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February 22, 2018 
 
The Hon. Mayor and City Council of Dunwoody 
4800 Ashford-Dunwoody Road 
Dunwoody, GA 30338 
 
Re: Park at Perimeter Center East Zoning Request 

 

Dear Mayor Shortal and City Council Members, 

I regret that I am unable to attend next Monday night’s meeting due to a family obligation. However, I wanted to 
personally address a number of the comments and requests you made at our last meeting to see if we can satisfy these 
concerns. I have outlined my thoughts regarding what I heard from you below, but please don’t take this as a 
comprehensive list as Todd Williams and other members of our team will be there to listen to any other concerns. They 
are as follows: 

• The park, the bike path, and the pedestrian connections – It is our intent to engage Copenhagenize, the world’s 
premiere biking and pedestrian design experts out of Denmark, to make sure we have not only well-designed 
bike and walking paths, but ones that will truly entice many of our residents and tenants to choose walking and 
biking over driving. We believe great design will help to change habits and reduce the impact our development 
will have on the traffic and road infrastructure compared to a project without these types of goals and 
commitment. 

• Given that traffic is a top concern, we are willing to make commitments in addition to the contribution we are 
making to the intersection improvement on Ashford-Dunwoody Road; the commitments to a design that doesn’t 
follow the historical auto-centric designs but actually puts the pedestrian, the bicyclist and the transit user first; 
and the large lease we recently secured with Veritas, a company with few peak-hour commutes. To help further 
reduce the concern: 

o We will reduce the overall density of the residential portion by 220 units; 
o We will reduce the overall density of the office portion by 110,000 square feet; and 
o We will contribute another $100,000 toward traffic calming, or ideally pedestrian or biking 

infrastructure improvements, within a half-mile of our site prior to pulling a permit for any additional 
office space, given that office, while the greatest benefactor for a municipality’s bottom-line, is also the 
greatest generator of peak traffic. 

• Given my inability to answer the Mayor’s question about whether the 3-bedroom units would be rental or for-
sale, we would agree to reduce the total amount of our 3-bedroom units by 50% to just 5% of the entire 
residential portion of the development at build-out, which, when combined with the reduction in the total count 
of homes, should help alleviate this concern. 

• As far as the specific request for law enforcement, we would offer a 50% discount on rent for officers in return 
for them performing some surveillance services. We would commit to two officers for this project, allowing one 
to cover when the other is unavailable. All other Dunwoody law enforcement officers would receive a 20% 
discount on any for-sale housing. We believe this commitment will help the City of Dunwoody attract and retain  
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officers who want to be a part of the community and will also benefit the residents and workers in our 
development by providing enhanced public safety. 

• Grubb Properties will commit at least $50,000 toward public art to be installed in the park space identified in the 
project. This funding would be made in tandem with the construction of the park project, and would include a 
process to engage the local arts community to generate excitement around the art, the park, and the 
bike/pedestrian path.  

I believe the above addresses the concerns I heard, with the exception of the rental versus for-sale issue, which I discuss 
more below. However, if I have missed anything else, I apologize and I hope that you will be able to reach a viable 
resolution with Todd Williams or defer final action until I am in attendance. 

I would like to again address a few of the concerns over the mix of rental units versus condominiums. First, I neglected 
to mention that Grubb Properties is the single-largest seller of condominiums in North Carolina via conversion of rental 
to for-sale housing. As a company, we have sold over 3,500 condominiums that were initially built as rental units. We 
have found this to be a far superior business model to building ground-up for-sale condominiums, not only because of 
financing, but also because of the conflict that often arises from buyers putting deposits down on homes they have not 
seen. We have found that no matter how exact the plans are, the finished product is rarely what the buyer envisioned 
and buyer remorse occurs. As a result, the outcome is favorable for neither us nor the buyer. This has been exacerbated 
by how difficult it is for young folks to secure home loans today. With regards to the timing of converting rental units to 
condominiums, we will not build any additional rental units until the park is completed and enough units in the first 
phase have been converted to condominiums such that the total number of rental units does not exceed 280 units. 

Second, I think it is important to understand the difference between the quality high-rise buildings we are proposing and 
those 1980s wood-frame apartments that were referred to as our neighbors in the meeting. The quality of a high-rise 
building like we have proposed is one that will be a true asset for Dunwoody. I believe the renderings we provided at our 
last meeting bear this out.  

In addition, I have always believed that you don’t want to discriminate on whether someone is a renter or a 
homeowner; you want to focus strictly on whether their home is an asset or a liability. We believe our professionally 
designed, high-quality buildings will not only be an asset once completed, but we pride ourselves on delivering buildings 
that actually improve over time. This is a philosophy rare among the development community which often embraces the 
concept “build them cheap and flip them quickly.” Our mindset was driven into the DNA of our company by our former 
chairperson, Rochelle Grubb, and we embrace it because it is good for the communities we build, it is important to our 
reputation as we go to new communities and, importantly, it enhances the value of the adjacent buildings we will 
continue to own.  

Finally, our approach to rental housing is unique. We have some of the highest standards for qualifying to move in to our 
properties of any management company, and we do more than any other company to create an authentic community. 
One of our rental properties has over 98 families who have lived there on average for over a decade because of our 
commitment to capping rents for any residents living with us for five years or longer. Our current product is designed 
primarily for the 35-and-under single female because she tends to be one of the best neighbors. She is often a school  
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teacher, a nurse, or works in marketing. But more importantly, she is a wonderful neighbor to our second-most-
attracted demographic, the recent retiree.  

In summary, we want the City of Dunwoody to be as proud of our plans for The Park at Perimeter Center East as we are, 
and we are willing to spend the time necessary to make sure you are comfortable with our plans. Therefore, we are not 
asking for a rush vote on Monday night, but would welcome additional dialogue if folks still have concerns. Thank you 
for all you do to protect the future of Dunwoody. We have enjoyed being a part of the community for the last several 
years and look forward to remaining a part of it for many years to come. 

Sincerely, 

 

Clay Grubb, CEO 

P.S. Being from the Barbecue Capital of the World, Lexington, NC, I look forward to serving Lexington’s finest BBQ to the 
entire community at the grand opening of Dunwoody’s newest 2-acre park at The Park at Perimeter Center East.  

