreational, 

educational, religious and social needs of the neighborhood.  

 

ANALYSIS 

 

Comprehensive Plan Analysis 
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The subject parcel is located in the ‘Georgetown-Shallowford Road Character Area,’ 

summarized on the attached excerpt from the Comprehensive Plan. In summation, the Plan 

describes a future development plan that incorporates a mix of uses which complement an 

overall livable, pedestrian- and bicycle-oriented, activity center while preserving adjacent 

single-family neighborhoods. 

 

The Georgetown/North Shallowford Sub-Area Plan is adopted as an addendum to the 

Comprehensive Plan and identifies the subject parcel as a part of the neighborhood 

transition area.  The Plan encourages a mix of housing options for lifelong communities, 

transitional uses and heights from the more intensive activity to the east, as well as a desire 

for more green spaces and walking/cycling trails. Identified as a Senior Village in the Land 

Framework Plan, the district is characterized by a desire for for-sale residential products 2-3 

stories in height, including townhome uses, pocket parks (required as a function of all new 

developments), multi-use paths 12-15 feet in width, and on-street bicycle routes. The site 

provides pedestrian access to the shopping center via a 5 foot sidewalk. A 12 foot multi-use 

trail is shown on Old Spring House Lane and needs to extend fully across the property. All 

paths will need to be built at the contractor’s expense. 

 

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; 

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

use and development of adjacent and nearby properties; 

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

economic use as currently zoned; 

4. Whether the zoning proposal will 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; 

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

districts, or archaeological resources; and 

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 Community Council meeting is the first opportunity for the application to be discussed—

the result of which will be heard in January by the Planning Commission at their regularly 

scheduled January 13, 2015 meeting. 
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Attachments 

 Location Map, Zoning Districts Map, Future Land Use Map 

 Comprehensive Plan excerpt 

 Georgetown/North Shallowford Master Plan excerpt 

 Application Packet 
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Georgetown-Shallowford Road  

 

 

 

 

Vision/Intent   

By 2030, this area will redevelop into a pedestrian- and bicycle-oriented activity center with 

medium-scaled intensity of activity. A mix of commercial, office and high-end shopping 

integrated with multi-family as an accessory use, or as a primary use for senior living.  

Redevelopment will incorporate functional open space and greenways and preserve adjacent 

single-family homes protected by adequate buffering.  Ideally, this area includes a community 

center where a wide array of activities achieve the City‘s desire to be a ―lifelong community,‖ 

allowing options for aging in place.  Multi-use paths and transit options will invite alternative 

transportation modes and greater connectivity; new pedestrian and bicycle options will link 

area to Perimeter Center. It focuses more intense development along I-285 with transitions to 

adjacent residential subdivisions. Redevelopment takes advantage of the planned, 
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neighborhood transit station.  Additional stand-alone multi-family apartment developments are 

not part of the City‘s vision for this character area.   

 

 

 

 

FIGURE 2: Design elements envisioned for the Georgetown-Shallowford area 
 

 

Future Development Intent 

 Height:   

o Up to 2-3 stories along the border of character area where adjacent to Suburban 

Residential Character 

o For interior section of the Character Area, up to 5 stories maximum anticipated, but 

potentially up to 8 stories if and only if project proposal provides appropriate 

amenities such as civic spaces for assembly, public functional green space, 

streetscape improvements, internal grid patterns, innovative parking solutions and 

way-finding signage.  Until such time as the City establishes amenity criteria for zoning 
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and development regulations that can implement this vision, an applicant should 

indicate with site-plan-specific drawings how their project meets the vision and intent 

o Heights and densities will transition downward as development moves towards the 

adjacent Suburban Character areas, protected by adequate buffering/transition 

zones 

 Form:     

o Buildings and site design organized to take advantage of transit 

o Characterized by transitions to adjacent uses (step down of building heights, buffers) 

o Public functional green space and connectivity  

o Innovative parking solutions including underground options and pedestrian- and 

bicycle-oriented features such as wrap-around parking, landscaping, and a senior-

friendly environment   

o High quality materials such as stone and brick mix characterize architectural 

treatments  

o Transitional buffer zones will appropriately protect any adjacent residential 

 Uses:      Appropriate uses include a mix of quality, public space (plazas, pocket-parks) and 

Civic Institutional uses, Commercial, Office, Mixed-Use with residential components 

accommodating the creation of a lifelong community: 

o Residential Density:  Up to 18 units to the acre for a mix of condominium and 

townhouse, only on the interior and along I-285; up to 30 units to the acre for age-

restricted, senior housing only on the interior of the character area; 12 units to the 

acre elsewhere but require 2 story maximum and transitions along border of 

suburban character area.  Additional density is allowable, if and only if, the nature of 

the mixed-use development provides exceptional opportunities for creating a high 

quality community.  

o Commercial: Big-box retail is not appropriate (65,000 square foot or greater)  

 

FIGURE 3: Appropriate transitions: change in building heights, strategic parking and buffers 
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Goals     