 
CC: Mr. Eric Linton 
       Ms. Jessica Guinn 
       Mr. Richard McLeod 
       Mr. John Olson 
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MEMORANDUM 

To: Mayor and City Council 

From: John Olson, AICP 

Date: February 26, 2018 

Subject: David C. Kirk of Troutman Sanders LLP, attorney for the owner, on behalf of 
Grubb Properties, owner of a portion of 41, 47, 53 Perimeter Center East, 
Dunwoody, GA 30346, seeks the following: 
1. RZ17-01: To rezone a property currently zoned O-I (Office-Institution)

District to a PC-2 (Perimeter Center) District. 
2. SLUP 17-05 A): Special Land Use Permits from Chapter 27, Section 27-

104(f)(2) to permit a Development of Regional Impact; 
3. SLUP 17-05 B): Special Land Use Permits from Chapter 27, Section 27-

104-6 to allow multi-unit residential, rental; and 
4. SLUP 17-05 C): Special Land Use Permit from Chapter 27, Section 27-

105b to modify the build-to-zone of a general building. 
The tax parcel numbers for the site are 18 347 01 008, 18 347 01 009, and 
18 347 01 010. 
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BACKGROUND 
 
The subject property is located on an approximately 19.5-acre tract that is found north of I-
285, approximately 1/3 of a mile east of Ashford Dunwoody Road.  The site is bounded 
along the north by Abercorn Avenue, a private and gated road used exclusively by the 
Savannah at Park Place apartment residents.  The remainder of the site is encircled by 
Perimeter Center East, a four lane divided parkway. According to DeKalb County records, 
the site in question contains two six-story office buildings along the northern portion that 
were constructed in 1974 and one five-story office building further south that was 
constructed in 1972. The rest of the site consists of extensive surface parking, access 
drives, and several islands of mature trees. The property slopes from the north to the south 
by approximately 40 feet, and features some difficult topography throughout. There is a 
small open stream channel on the eastern edge of the site between two headwalls where 
the stream is channeled underground. There are several stormwater pipes on the subject 
property that empty into various places on and off-site and into the open channel. The open 
channel is classified as a stream per the city’s GIS map, and therefore, is subject to the 
City’s stream buffer regulations. 
 
There is an 87-unit townhome development under construction to the east of the project 
site, and five-story apartment complexes to the north and west.  To the south there is a 15-
story, 381,432 square foot, glass office tower that is occupied by State Farm.  Further 
southwest of the site is the location of Ravinia Office park. It consists of three high-rise 
office buildings totaling 1.6 million square feet, a 500-room hotel, conference center, 
restaurants, and parking for 5,000 cars.   
 
The site in question is zoned O-I (Office-Institutional) District and is part of the Perimeter 
Center Overlay. According to Perimeter Center District regulations, the development parcel 
is envisioned as a PC-2 (Perimeter Center, Subarea 2) District, which is intended to support 
employment uses, residential buildings, and limited shopfront and retail services.  According 
to the ARC Unified Growth Policy Map (UGPM), which is part of The Atlanta Region's Plan, 
this project is located in a Regional Employment Corridor as well as a Regional Center.  
Additionally, the subject site is part of the Perimeter’s (LCI) study, “Perimeter @ The Center 
– Future”, which calls for the transformation of the Perimeter from a suburban regional 
center to a thriving urban and livable mixed use community. 
 
SITE PLAN ANALYSIS 
 
Troutman Sanders LLP, attorney for Grubb Properties, the owner, seeks to rezone the 
subject property from its current O-I zoning classification to the PC-2 zoning classification.  
In addition, three special land use permits have been submitted as required per section 27-
104(f)(2) to permit a Development of Regional Impact; section 27-104-6 to allow multi-unit 
residential, rental; and Section 27-105b to modify the build-to-zone. Staff would note that 
the build-to-zone is identified as a range of specified depth, as measured from the back of 
the street frontage, in which a certain percentage of the front building facade must be 
located. Section 27-105b requires 30% of a general building be located within a 10 to 30 
foot build-to-zone. To achieve the desired urban form of a shopfront building, which are 
sited close to the street, the applicant is requesting a SLUP to modify the build-to-zone 
depth from 10 to 30 feet to 0 to 30 feet. 
 
In line with the requests, Grubb Properties is seeking to build six residential buildings 
ranging in height from 12 to 16 stories. In total, the buildings will contain 1,200 new 
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residential units with a mix of 75 percent owner-occupied for-sale housing and 25 percent 
rental Additionally, the submitted site plan indicates that the developer plans to renovate 
the six-story office building now housing City Hall (Building 41) and the 6-story office 
immediately to the southwest (Building 47) to include ground level retail.  Along the south 
portion of the site, closer to I-285, the developer plans to demolish the five-story, 92,686 
square foot, office building (Building 53) to construct a 19-story office tower. The proposed 
development will be served by a new east to west primary street connection and a new 
north to south secondary street connection that will provide internal pedestrian and bicycle 
connectivity between the office, residential, retail components.  As well, a new secondary 
street connection is proposed along the northern and eastern side of the lot.  The submitted 
site plan indicates that the existing streets and frontages along Perimeter Center East will 
be designed to meet the Perimeter Center Overlay requirements for landscape strips, 
sidewalks, and street trees. The development includes 2 acres of park space, and a 12-foot 
multi-use path that bisects the property.  The developer has agreed to construct a 
pedestrian crossing over Perimeter Center East to connect into the multi-use path found 
east of the property.  
 
The project will be developed in phases with project build-out estimated to be achieved in 
approximately 10 years, depending on market conditions. Because the project exceeds 
600,000 square feet of mixed-use development in a regional center area type, it qualifies as 
Development of Regional Impact (DRI).  As such, the project was reviewed by Georgia 
Regional Transportation Authority (GRTA) and Atlanta Regional Commission (ARC).  
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PARKING ANALYSIS 
 

 
 
Under the zoning requirements for the City of Dunwoody, the site is subject to a minimum 
parking standard of 2.5 spaces per 1,000 square feet of office space, approximately 1 space 
per bedroom for multifamily plus one additional space for 2+ bedroom units, and 4 spaces 
for every 1,000 square feet of retail. As noted, the fully built site would contain 1,200 units 
of multifamily, nearly 700,000 SF of office, and 12,000 square feet of retail space which 
would require 3,730 parking spaces by code. Utilizing Grubb’s shared parking model, the 
proposed development would include approximately 2,800 parking spaces. According to 
Grubb’s analysis, the parking number is achievable by pairing office and residential uses 
together. Each is a significant user of parking by itself, however, at different periods of the 
day. Office is a primarily daytime user of parking and multifamily is an evening and 
nighttime user. Without overbuilding parking, sharing structured parking allows for 
sustainable development of spaces that can serve all uses sufficiently at peak utilization. 
 
This would allow for a 3.2 spaces/1,000 SF of office and 0.5 spaces per unit during daytime 
usage. During night usage, the ratio would be 0.2 spaces per 1,000 SF of office and the 
balance for multifamily at a ratio of 2.2 spaces per unit. Both ratios are over the minimums 
required for their period of heaviest use. That would be 882 less parking spaces, or 24%, 
than required under the current zoning requirement. 
 
TRAFFIC ANALYSIS 
 
The current site is served by seven (7) driveways of which the proposed development will 
be served by four (4) right-in/right-out driveways and three (3) full movement driveways.  
At build out, the project is anticipated to generate a gross total of 12,369 trips and a net 
total of 10,789 new trips to the site. Off these trips, there are expected to be 649 new 
entrances and about 494 exits during peak morning hours. During peak evening hours, the 
numbers flip to 482 entrances and close to 678 exits. A breakdown of the site trip 
generation is highlighted in table 1 below: 

-56-

#7.



 
 

5 
 

 

Table 1 
Net New Trip Generation 

 
Daily Traffic AM Peak Hour PM Peak Hour 

Total Enter Exit Total Enter Exit Total Enter Exit 

Gross Project Trips 12,369 6,184 6,185 1,297 735 562 1,361 571 790 

Mixed-Use Reduction -230 -115 -115 -28 -14 -14 -60 -30 -30 

Alternative Mode 
Reduction -1,214 -607 -607 -126 -72 -54 -131 -54 -77 

Driveway Volumes 10,925 5,462 5,463 1,143 649 494 1,170 487 683 

Pass-By Reduction -136 -68 -68 0 0 0 -10 -5 -5 

Net New Trips 10,789 5,394 5,395 1,143 649 494 1,160 482 678 

 
Level of Service (LOS) is used to describe the operating characteristics of a road segment or 
intersection in relation to its capacity.  The Highway Capacity Manual defines six levels-of-
service, LOS A through LOS F, with A being the best and F being the worst. According to the 
traffic analysis submitted by the applicant, the five signalized intersections near the project 
have an acceptable LOS standard of E, and the 7 unsignalized driveways serving the site 
have an acceptable LOS standard of D. As referenced in Table 2 below, all study 
intersections are expected to operate at or above their acceptable level-of-service standard 
during the AM and PM peak hours for 2028 build-out conditions: 
 

Table 2 
2028  Intersection Levels-of-Service 

LOS (delay in seconds) 

Intersection Control 
Acceptable 

LOS 
Std. 

AM Peak Hour PM Peak Hour 

1. Ashford Dunwoody Road @ 
Perimeter Center 
West/Perimeter Center East 

Signal E D (53.0) E (59.0) 

2. Ashford Dunwoody Road @ 
Perimeter Center East/Mall 
Drive 

Signal E C (25.3) E (68.9) 

3. Ashford Dunwoody Road @ 
Hammond Drive Signal E D (41.8) E (59.6) 

4. Ashford Dunwoody Road @ 
I-285 Westbound Ramps Signal E E (59.2) E (67.5) 

5. Ashford Dunwoody Road @ 
I-285 Eastbound Ramps Signal E B (18.1) B (16.9) 

6. Perimeter Center East @ 
Perimeter Center East 
Extension/ Driveway #1 

EB 
Stop D C (18.4) E (45.5) 

7. Perimeter Center East @ 
Driveway #2 

EB 
Stop D B (11.1) A (9.7) 
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8. Perimeter Center East @ 
Driveway #3 

EB 
Stop D B (10.8) A (9.8) 

9. Perimeter Center East @ 
Driveway #4 

NB 
Stop D E (20.2) B (15.0) 

SB 
Stop D B (14.5) B (12.1) 

10. Perimeter Center East @ 
Driveway #5 

NB 
Stop  D C (22.6) C (16.7) 

SB 
Stop D B (13.4) B (14.9) 

11. Perimeter Center East @ 
Driveway #6 

WB 
Stop  D C (17.5) C (17.6) 

12. Perimeter Center East @ 
Driveway #7 

WB 
Stop D B (11.9) B (11.6) 

 
DEVELOPMENT OF REGIONAL IMPACT FINDINGS 
 
On October 12, 2017, the Atlanta Regional Commission and Georgia Regional Transportation 
Authority completed a DRI review of the subject project in relation to the goals and policies 
of the Perimeter LCI study and local, state, federal and other agencies.  According to the 
review, the project appears to manifest many aspects of regional policy in regards to the 
following: 
1. It generally supports the existing Perimeter LCI plan; 
2. Converts an underutilized parking lot to infill; 
3. Proposes mixed-use development with a significant housing component; 
4. Supports transit use given its proximity to MARTA; and 
5. Offers the potential for residents to work and shop on site. 

Overall, the review indicates the proposed project generally aligns with the Regional 
Development Guide’s recommended range of densities and building heights in Regional 
Employment Corridors. As a condition of the review, GRTA noted that the developer must 
maintain the existing intersection configuration and laneage at Perimeter Center East and 
Driveway #2, identified as intersection number 7 in the traffic impact study.  In response, 
staff has added this as condition number 13. 
 
TREE ANALYSIS 
 
According to the submitted tree plan, approximately 35 Specimen trees will be removed 
from the site and 263 trees will remain.  To compensate for the tree loss that will result 
from the development, the applicant intends to plant 230 3-inch diameter hardwoods of 
black gum, maple and oak species. 
 