 Land Use and Development  

o Re-development projects demonstrate appropriate transitions between intense uses and 

adjacent neighborhoods; transitions include gradual increases only in height-plane, 

buffers and landscaping and intensity of uses 

o City prepares a Master Plan detailing parcel-specific vision that promotes investment to 

redevelop the hospital site and Shallowford Road corridor 

o The Master Plan should consider shadowing effects of taller buildings and appropriately 

regulate to not visibly impose on adjacent single-family residences 

o Develop a unique architectural design theme for the area that embodies the unique 

character of Dunwoody 

o Incorporate sustainable building and site development practices 

o Multi-generational residential including active-adult housing and a range of continuing 

care options near new public amenities  

o Promote a local, private or non-profit recreation center, such as a YMCA, in this area 

 Transportation 

o The Dunwoody marker, logo or identifier should be prominent in this area 

o Establish a bicycle network to allow cycling between Dunwoody Village, Georgetown 

and Brook Run 

o Neighborhood-scale transit station potential location in Georgetown incorporated into 

redevelopment projects with safe and inviting access and reducing need to rely on 

automobile as primary transportation 

o Bicycle, pedestrian, and alternative forms of transportation provide connectivity 

throughout character area 
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Section 2: Vision & Framework Plan

Vision & Framework Plan
Overall Vision

In 2010 the City of Dunwoody adopted its first Comprehensive 
Land Use Plan.  The plan outlined a vision for the Georgetown/
North Shallowford area:

By 2030, this area will redevelop into a pedestrian and 
bicycle-oriented activity center with medium-scaled intensity 
of activity. A mix of commercial, office and high-end shopping 
integrated with multi-family as an accessory use, or as a 
primary use for senior living.  Redevelopment will incorporate 
functional open space and greenways and preserve adjacent 
single-family homes protected by adequate buffering. 
Ideally, this area includes a community center where a wide 
array of activities achieves the City’s desire to be a “lifelong 
community,” allowing options for aging in place. Multi-use 
paths and transit options will invite alternative transportation 
modes and greater connectivity; new pedestrian and bicycle 
options will link area to Perimeter Center. It focuses more 
intense development along I-285 with transitions to adjacent 
residential subdivisions. Redevelopment takes advantage of 
the planned, neighborhood transit station. Additional stand-
alone multi-family apartment developments are not part of the 
City’s vision for this character area.

During the Comprehensive Plan process, community members 
expressed a need and desire to define the City’s vision for 
the Georgetown/North Shallowford area in greater detail. The 
Georgetown/North Shallowford Master Plan was developed to 
explore this vision in greater detail, create an area specific land 
use and circulation framework, and develop short-term and 
long-term action plans to guide City of Dunwoody initiatives and 
investments.  Throughout the first phase of community involvement 
(stakeholder interviews, Sounding Board Meeting, and Public 
Workshop), the Master Plan process sought to clarify those 
goals and objectives that the community could build consensus 
around.  While there are many perspectives and viewpoints in 
the community, the following community consensus points were 
identified through the public participation process and guided the 
Master Plan.

2
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Section 2: Vision & Framework Plan

•	 Enhance the area’s identity, character, and appearance as a 
gateway into the City

•	 Facilitate the creation of more community green space 
•	 Encourage greater connectivity- particularly bicycle and 

pedestrian facilities within Georgetown/North Shallowford 
and to other community areas (Brook Run, Dunwoody 
Village, Perimeter Center)

•	 Maintain and enhance buffers to single-family 
neighborhoods

•	 Devise a proactive plan for the “PVC Site”
•	 Encourage a better range of retail goods and services and 

maintain small scale office opportunities
•	 Recognize greater redevelopment potential of properties 

along I-285 and the former Emory Medical Center property
•	 Encourage residential uses that can create a lifelong 

community (opportunities for seniors/empty nesters that do 
not add to multi-family and school capacity concerns)

Throughout the planning process, public involvement was key 
to developing a plan that was community driven.  The process 
included:

•	 +/- 20 Stakeholder Interviews in August 2010
•	 4 Sounding Board Meetings- a committee of 14 community 

members identified by City Council to serve as a focus 
group for the planning effort

•	 4 Public Workshops
•	 An Interactive Project Website
•	 A Community Preference Survey
•	 3 Public Open Houses
•	 City Councilmember Interviews/Small Group Sessions
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Section 2: Vision & Framework Plan

Future Character
	
In September 2010, a Community Preference Survey was 
conducted (at the first of four public meetings and online) to 
gather stakeholder input regarding the future of the Georgetown/
North Shallowford community area.  While the pool of survey 
respondents was not a scientific sample of the community as a 
whole, the City and Planning Team gained greater insight into a 
series of community issues and the divergence of vision between 
various segments of the community.

The survey included two parts.  First, a series of images were 
ranked by survey participants based upon their appropriateness 
for the future of the Georgetown/North Shallowford area.  Images 
were divided into three subareas: Neighborhood Transition Areas, 
the Central Study Area, and the I-285 Corridor.  An additional set of 
images included circulation and open space images for the district.  
The second half of the survey included a series of multiple choice 
and short-answer questions regarding land use, open space, 
transportation/circulation, sense of place, and implementation.

Visual images that ranked most highly for neighborhood transition 
areas included a variety of residential uses (large single-
family detached homes, small-scale multi-family homes, and 
townhouses) and small-scale commercial uses.  Almost all highly 
ranked images were brick buildings with traditional architectural 
styles.