SURROUNDING LAND ANALYSIS 
 

Direction Zoning Use Current Land Use 

N O-I Apartment Complex Multi-family  

S O-I Office Building Office 
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E RM-85 Multi-family Townhomes 

W O-I Apartment Complex Multi-family 

 
 
ZONING ANALYSIS FOR SPECIAL LAND USE PERMIT REQUESTS 
 
Through the process of a Special Land Use Permit, the applicant has requested the review of 
a Development of Regional Impact, multi-unit residential (rental use), and a modification of 
the build-to-zone from 10 to 30 feet to 0 to 30 feet.  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; 
 

The future land use map identified in the”2015-2035 Comprehensive Plan” 
(Plan) identifies the future land use of subject property as Perimeter 
Center, which is defined as a “livable regional center with office, retail, 
mixed-use, and multi-use residential buildings”.  According to the Plan, the 
subject site is also located within Perimeter Center Character Area and the 
intended PC-2 District.  Considering the fact that this Character Area 
recommends a mixed use pedestrian development primarily made up of 
employment uses and limited shop front retail, residential, and services, it 
would appear that the proposed uses are consistent with the Plan.  
 
It is also important to note that the Perimeter Center Character Area 
remains the city’s most densely populated area without a park.  However, 
this project will further the overarching goal of the Plan “to add new 
parkland” to Perimeter Center by creating a two acre park as a centerpiece. 
Equally as important, it will provide the assemblage necessary to extend a 
greenway trail across the site to the future “Perimeter Center East Park” 
located to the east of the project. Finally, as a large redevelopment area, 
the project supports the Plan’s goal of improving transportation 
connectivity, specifically through the conversion of underutilized surface 
parking lots into a network of connected streets with new buildings 
developed near the streets. These elements, combined with a mix of uses, 
create conditions conducive to the Plan’s goal to create a “live-work” 
environment. 

 
2. Whether the proposed use complies with the requirements of this zoning ordinance; 

As previously noted, the applicant intends to rezone the site from O-I 
district to a PC-2 District.  Review of the PC District Regulating map 
indicates that the proposed mix of uses comply with zoning, wherein office, 
multi-unit buildings (owner occupied), and commercial uses are permitted 
by right, and multi-unit residential are allowed by SLUP.  Also, the PC-2 
District requirements for building heights would permit the 16 and 14-story 
residential tower by right and allow the 19-story tower as a condition of the 
rezoning. Staff would note that the nearest residentially zoned lot outside 
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the Perimeter Center is 511 feet away from the subject property; as such, 
no portion of the site is within the 100-foot perimeter buffer where height is 
restricted to 3 stories or 42 feet. 

 
3. 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 subject parcel is currently zoned O-I and contains approximately 19 
acres of land, which is adequate to create a mixed use, multi-story 
development.  The development provides adequate open space as required 
by zoning and demonstrates compliance with Perimeter Center Overlay 
streetscaping and frontage requirements.  In fact, as an infill site, the 
project will remove several surface parking lots, thereby reducing 
impervious surface from 67% to 65%. 

 
4. 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 remains compatible with the adjoining mix of office 
and multi-family residential buildings, and therefore, will not create 
adverse impacts upon any adjoining land use by reason of noise, 
smoke, odor, dust or vibration. 
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 any adverse impacts on adjoining 
land uses as adjacent and nearby properties include a similar mix of 
office buildings and multi-family residential buildings that have 
similar hours of operation. 
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 will not create any adverse impacts on adjoining 
land uses as adjacent and nearby properties include a similar manner 
of operation. 
 

b. 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;  
At build out the project will consist of approximately 1.7 million 
square feet of mixed use development; thus, it is anticipated that 
additional volumes of traffic will be generated beyond the boundaries 
of the site that may create some impacts on adjoining land uses. 
However, the submitted traffic impact study indicate that driveways 
and intersections at or near the project are projected to operate at or 
above their acceptable level of service standard during the AM and PM 
peak hours at 2028 build conditions. 
 

c. 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 PC-2 district requirements for building height and 
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perimeter buffering. As a comparison, the overall development will 
maintain a lower height than the Ravinia Office complex, which is 
found south of the site. 
 

d. Whether the proposed plan will adversely affect historic buildings, sites, 
districts, or archaeological resources.  
The area on the site in which the applicant proposes to develop is 
already built upon with surface parking, roads, and 1970’s era office 
buildings, all of which have no historic significance. As such, the 
proposed development will not have an impact on any historic 
buildings, sites, districts, or archaeological resources. 
 

5. Whether public services, public facilities and utilities—including motorized and non-
motorized transportation facilities—are adequate to serve the proposed use; 

According to the traffic analysis, all study intersections are expected to 
operate at or above their acceptable level-of-service standard during the AM 
and PM peak hours for 2028 build-out condition. Due to the conceptual 
nature of this project, sewer capacity has yet to be determined by the 
County.  

 
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;  

In an effort to improve traffic flow, safety, and convenience, the subject site 
proposes seven (7) vehicular access locations along Perimeter Center East. 
Per the traffic impact study, the intersections are be stop controlled and are 
anticipated to operate at an acceptable level-of-service at 2028 build out.  
Further, enhancements to the areas pedestrian and bicycle network, 
including the provision for a new multi-use path, a greenway connection, 
and bike lanes on project drives, will greatly improve non-motorized access 
to the site.  
  

7. Whether adequate provision has been made for refuse and service areas; and 
The submitted site plan indicates that the interior refuse and service areas 
will be located with the parking structures, so provisions for refuse and 
services appear 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. 

There will be no negative shadow impact to any other adjoining building.  
 
ZONING ANALYSIS FOR REZONING REQUESTS 
 
The applicant has requested to rezone the subject site from O-I District to a PC-2 District. 
In accordance with the State Georgia law and Chapter 27, Section 27-334, identifies the 
following criteria must be applied by the department of planning, the Planning Commission, 
and the City Council in evaluating and deciding any application for a rezoning: 
 

1. Whether the zoning proposal is in conformity with the policy and intent of the 
comprehensive plan;  
According to the Plan, the future land use of the subject property is noted as 
“Perimeter Center” wherein under the city’s future development policy and 
future land use table (figure 16 of the Plan) PC-2 is identified as an 
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acceptable zoning category.  Furthermore, the regulating map found in 
Section 27-104-1 independently identifies PC-2 as the intended future 
zoning for the subject site. Therefore, a rezoning from an O-I district to a 
PC-2 district is fully supported by the”2015-2035 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; 
The proposed mixed-use project is suitable in light of the existing mix of 
office, retail and multi-family residential uses in the area. 