Within the Central Study Area (including the “PVC Site” and former 
Emory Medical Center site), the most highly ranked images were 
institutional uses.

CENTRAL STUDY AREA

NEIGHBORHOOD 
TRANSITION

NEIGHBORHOOD 
TRANSITION

NEIGHBORHOOD 
TRANSITION

I-285 CORRIDOR

Central Study Area Highly Ranked Images
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Section 2: Vision & Framework Plan

For the I-285 corridor, a series of images depicting mixed-use 
developments (mostly commercial) were ranked most favorably.

In all three geographic areas, the lowest ranking images were 
those depicting existing buildings within the study area.

Within the circulation and open space images, passive open 
spaces (some with ped/bike trails) ranked most favorably.  

Notable results from multiple choice and short-answer questions:

•	 74% of survey respondents noted that the Georgetown/
North Shallowford area needed extensive improvement 
and redevelopment.  Only 6% reported that the area needs 
landscaping/general improvements and 1% reported that 
the area looks fine as it is.

•	 The most appropriate future uses for the area according to 
survey participants are retail, residential, and mixed-use.

•	 There is strong community sentiment that further multi-
family residential development should be discouraged.  
However, many stakeholders are interested in encouraging 
more senior-oriented housing in the area.

•	 There is strong community desire for more open spaces 
and greater walking/cycling trails.

•	 The highest three implementation priorities from survey 
respondents were:
o	 Encourage high-quality redevelopment
o	 Create open space/parks
o	 Make the area more walkable/bikable

Neighborhood Transition Areas I-285 Corridor Circulation and Open Space

Highly ranked survey images 
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Section 2: Vision & Framework Plan

Land Use Framework Plan
	
The Land Use Framework Plan is intended to guide future 
development/redevelopment within the Master Plan area.  
Due to current economic/real estate conditions, the amount 
of redevelopment that has occurred over the last 5-10 years, 
and a number of properties that have been subdivided into 
condominiums, a number of properties within the district 
are unlikely to change over the next 10-20 years.  These 
properties include several of the new multi-family apartment and 
condominium developments, the Peachford Hospital area near 
North Peachtree Road, and small-scale office condos near the 
intersection of North Shallowford Road, Chamblee Dunwoody 
Road, and Peeler Road.

Other properties display a much great susceptibility to change 
including the “PVC Site” and former Emory Medical Center 
site at North Shallowford and Pernoshal Roads.  The former 
Shallowford Elementary School site, Dunwoody Park office park, 
and Georgetown Square Offices also exhibit some susceptibility 
to change due to market conditions, high vacancy rates, and other 
factors.

Consistent with the community consensus points, the Land Use 
Framework Plan seeks to:

•	 Enhance the area’s identity and character by creating 
community green space, enhancing connectivity, and 
promoting quality redevelopment in high visibility areas.

•	 Maintain and enhance buffers to surrounding single-family 
neighborhoods by encouraging lower scale residential 
and office uses near neighborhoods (particularly west of 
Chamblee Dunwoody Road and north of the “PVC Site” and 
former Emory Medical Center site)  

•	 Provide a better range of goods and services and create 
more sustainable retail environment by limiting commercial 
development to appropriate, high-traffic areas.

•	 Encourage residential opportunities focused on senior 
populations providing housing opportunities in close 
proximity to goods and services and enhancing the area as 
a lifelong community.

The following sections outline key strategies and recommendations 
for potential redevelopment sites.
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Land Use Framework Plan

Section 2: Vision & Framework Plan
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GEORGETOWN / NORTH SHALLOWFORD DISTRICTS

CONVENIENCE RETAIL :
• 	Pr imar i l y  ex is t ing  re ta i l  nodes
• 	L im i ted  o f f i ce
• 	L im i ted  oppor tun i ty  fo r  new 

deve lopment
• 	Facade /  tenant  upgrades  over  t ime
• 	In te rna l  landscape /  pedes t r ian  /  s i te 

improvements  over  t ime (p r i va te )

S INGLE-FAMILY RESIDENTIAL:
• 	Smal l - lo t  /  l a rge-home deve lopment  approach 

due to  h igh  land  va lue  and compat ib i l i t y  needs
• 	Very  l im i ted  oppor tun i t ies

SMALL-SCALE OFFICE:
• 	Pr imar i l y  ex is t ing  o f f i ce  nodes
• 	L im i ted  oppor tun i ty  fo r  new 

deve lopment
• 	Facade /  tenant  upgrades  over  t ime
• 	In te rna l  landscape /  pedes t r ian  /  s i te 

improvements  over  t ime (p r i va te )

CIVIC /  INSTITUTIONAL:
• 	Ex is t ing  c iv ic  /  ins t i tu t iona l  uses 

(Peachford  Hosp i ta l ,  F i re  S ta t ion) 
• 	Oppor tun i ty  fo r  new C iv ic  Node on 

Nor th  Sha l lowford  Road
• 	Poten t ia l  new recrea t ion  cen te r 

(p r i va te ) ,  schoo l  (pub l i c  o r  p r i va te ) , 
communi ty  /  sen io r  serv ices 
(p r i va te ) ,  e tc .