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

economic use as currently zoned; 
The property does have an economic use as currently zoned as O-I office. 
The request for rezoning to a PC-2 district, however, is intended to align 
with the future land use policies of the Dunwoody 2015-2025 
Comprehensive Plan and Perimeter Center Regulations.  

 
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 multi-family 
uses in the area. Due to the similarity of adjoining uses, 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 future development 
policies of the Comprehensive Plan and recently adopted Perimeter Center 
zoning regulations, which provides support for approval.  
 

6. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or 
archaeological resources; and 
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. 
At build out the development could be burdensome on existing streets, 
transportation facilities, and utilities as it is anticipated to add 10,789 motor 
vehicle trips on to Perimeter Center East Road.  According to a statement 
from DeKalb County Schools, the development is anticipated to add 65 
additional students when the development is fully constructed and 
Dunwoody Elementary, Peachtree Charter MS, and Dunwoody High School 
are all over capacity today. Considering the capacity issues, it is anticipated 
that the additional enrollment from this development will be burdensome to 
the schools, as it will require additional classrooms on the campus. 
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PLANNING COMMISSION RECOMMENDATION 
 
The Planning Commission heard the subject request for SLUP17-05(A), (B), and (C) and 
rezoning RZ17-01 at their November 14, 2017 and December 12, 2017 meetings. During 
the meetings, the Planning Commission made several recommendations, and recommended 
approval of the request (4-0).  In response to the Planning Commission’s discussion, staff 
has been in communication with the applicant and other City Departments, and has 
provided updates to the application.  A summary of the Planning Commission’s 
recommendations and staff’s response are listed below: 
 

1. Place a limitation on number of three bedroom units:  
Response: The applicant has stated that the first residential building will contain no 
3-bedroom units, and thereafter, no more than ten percent (10%) of the total 
residential units will be 3-bedroom units. To further reduce impacts to schools, the 
applicant has also agreed to provide at least fifty-percent (50%) of the total 
residential units as either 1-bedroom or studio units.  These recommendations are 
listed as conditions 19 and 20 in the staff report; 

 
2. Reduce the deck parking as much as possible through shared parking or 

other means:  
Response: Pursuant to Section 27-204(g) of the Zoning Ordinance, staff is agreeable 
to working out a shared parking agreement which will substantially reduce the 
number of deck spaces. To allow for flexibility in reducing parking, Condition 18 
reads that the total number of parking spaces located in parking structures may be 
adjusted downward to account for changes in the development, access to transit, or 
to account for shared parking;  
 

3. MARTA shuttle to the site should be an ongoing commitment:  
Response: The applicant has noted that they are committed to maintaining the 
existing private shuttle service to the site.  In effort to maintain funding and service, 
condition 14 states that the Owner will continue financial participation in the existing 
service between the Dunwoody MARTA rail station, the Development, and other 
developments in the Perimeter Center East area; 
 

4. The 2 acre park shall be constructed in the first phase not the second:  
Response: Since the time of the first Planning Commission meeting, the applicant 
has revised the phasing plan to identify construction of the park in the first phase.  
To ensure it gets built early on in the first phase, condition 8 has been added.  It 
requires construction to be completed prior to the issuance of a CO for any 
residential units in excess of the first 300 units. 
 

5. Look into providing some kind of workforce or affordable housing:   
Response: To encourage long-term residents in the Development, annual rent 
increases for residents of the residential rental portion of the Development who have 
occupied their units for at least five years will be capped at no greater than the 
annual increase in the Consumer Price Index. This requirement has been added as 
condition 21; 
 

6. Remove condition 10 concerning extending Ashford Dunwoody Road turn 
lane. 
Response: According to the traffic study submitted by the applicant, the 
development will more than double the number of southbound left turning vehicles at 
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the Ashford Dunwoody Road and Perimeter Center West intersection during the AM 
peak traffic hour.  The number of PM peak hour left turns will increase by more than 
60% due to the development.  These projected volumes correspond to an 
unacceptable level of delay for the southbound left turn.  In order to mitigate the 
traffic impact the existing left turn lane needs to be lengthened by approximately 
100 feet to a total length of 250 feet. At the request of the Public Works Department, 
this condition will remain as it’s recommended in report. 

 
7. Reduce the height of the 16 story residential tower to 14 stories.   

Response: The applicant has agreed to reduce the height of the 16-story residential 
tower to 14 stories. This revision is provided in condition number 2 of the report. 
 

8. Allow resident lounges as an active use along the street. 
Response: Resident lounges have been added as an acceptable active use to 
condition 6. 
 

9. Provide a pedestrian connection to the apartment complex to the north. 
Response: Verbiage has been added in condition 13, provided the Owner shall not be 
required to construct such connection if the owner of the adjacent property refuses 
to provide necessary easements for the construction and use of such pedestrian 
connection 

 
STAFF RECOMMENDATION 
 
Should the Mayor and Council approve the rezoning of the subject properties from O-I 
(Office-Institution) District to PC-2 (Perimeter Center) District and approve Special Land Use 
Permits from Chapter 27, Section 27-104(f)(2) to permit a Development of Regional 
Impact, Chapter 27, Figure 27-104-6 to allow multi-unit residential (rental), and Section 27-
105(b) to modify the build-to-zone of a general building staff recommends approval be 
subject to the following conditions: 

 
EXHIBIT A: Conceptual Site Plan, completed by Kimley Horn, dated October 18, 2017 
EXHIBIT B: Phasing Plan, completed by Kimley Horn, dated October 18, 2017 
 
1. The Subject Property is hereby rezoned from the O-I (Office-Institution) zoning 

classification to the PC-2 (Perimeter Center District – Subarea 2) zoning classification to 
allow for the development of up to 700,000 square feet of office space in three multi-
story buildings, up to 1,200 residential units in six multi-story buildings, up to 12,000 
square feet of accessory retail space, and associated parking structures (the 
“Development”); 

2. Maximum building heights in the Development shall be governed by the requirements of 
the PC-2 District, as set forth in Figure 27-104-3 in Section 27-104(c)(1) of the 
Perimeter Center Overlay, except, to the extent that the additional building heights of 
the 16-story residential tower and 19-story office tower found on the southern portion of 
the site as depicted in Exhibit “A” are hereby approved as a condition of zoning;  

3. Three Special Land Use Permits, as more specifically described in the Application 
materials submitted in support of Cases SLUP17-05A, SLUP17-05B, and SLUP17-05C, 
are hereby approved; 

4. The phasing of the Development’s construction shall generally conform to the Phasing 
Plan attached as Exhibit “B.” Except as otherwise provided in these conditions, the 
Owner shall have the sole right to determine the specific sequence of the buildings and 
other improvements with each Phase. Improvements on Perimeter Center East as 
indicated on the Conceptual Site Plan, with the exception of the multi-use trail described 
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in Condition 9, shall be developed concurrently with the adjacent phase of Development; 
provided, however, he Owner shall have the right, in its sole discretion, to construct any 
improvements shown on Perimeter Center East in advance of the adjacent phase’s 
construction. The Owner agrees to consult with the City's Community Development 
Director on any changes to the proposed Phasing Plan; 

5. At Development build-out, no more than twenty-five percent (25%) of the units in the 
residential component of the Development shall be rental units;  

6. At least fifty percent (50%) of the ground level north-south secondary linear street 
frontage of residential buildings B1, B2, B3 and D2 as shown on the Conceptual Site Plan 
shall contain an active use to a depth of at least 20 feet from the face of such buildings. 
Such active uses may include, but shall not be limited to, retail space, restaurants or 
other food sales, building leasing areas, resident lounges, lobbies, fitness centers, cycle 
training and cycle maintenance areas, live-work units, and residential stoops. At least 
150 linear feet of such active use space shall be designed so as to be capable of 
conversion to retail or restaurant space in response to market demand in the future. The 
particular mix of active uses and timing of conversion to retail or restaurant space shall 
be determined by the Owner in its sole discretion, following consultation with the 
Community Development Director;  

7. Title to the Subject Property may be held in different ownership through any legal 
means, even if any of the resulting separately-owned parcels or tax parcels would not 
meet all of the PC-2 requirements and these conditions (the “Requirements”) following 
legal separation provided that (1) collectively, the separately-owned parcels or tax 
parcels meet all of the Requirements and function together as a unified development site 
allowing vehicular and pedestrian circulation as well as the sharing of common area 
amenities, (2) the Subject Property is not divided in a manner that prevents vehicular 
access to sufficient parking entrances or exits by occupants of any structure or prevents 
access to the entire Development by police, fire and emergency service personnel; 
provided, however, the Owner shall have the right, in its sole discretion, to provide 
dedicated entry and secure access to all or any portion of the parking spaces within the 
parking decks; (3) the owner of a resulting separate parcel or tax parcel previously 
developed pursuant to the Requirements shall be allowed to rebuild equal or lesser floor 
area of any structure located on such separate parcel or tax parcel; and (4) no 
additional signage will be allowed beyond that permissible for the entire Subject 
Property under the City of Dunwoody Sign Ordinance; 

8. Construction of the proposed Main Park shown on the Conceptual Site Plan (Exhibit “A”) 
shall be completed prior to the issuance of the Certificate of Occupancy for any 
residential units in excess the first 300 units constructed as part of the Development; 

9. The portion of the multi-use path crossing of Perimeter Center East within the City 
right-of-way, as shown on the Conceptual Site Plan (Exhibit “A”), shall be constructed 
within six months of the issuance of the Phase I Land Disturbance Permit.  The 
remaining portion of the multi-use path shall be constructed concurrently with the 
proposed Main Park shown on the Conceptual Site Plan in consultation with the City’s 
Parks Director and Director of Public Works. Upon completion of the portion of the 
multi-use path crossing within the City right-of-way, the City shall assume all 
responsibility for that portion of the path crossing’s maintenance, safety, and repair; 

10. Pursuant to O.C.G.A Section 36-71-1, et seq., the Owner shall enter into a 
Development Agreement with the City regarding extending the existing southbound 
left-turn lane on the northern intersection of Perimeter Center East and Ashford 
Dunwoody Road. Subject to the development agreement, the turn lane shall be 
designed and constructed with 250 feet of stacking, not including the taper; as well, 
the median cut found north of the intersection shall be closed off;  

11.Prior to the issuance of a building permit, a final plat of the Subject Property shall be 
reviewed and approved by the City of Dunwoody and recorded with DeKalb County; 
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12.The owner shall maintain the existing intersection configuration and laneage at 
Perimeter Center East and Driveway #2, identified as intersection number 7 in the traffic 
impact study, as required by the Development of Regional Impact Review GRTA Notice 
of Decision dated October 5, 2017; 

13.The Owner shall provide a TY2 transition yard type adjacent to the northern property 
line of the Subject Property. Within such TY2 transition yard, a pedestrian connection 
shall be provided between the Subject Property and the adjacent property to the north, 
at the approximate location indicated on the Conceptual Site Plan (Exhibit “A”); 
provided, however, the Owner shall not be required to construct such connection if the 
owner of the adjacent property to the north refuses to provide necessary easements for 
the construction and use of such pedestrian connection; 

14.The Owner shall continue to participate financially on a pro rata basis in the existing 
private shuttle service between the Dunwoody MARTA rail station, the Development, and 
other developments in the Perimeter Center East area.  Should operations of the existing 
private shuttle terminate, the Owner will work with the Director of Community 
Development, and staff of the Perimeter Community Improvement District, MARTA, and 
other parties as appropriate to  participate in other private shuttle operations in the area 
and facilitate MARTA bus service improvements;  

15.If the proposed Development’s vertical construction or equipment exceeds 200 feet 
above ground level, a completed FAA Form 7460‐1 (“Notice of Proposed Construction or 
Alteration”) must be submitted to the Federal Aviation Administration. 