ATTACHED RESIDENTIAL:
• 	Combina t ion  o f  ex is t ing  and  new 

deve lopment  oppor tun i t ies
• 	Pr imar i l y  l im i ted  to  fo r -sa le 

res iden t ia l  p roduc t
• 	H igh  po ten t ia l  fo r  age- ta rge ted 

deve lopments
	 (empty  nes te rs  and  up)
• 	New deve lopment  a t  2 -3  s to r ies
 (except ion  fo r  George town Square 

a rea  ad jacent  to  ex is t ing  5 -s to ry 
bu i ld ings)

• 	Var ie ty  o f  t ypo log ies  inc lud ing 
townhomes,  f la ts ,  e tc .

• 	L ike ly  h igher -end  pr ice  po in ts  due  to 
land  va lues  and low dens i t ies

EXISTING MULTI -FAMILY:
• 	Ex is t ing  deve lopment
• 	3 -4  s to ry  ex is t ing  garden-s ty le  and  f la ts 

(apar tments  and  condos)
• 	Mos t  un i ts  bu i l t  w i th in  the  las t  10  to  15  years
• 	Long te rm oppor tun i ty  fo r  m ixed-use  redeve lopment

MAJOR NEW CITY PARK:
• 	6  to  8  acre  new pub l i c  c i t y  park
• 	Incorpora t ion  o f  a  ma jo r  foca l  po in t  to  p rov ide 

communi ty  iden t i t y  (e .g . ,  p laza ,  foun ta in ,  sp lash 
pad,  pub l i c  scu lp tu re ,  e tc . ) 

MIXED-USE Transit Oriented Development
• 	Oppor tun i ty  fo r  longer  te rm mixed-

use  deve lopment  assoc ia ted  w i th 
I -285  t rans i t

• 	Po ten t ia l  new o f f i ce ,  res iden t ia l , 
re ta i l

• 	4 -8  s to ry  mid- r i se  deve lopment  w i th 
open space commi tment
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Section 2: Vision & Framework Plan

“PVC Site”

The 16.18 acre “PVC Site” presents one of the most significant 
opportunities in the Georgetown/North Shallowford area.  The 
site formerly accommodated low-scale apartments, which were 
demolished and the site re-platted for over 280 residential units.  
However, the development plan for the site was never constructed 
and the site fell into foreclosure.  Much of the community 
discussion during the master planning process involved prioritizing 
uses for the site that would enhance the community. In late 
February 2011, the City of Dunwoody executed a letter of intent 
to purchase the property as a byproduct of this Master Plan and 
previous planning efforts.  The recommended use for the PVC 
Site is to construct a community park for the Georgetown/North 
Shallowford area and surrounding neighborhoods.  

While it is possible that the entire 16+ acre site could be utilized 
as a community park, a public/private partnership may be 
necessary to offset the potential costs of purchasing the land and 
developing community green space.  Two scenarios emerged 
through the community planning process.  The first would utilize 
the westernmost 6-8 acres of the site as a community park and 
utilize the eastern side of the site for a community facility or 
institution.  The institution could be a municipal complex (City Hall 
and police administrative offices), a recreation facility (YMCA or 
other), or community/senior center.  From a design perspective, 
the community facility would need to have a presence on North 
Shallowford Road and Dunwoody Park and should visually anchor 
the east end of the park with a multi-story façade and/or significant 
architectural entry feature.

If a community facility is not realized, a secondary option explored 
by the planning team would surround a 6-8 acre park with 8-10 
acres of high quality, single-family attached residences that face 
onto the park and community amenities.  Typically constructed at 
8-12 units per acre, attached residential development on the site 
would be limited to 60-100 for-sale units.

ILLUSTRATIVE CONCEPT
NOT AN ACTUAL 

DEVELOPMENT PROPOSAL
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Section 2: Vision & Framework Plan

Former Emory Medical Center 

Redevelopment of the former Emory Medical Center site is one of 
the most challenging elements of the plan.  The site is likely best 
suited as a medical, office, or multifamily residential site.  However, 
most medical facilities in this part of the region have migrated to 
“Pill Hill” near Northside and Saint Joseph’s hospitals and current 
market conditions do not favor office redevelopment in the short 
or mid-term (next 3 to 10 years).  In the short-term the real estate 
market is most likely to bring residential development.  However, 
the site is positioned between apartment sites and is unlikely to 
foster owner-occupied residential.  Senior housing is a possibility, 
but the site is far from the district’s retail shops, restaurants, and 
other amenities which would support a more connected lifelong 
community.

From a community standpoint, the best option for the site would 
reposition it as an institution.  While the City of Dunwoody is 
not currently on a path to create community facilities, public/
private partnerships or other county partnerships might provide 
an opportunity for the site to be repositioned as a school site, 
community/senior center, or recreation center (YMCA or similar).   
While the DeKalb County School District has been consulted as 
part of the Master Plan process, the City should pursue additional 
discussions with the System to inform future positioning of the 
property. Other than a local institution or office, the best alternate 
would call for attached single-family or low intensity senior-oriented 
housing.