16.It is understood that the precise layout of the proposed Development has not been 
finalized to the extent of producing construction drawings; however, the location of all 
buildings, streets, driveways, and pedestrian amenities such as plazas, parks, sidewalks, 
pathways, and other green space shall be substantially similar to that depicted in the 
Conceptual Site Plan attached hereto as Exhibit "A." As the Conceptual Site Plan is 
finalized for purposes of seeking a Land Disturbance Permit, the Owner agrees to consult 
with the City's Community Development Director on any minor changes to the proposed 
Site Plan. To the extent any construction activities or improvements associated with the 
Development may occur or be located on property owned by the City, the City will 
cooperate with the Owner and grant all easements necessary to construct the 
Development and associated improvements. The precise location of such easements 
shall be identified as construction drawings are finalized;  

17.All streets internal to the Development shall be of the street type depicted on the 
Conceptual Site Plan and shall remain private. Once constructed, the general public shall 
have access to such streets, however; the Owner shall have the sole discretion to limit 
access to the streets for purposes of security, safety, or any other purpose. Pedestrian 
facilities, on-street parking, and bicycle facilities within the Development and on 
Perimeter Center East shall be constructed in general accordance with the Conceptual 
Site Plan, with minor variations subject to approval by the Director of Community 
Development and the Public Works Director; 

18.The total number of parking spaces located in parking structures otherwise required by 
the Zoning Ordinance may be adjusted downward to reflect any changes in the square 
footage of any of the uses in the Development, to assure adequate parking, to account 
for access to transit, or to account for shared parking. Shared parking facilities may be 
approved by the Director of Community Development pursuant to Section 27-204(g) of 
the Zoning Ordinance. The Owner shall have the right, in its sole discretion, to provide 
dedicated entry and secure access to all or any portion of the parking spaces within the 
parking decks; 

19.At Development build-out, no more than ten percent (10%) of the total residential units 
within the Development shall be 3-bedroom units or larger. The first residential building 
constructed shall contain no 3-bedroom units; 
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20.At Development build-out, at least fifty-percent (50%) of the total residential units in 
the Development shall be either 1-bedroom or studio units; 

21.To encourage long-term residents in the Development, annual rent increases for 
residents of the residential rental portion of the Development who have occupied their 
units for at least five years shall be capped at no greater than the annual increase in the 
Consumer Price Index. Such rent increase caps shall be available to up to fifteen percent 
(15%) of the tenants of the residential rental portion of the Development at any one 
time, based on the length of tenancy; and 

22.The parking structures will use compatible materials to the building and street level 
facades, shall incorporate architectural elements to provide visual screening of vehicles 
and interior lighting, and may provide sufficient open areas to allow natural ventilation. 
As building designs are finalized for purposes of seeking a Building Permit, the Owner 
agrees to consult with the City's Community Development Director on any minor 
variations from the Building Design Criteria. 

 
Attachments 
• Exhibit A: Site plan, completed by Kimley Horn, dated October 18, 2017 
• Exhibit B: Phasing Plan, completed by Kimley Horn, dated October 18, 2017 
• SLUP Application Packet 
• Rezoning Application Packet 
• Site Development Plans 
• Renderings 
• Architectural Renderings & Material Study 
• Build-to-zone Site plan 
• Map 
• Perimeter Center Overlay and Districts 
• Dunwoody Comprehensive Plan Excerpt 
• Traffic Study 
• Shared Parking Analysis 
• DeKalb County School Impact Statement 
• Parking Deck Examples 
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AN ORDINANCE TO AMEND THE CITY OF DUNWOODY ZONING CLASSIFICATION 
AND MAP FOR ZONING CONDITIONS OF TAX PARCELS 18 347 01 008, 18 347 01 
009, and 18 347 01 010 (41, 47, and 53 Perimeter Center East)  IN 
COSIDERATION OF A REZONING CASE RZ17-01 FROM OFFICE-INSTITUTION (O-I) 
DISTRICT TO PERIMETER CENTER SUBAREA 2 (PC-2) DISTRICT 

 
WHEREAS: David C. Kirk of Troutman Sanders LLP, attorney for the owner, on 

behalf of Grubb Properties, seeks permission to rezone property 
currently zoned Office-Institution (O-I) District to Perimeter Center 
Subarea 2 (PC-2) District to allow for the development of up to 
700,000 square feet of office space in three multi-story buildings, up 
to 1,200 residential units in six multi-story buildings, up to 12,000 
square feet of accessory retail space, and associated parking 
structures; and 

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

restaurant uses in the area. From a use or usability standpoint there 
should be no adverse effects to adjacent or nearby property. And; 

 
WHEREAS: The development of the subject property is consistent with the 

following policies of Comprehensive Plan: 1) encourage a “reduction in 
excessive surface parking”; 2) promote redevelopment with “high 
quality design standards and building materials”; 3) encourage 
development of “pedestrian and bicycle oriented environments”; 4) 
and create a “livable” regional center with a mix of uses. Additionally, 
as outlined in the Comprehensive Plan and Zoning Ordinance, the 
subject site is identified as a permitted location of a PC-2 District.  It is 
the opinion of staff that the development is consistent with this 
designation, as it promotes a higher intensity of buildings with a mix of 
uses.; and 

 
WHEREAS: The Mayor and City Council find that the proposed Development will 

permit a use that is suitable in view of the use and development of 
near-by properties; and   

 
WHEREAS:  Notice to the public regarding said rezoning and modification to 

conditions of zoning has been duly published in The Dunwoody Crier, 
the Official News Organ of the City of Dunwoody; and 

 
WHEREAS: A public hearing was held by the Mayor and City Council of the City of 

Dunwoody as required by the Zoning Procedures Act. 
 
NOW THEREFORE, The Mayor and City Council of the City of Dunwoody hereby ORDAIN 
AND APPROVE the rezoning of said property from Office-Institution (O-I) District to 
Perimeter Center Subarea 2 (PC-2) District subject to the following exhibit and conditions: 
 
 
EXHIBIT A: Conceptual Site Plan, completed by Kimley Horn, dated October 18, 2017 
EXHIBIT B: Phasing Plan, completed by Kimley Horn, dated October 18, 2017 
 
1. The Subject Property is hereby rezoned from the O-I (Office-Institution) zoning 

classification to the PC-2 (Perimeter Center District – Subarea 2) zoning classification to 
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allow for the development of up to 700,000 square feet of office space in three multi-
story buildings, up to 1,200 residential units in six multi-story buildings, up to 12,000 
square feet of accessory retail space, and associated parking structures (the 
“Development”); 