Highly ranked image from community preference survey for the Central Study Area
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Section 2: Vision & Framework Plan

DeKalb County School Site

While the old Shallowford School site is owned by DeKalb County 
School System, the facility has been unused for several years 
and is in disrepair.  Based on the current school sizes desired by 
DeKalb County Schools and the location, size, and topography of 
the property, there are significant questions regarding the site’s 
ability to accommodate a contemporary educational building in the 
future.  If DCSS makes the property available for sale or swap, the 
property should be considered for a combination of detached and 
attached, for-sale single-family residential.

While there may be some concerns positioning new residential 
along Chamblee Dunwoody Road, it is vital to prevent commercial 
development in a sprawling pattern along Chamblee Dunwoody 
Road from 285 to North Shallowford Road.  The site also 
has immediate proximity to the North Springs and Chateau 
Woods neighborhoods and is directly across the street from 
the Delido Apartments. The site could benefit from the potential 
redevelopment of the “PVC Site” into a significant community 
amenity.

As a residential site, single family detached homes that will fit into 
the fabric of the North Springs neighborhood should occupy the 
west side of the site facing Kellogg Circle.  Ideally, lot and homes 
sizes would be consistent with properties in North Springs.  Homes 
on the top side of the site along Chamblee Dunwoody Road would 
more likely be townhomes or rowhouses with rear garages and 
common open/green spaces.  Pedestrian/bicycle trails may also 
be integrated into the site to enhance accessibility of neighborhood 
residents to Chamblee Dunwoody Road and the proposed park on 
the east side of Chamblee Dunwoody Road.
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DETACHED RESIDENTIAL - 6 UNITS
ATTACHED RESIDENTIAL - 63 UNITS

ILLUSTRATIVE CONCEPT
NOT AN ACTUAL 
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Section 2: Vision & Framework Plan

Georgetown Square/Old Spring 
House Lane

Georgetown Square in the southwestern quadrant of study area, 
includes The former Atrium at Georgetown, now Dunwoody Pines, 
senior living community and a variety of low-scale office buildings.  
While the low-scale office buildings are an acceptable transition 
from the single-family neighborhoods to higher intensity uses 
along Chamblee Dunwoody Road at I-285, Georgetown Square 
has high vacancy rates and has been on the market over the last 
several years.  If the property is transitioned from small-scale office 
to another use, the City should pursue the creation of a senior-
oriented residential community, or “Senior Village” in this area.

With high accessibility to I-285; direct adjacency to Georgetown 
Shopping Center, retail goods and services, and planned future 
transit services; and needing to maintain a transition from single-
family neighborhoods to commercial services this location is 
ideal for a senior residential community building off of The Atrium 
and other support services.  A “Senior Village” in this location 
could include independent/active adult housing or a stepped 
facility providing several different types of senior housing.  The 
stepped, retirement community often allows residents to make 
a single housing purchase, but transition from independent to 
assisted living within the community as their needs change.  
New development in this area should be 2-3 stories adjacent to 
existing single family homes and along Old Spring House Lane.  
Taller buildings may be permissible adjacent to, but no taller 
than, Dunwoody Pines and The Lofts at Georgetown/GT Lofts 
(5-stories).

Example Senior Village Housing

-142-

#
F
.2.



31Georgetown / North Shallowford Master Plan
Urban Collage, Inc.    Houseal Lavigne Associates    RCLCO    Kimley-Horn and Associates, Inc.   Market + Main, Inc.

After - Chamblee Dunwoody Road looking north

Before - Chamblee Dunwoody Road looking north

Section 2: Vision & Framework Plan

Chamblee Dunwoody Road 
Commercial Area

The Chamblee Dunwoody Road Commercial Area from I-285 to 
just north of Old Spring House Lane includes the Georgetown 
Shopping Center and a variety of single story commercial buildings 
(gas stations, convenience retail, and office on the north end of 
the corridor).  During the master planning process, the owners 
of the Georgetown Shopping Center presented plans to upgrade 
the grocery store anchor and make façade and landscape 
improvements on the property. 

While the shopping center is expected to undergo some 
improvements, the corridor needs improvement related to design 
character, visual appeal, walkability, landscaping, and safety.  
The circulation and open space section of this report outlines 
recommended streetscape improvements, but alterations/
redevelopment of commercial buildings along the corridor will 
also be needed to enhance this gateway area into the City of 
Dunwoody.

Commercial properties on the east side of Chamblee Dunwoody 
Road between Cotillion Drive and Dunwoody Park are generally 
shallow and will likely remain commercial.  However, opportunities 
to assemble and/or redevelop those properties should result in 
buildings being positioned near the street at the back of improved 
sidewalks with parking behind or to the side of the building.  While 
the limited depth of these properties present challenges in terms 
of providing ample surface parking, two-story development may 
be possible and desirable along the street edge to better frame 
the roadway and enhance the corridors visual and pedestrian 
experience.

Over the long-term (10-25 years), the Georgetown Shopping 
Center may be appropriate for higher intensity transit oriented 
development, if 285 transit services moves toward reality.  
Stakeholders envision a future mixed-use development on the site 
with a mix of retail, office, and owner-occupied residential.

ILLUSTRATIVE CONCEPT
NOT AN ACTUAL 

DEVELOPMENT PROPOSAL
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Section 2: Vision & Framework Plan

Dunwoody Park/I-285 Area

The area between Dunwoody Park South and North Shallowford 
Road includes a series of low-scale office buildings (Dunwoody 
Park), a mix of office, senior residential facilities, a large Georgia 
Power operations center, a United States Postal Service 
distribution facility, and AMLI Perimeter Gardens apartments.  The 
western edge of Dunwoody Park South also includes a vacant 
restaurant site, Atlanta School of Massage, a self-storage facility, 
and one-story retail center.

With limited internal visibility and accessibility, the area is aging 
and struggling with low lease rates and high vacancies.  While 
AMLI Perimeter Gardens, the Georgia Power operations site, and 
several other properties are unlikely to change in the next decade 
and there is limited short-term market potential for additional office 
and retail, the area has significant potential in the long term if 
enhanced access can be provided.  Planned future transit along 
I-285 also represents a tremendous opportunity for the area.

To enhance access and provide a local east-west route enhancing 
connectivity, a roadway project to extend Peachford Road through 
Dunwoody Park to the intersection of Chamblee Dunwoody and 
Old Spring House Lane should be considered.  This roadway, 
further detailed in the Circulation and Open Space section, would 
greatly enhance community connectivity, can be constructed as a 
“complete street” to enhance walkability and bicycling, and greatly 
enhance opportunities to improve the area.

Future redevelopment in the Dunwoody Park/I-285 area should 
focus on creating a walkable mix of uses including office, retail, 
and residential (with a strong preference for senior residential or 
owner-occupied condominiums).  Generally, redevelopment along 
I-285 should be compact to prevent sprawl into nearby residential 
neighborhoods.  Most redevelopment opportunities should be 
encouraged to reach 3-5 stories in height with potential to achieve 
8 stories with the creation of community open space as part of 
the development.  Redevelopment in this area should have a high 
degree of walkability to prepare for and benefit from planned future 
transit facilities in the area.

It should be noted that several existing multi-family residential sites 
are maintained in the Land Use Framework Plan.  Due to their 
recent development, these properties are unlikely to redevelop in 
the short- and mid-term.  However, if multi-family rental properties 
do become available for repositioning, efforts should be made to 
build off of the transit-oriented development concept for this area.  
Redevelopment of any major site in the area should include a mix 
of housing types and units, integration of office and retail uses 
in appropriate quantities, creation of a community green space 
as a focal point of the development, and pedestrian and bicycle 
connectivity to area amenities.

Dunwoody Park at Peachford Road Extension Concept

ILLUSTRATIVE CONCEPT
NOT AN ACTUAL 

DEVELOPMENT PROPOSAL
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Section 2: Vision & Framework Plan

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.  Planning transportation 
improvements in conjunction with land use goals and objectives is 
vital to creating the character and environment desired by the City of 
Dunwoody.

Consistent with the community consensus points the Circulation and 
Open Space Framework Plan seeks to:

•	 Enhance the area’s appearance as a gateway into the City
•	 Facilitate the creation of additional community green space
•	 Encourage greater walkability and enhance the opportunity to 

travel by alternate means (bicycle, electric cart, etc.)
•	 Enhance east-west connectivity and access between 

neighborhood areas, community facilities, and amenities

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

Section 2: Vision & Framework Plan
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CIRCULATION & OPPEN SPAC INITIATIVES

OPEN SPACES:
• 	C i ty  Park  ( “PVC S i te ” )  -  4  to  8  acres
	 (NOTE:  s ize  and  layou t  TBD)
• 	Nor th  Spr ings  Tra i lhead
• 	Pocke t  Parks  -  requ i red  as  par t 

o f  a l l  new major  deve lopments 
(exac t  loca t ions  dependant  upon 
deve lopment  p lans)

INTERSECTION IMPROVEMENTS:
• 	Opera t iona l  Improvements
• 	Pedes t r ian  S igna l i za t ion  i f  war ran ted
• 	Decora t i ve  Pedes t r ian  Cross ings

STREETSCAPE IMPROVEMENTS:
• 	S idewa lks ,  decora t i ve  l igh t ing , 

s t ree t  t rees ,  mas t  a rms,  access 
management  and  landscap ing

• 	Chamblee  Dunwoody  Road iden t i f ied 
as  p r io r i t y  fo l lowed by  Nor th 
Sha l lowford  Road

NEW ROADWAY CONNECTIONS:
• 	New roads  to  b reak  up  super  b locks
	 (assoc ia ted  w i th  new deve lopment )
• 	“Comple te  S t ree ts ”  approach
• 	Pedes t r ian  s igna l i za t ion ,  s t ree t 

t rees ,  s idewa lks ,  decora t i ve  l igh t ing , 
etc .

• 	Opera t iona l  Improvements  a t  t ie - in 
l oca t ions

PEDESTRIAN PATHS /  TRAILS:
• 	12-15  fee t  w ide  pa th / t ra i l
• 	Mu l t i -use  fo r  pedes t r ians  and 

recrea t iona l  cyc l i s t  (no t  in tended fo r 
b icyc le  commuters )

• 	Some in  pub l i c  r igh t  o f  way,  some 
requ i re  easement  on  p r i va te  p roper ty 
(easements )

• 	Po ten t ia l  t ra i lheads  connec t ing  to 
ad jacent  ne ighborhoods  (secured 
access  to  be  exp lo red)

	 (NOTE:  Wi l l  requ i re  de ta i led 
d iscuss ions  w i th  a f fec ted 
ne ighborhoods  and ex is t ing  p roper ty 
owners  to  de te rmine  feas ib i l i t y  and 
exac t  loca t ions)

CITY GATEWAY IMPROVEMENTS:
• 	Landscap ing  and s ignage
• 	Ma jo r  ga teway a t  Chamblee  Dunwoody  Road
• 	Minor  ga teway a t  Nor th  Sha l lowford  Road

ON-STREET BIKE ROUTES:
• 	Nor th  Sha l lowford  Road
• 	Peachford  Road
• 	New Eas t -West  Road
• 	Poten t ia l  ex tended connec t ions  to  Dunwoody 

Vi l lage  (Chamblee  Dunwoody  Road)  and 
Per imeter  a rea  (O ld  Spr ing  House Lane -  w i th 
new mul t i -use  t ra i l  over  ex is t ing  c reek)

• 	Eventua l  connec t ion  to  fu tu re  Trans i t  S ta t ion

OPERATIONAL /ACCESS 
MANAGEMENT:

• 	Opera t iona l  &  access  improvements 
to  Chamblee  Dunwoody  f rom I -285  to 
O ld  Spr ing  House Lane

• 	Poten t ia l  s igna l  t im ing ,  reduced / 
conso l ida ted  curb-cu ts ,  in te rparce l 
connec t i v i t y  enhancements ,  lane 
reconf igura t ions ,  e tc .
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Open Space

The “PVC Site” bounded by the west by Chamblee Dunwoody 
Road and the east by North Shallowford Road represents one 
of the single largest opportunities to create useable community 
open space within the Georgetown/North Shallowford area (and 
potentially the entire City of Dunwoody other than Brook Run and 
Dunwoody Park).  Based upon the community planning effort the 
City is considering acquisition of the site to provide community 
green space and open space.   A community park of 6-8 acres, 
or larger, in this area has the ability to provide multi-purpose field 
areas, a signature playground, and other amenities.  Based on the 
public input and the geometry of the site, the open space should 
be visible from Chamblee Dunwoody Road, but have most “active” 
areas of the park on the interior of the site.

Other opportunities for enhanced community open space would 
be part of significant redevelopment projects.  The former 
Emory Medical Center property, Dunwoody Park/I-285 area, and 
Georgetown Square sites should all consider smaller (1/2 to 1 
acre) green spaces as part of any major redevelopment plan.  
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 to enhance visibility and safety.  
Future land use policies should consider a requirement that any 
development or redevelopment of over 4 acres should provide 
a publicly accessible open space of not less than 10% of the 
development area.

In addition to creating new green spaces where possible efforts 
should be made to identify specimen trees and other natural 
features for preservation.  Maintaining mature tree cover and 
making efforts to plant trees as part of open space improvements 
will help maintain and enhance the area’s character and 
appearance.

Concept Plan for “PVC Site” - 6-8 acre park with institution on east end Concept Plan for “PVC Site” - Large scale 16 acre park

Section 2: Vision & Framework Plan
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New Roadways

One of the primary circulation needs within the Georgetown/North 
Shallowford area is enhancing east-west circulation to and through 
the area.  Two new roadway connections are recommended to 
increase connectivity, enhance walkability, and create opportunities 
for higher-quality redevelopment.

The most significant roadway recommendation is to extend 
Peachford Road through Dunwoody Park to the intersection of 
Chamblee Dunwoody Road and Old Spring House Lane.  This 
local roadway connection is envisioned as a “complete street” 
with on-street bicycle lanes, on-street parking, landscape strips, 
lighting, and wide sidewalks.  The roadway would create a local 
alternative to Cotillion Drive, which could be adversely impacted 
by future I-285 and/or transit improvements, and help distribute 
traffic to reduce pressure on the areas major intersections (North 
Shallowford Road at Cotillion Drive, North Shallowford Road at 
Chamblee Dunwoody Road, and Chamblee Dunwoody Road at 
Cotillion Drive).  Finally, the roadway would significantly enhance 
the accessibility and visibility of the area between Chamblee 
Dunwoody Road and North Shallowford Road and enhance the 
area’s potential to accommodate higher-quality redevelopment with 
a high degree of walkability, access to future transit services, and 
increased community open space.

A second key east-west connection is completing/opening east-
west roadways through the “PVC Site” between Dunwoody Park 
and Chamblee Dunwoody Road.  While this roadway connection 
will not be a major traffic improvement, it can provide a key 
access into the “PVC Site” and include significant pedestrian 
and bicycle connections to link Chamblee Dunwoody Road and 
the neighborhoods to the west to the “PVC Site,” future transit, 
and central Georgetown commercial facilities.  Due to the curve 
on Chamblee Dunwoody Road, the western entry/exit should be 
right-in, right-out only.  Pedestrian connections across Chamblee 
Dunwoody Road may also need to be moved north or south of the 
roadway for safety.  

Section 2: Vision & Framework Plan
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Streetscape Improvements

Two significant streetscape (sidewalk, landscape, and lighting) 
projects are recommended for the Georgetown/North Shallowford 
area.  Chamblee Dunwoody Road from I-285 to North Shallowford 
Road is a major commercial corridor and gateway into the City of 
Dunwoody.  To improve the visual appeal, walkability, and safety 
in the corridor streetscape enhancements in the corridor should 
include:

•	 Landscape buffers no less than 4 feet in width and 
preferably 6 feet in width between the roadway and 
pedestrian sidewalks

•	 Street trees, pedestrian lighting, and roadway lighting within 
the landscape buffer

•	 Wider sidewalks along both sides of Chamblee Dunwoody 
Road no less than 6 feet in width and preferably 8-10 feet in 
width

•	 Intersection enhancements including new mast arm traffic 
signals, pedestrian signals, high-visibility pedestrian 
crossings, and ADA Ramp improvements where necessary

•	 Access Management strategies to limit the number of curb 
cuts and potential conflict areas along the corridor

While the southern end of North Shallowford Road is unlikely to 
change from a development standpoint over the short and mid-
term, streetscape enhancements can improve the appearance, 
character, multi-model access and redevelopment potential of the 
corridor.  Streetscape enhancements along North Shallowford 
Road should include:

•	 On-street bicycle lanes discussed later in this section 
•	 Landscape buffers no less than 4 feet in width and 

preferably 6 feet in width between the roadway and 
pedestrian sidewalks 

•	 Street trees, pedestrian lighting, and roadway lighting within 
the landscape buffer

•	 Wider sidewalks along both sides of Chamblee Dunwoody 
Road no less than 6 feet in width

•	 Intersection enhancements including new mast arm traffic 
signals, pedestrian signals, high-visibility pedestrian 
crossings, and ADA Ramp improvements as necessary

•	 Maintain access management along the corridor with limited 
curb cuts and potential conflict areas along the corridor

Gateways, enhanced landscaping, and signage marking entrances 
to the City of Dunwoody, should also be considered along Cotillion 
Drive at Chamblee Dunwoody Road, North Shallowford Road, and 
the exit ramp from I-285 at North Peachtree Road.

North Shallowford Road at Peachford Road

Existing North Shallowford Road at Peachford Road

Section 2: Vision & Framework Plan
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Bicycle Routes

A combination of on-street and off-street bicycle routes will be 
necessary to enhance the ability of bicycles to traverse the area 
more easily.  In addition to including on-street bicycle routes as 
part of the proposed Peachford Road Extension, on-street bicycle 
lanes should be added to North Shallowford Road and Peachford 
Road when the roadways are repaved and/or restriped.  

The curb-to-curb distance on both North Shallowford Road from 
Cotillion Drive to Dunwoody Park and Peachford Road from North 
Shallowford Road to North Peachtree Road is wide enough to 
accommodate on-street bicycle lanes by reducing travel and turn 
lane widths.  On-street bicycle lanes should be 5 feet in width to 
meet AASHTO standards.  On-street bicycle routes should also be 
incorporated into new streets, especially the proposed Peachford 
Road Extension through Dunwoody Park to Old Spring House Lane.

Georgetown/North Shallowford area bicycle routes should be tied 
into a Citywide network of bicycle facilities in coordination with the 
City’s Comprehensive Transportation Plan.

Multi-use Paths/Trails

Where on-street bicycle lanes are not recommended due to 
travel volumes and/or the number of potential conflicts, multi-use 
paths/trails should be considered.  Multi-use paths are typically 
12-15 feet side and accommodate pedestrians (runners/joggers), 
recreational bicyclists, and sometimes electric carts (golf carts) 
and/or other alternative modes of transportation.

Priority locations for off-street multi-use trails include:
•	 Along Nancy Creek from Peachford Road to Brook Run 

Park
•	 Cotillion Drive from North Peachtree Road to Chamblee 

Dunwoody Road
•	 The west side of Chamblee Dunwoody Road from Old 

Spring House Lane to the North Shallowford/Peeler Road 
intersection

•	 Old Spring House Lane from Chamblee Dunwoody Road 
to a proposed pedestrian bridge linking the Georgetown 
Neighborhood to Perimeter Center East

•	 From the former Emory Medical Center Site through the 
“PVC Site” to the Old Shallowford Elementary School site 
and adjacent neighborhoods

These multi-use paths would enhance connectivity and walkability 
through the Georgetown/North Shallowford area and between 
residential areas and key community amenities.  

Old Spring House Lane looking west

Section 2: Vision & Framework Plan
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Future transit station

REVIVE 285 is a planning effort sponsored by the Georgia 
Department of Transportation (GDOT) to consider future transit 
service along the top side of 285 from I-85 near Norcross to I-75 
near Marietta.  Options under consideration include express bus 
service within managed lanes and preservation of right of way for 
future high capacity transit along the north side of 285.  Planning 
options also include a potential transit station area within the 
Georgetown/North Shallowford area adjacent to the Georgetown 
Shopping Center.

The community master planning effort for the Georgetown/North 
Shallowford area has recognized the potential of the Dunwoody 
Park area and recommends that any future transit station be 
located near the intersection of Cotillion Drive and Dunwoody 
Park to provide access to the entire area between and adjacent to 
Chamblee Dunwoody Road and North Shallowford Road and take 
better advantage of the redevelopment potential of the Dunwoody 
Park area to promote higher-quality redevelopment.

Section 2: Vision & Framework Plan

-151-

#
F.2.