2. Maximum building heights in the Development shall be governed by the requirements of 
the PC-2 District, as set forth in Figure 27-104-3 in Section 27-104(c)(1) of the 
Perimeter Center Overlay, except, to the extent that the additional building heights of 
the 19-story office tower found on the southern portion of the site as depicted in Exhibit 
“A” are hereby approved as a condition of zoning;  

3. Three Special Land Use Permits, as more specifically described in the Application 
materials submitted in support of Cases SLUP17-05A, SLUP17-05B, and SLUP17-05C, 
are hereby approved; 

4. The phasing of the Development’s construction shall generally conform to the Phasing 
Plan attached as Exhibit “B.” Except as otherwise provided in these conditions, the 
Owner shall have the sole right to determine the specific sequence of the buildings and 
other improvements with each Phase. Improvements on Perimeter Center East as 
indicated on the Conceptual Site Plan, with the exception of the multi-use trail described 
in Condition 9, shall be developed concurrently with the adjacent phase of Development; 
provided, however, he Owner shall have the right, in its sole discretion, to construct any 
improvements shown on Perimeter Center East in advance of the adjacent phase’s 
construction. The Owner agrees to consult with the City's Community Development 
Director on any changes to the proposed Phasing Plan; 

5. At Development build-out, no more than twenty-five percent (25%) of the units in the 
residential component of the Development shall be rental units;  

6. At least fifty percent (50%) of the ground level north-south secondary linear street 
frontage of residential buildings B1, B2, B3 and D2 as shown on the Conceptual Site Plan 
shall contain an active use to a depth of at least 20 feet from the face of such buildings. 
Such active uses may include, but shall not be limited to, retail space, restaurants or 
other food sales, building leasing areas, resident lounges, lobbies, fitness centers, cycle 
training and cycle maintenance areas, live-work units, and residential stoops. At least 
150 linear feet of such active use space shall be designed so as to be capable of 
conversion to retail or restaurant space in response to market demand in the future. The 
particular mix of active uses and timing of conversion to retail or restaurant space shall 
be determined by the Owner in its sole discretion, following consultation with the 
Community Development Director;  

7. Title to the Subject Property may be held in different ownership through any legal 
means, even if any of the resulting separately-owned parcels or tax parcels would not 
meet all of the PC-2 requirements and these conditions (the “Requirements”) following 
legal separation provided that (1) collectively, the separately-owned parcels or tax 
parcels meet all of the Requirements and function together as a unified development site 
allowing vehicular and pedestrian circulation as well as the sharing of common area 
amenities, (2) the Subject Property is not divided in a manner that prevents vehicular 
access to sufficient parking entrances or exits by occupants of any structure or prevents 
access to the entire Development by police, fire and emergency service personnel; 
provided, however, the Owner shall have the right, in its sole discretion, to provide 
dedicated entry and secure access to all or any portion of the parking spaces within the 
parking decks; (3) the owner of a resulting separate parcel or tax parcel previously 
developed pursuant to the Requirements shall be allowed to rebuild equal or lesser floor 
area of any structure located on such separate parcel or tax parcel; and (4) no 
additional signage will be allowed beyond that permissible for the entire Subject 
Property under the City of Dunwoody Sign Ordinance; 
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8. Construction of the proposed Main Park shown on the Conceptual Site Plan (Exhibit “A”) 
shall be completed prior to the issuance of the Certificate of Occupancy for any 
residential units in excess the first 300 units constructed as part of the Development; 

9. The portion of the multi-use path crossing of Perimeter Center East within the City 
right-of-way, as shown on the Conceptual Site Plan (Exhibit “A”), shall be constructed 
within six months of the issuance of the Phase I Land Disturbance Permit.  The 
remaining portion of the multi-use path shall be constructed concurrently with the 
proposed Main Park shown on the Conceptual Site Plan in consultation with the City’s 
Parks Director and Director of Public Works. Upon completion of the portion of the 
multi-use path crossing within the City right-of-way, the City shall assume all 
responsibility for that portion of the path crossing’s maintenance, safety, and repair; 

10. Pursuant to O.C.G.A Section 36-71-1, et seq., the Owner shall enter into a 
Development Agreement with the City regarding extending the existing southbound 
left-turn lane on the northern intersection of Perimeter Center East and Ashford 
Dunwoody Road. Subject to the development agreement, the turn lane shall be 
designed and constructed with 250 feet of stacking, not including the taper; as well, 
the median cut found north of the intersection shall be closed off; 

11. Prior to the issuance of a building permit, a final plat of the Subject Property shall be 
reviewed and approved by the City of Dunwoody and recorded with DeKalb County; 

12. The owner shall maintain the existing intersection configuration and laneage at 
Perimeter Center East and Driveway #2, identified as intersection number 7 in the traffic 
impact study, as required by the Development of Regional Impact Review GRTA Notice 
of Decision dated October 5, 2017; 

13. The Owner shall provide a TY2 transition yard type adjacent to the northern property 
line of the Subject Property. Within such TY2 transition yard, a pedestrian connection 
shall be provided between the Subject Property and the adjacent property to the north, 
at the approximate location indicated on the Conceptual Site Plan (Exhibit “A”); 
provided, however, the Owner shall not be required to construct such connection if the 
owner of the adjacent property to the north refuses to provide necessary easements for 
the construction and use of such pedestrian connection; 

14. The Owner shall continue to participate financially on a pro rata basis in the existing 
private shuttle service between the Dunwoody MARTA rail station, the Development, and 
other developments in the Perimeter Center East area.  Should operations of the existing 
private shuttle terminate, the Owner will work with the Director of Community 
Development, and staff of the Perimeter Community Improvement District, MARTA, and 
other parties as appropriate to  participate in other private shuttle operations in the area 
and facilitate MARTA bus service improvements;  

15. If the proposed Development’s vertical construction or equipment exceeds 200 feet 
above ground level, a completed FAA Form 7460‐1 (“Notice of Proposed Construction or 
Alteration”) must be submitted to the Federal Aviation Administration. 

16. It is understood that the precise layout of the proposed Development has not been 
finalized to the extent of producing construction drawings; however, the location of all 
buildings, streets, driveways, and pedestrian amenities such as plazas, parks, sidewalks, 
pathways, and other green space shall be substantially similar to that depicted in the 
Conceptual Site Plan attached hereto as Exhibit "A." As the Conceptual Site Plan is 
finalized for purposes of seeking a Land Disturbance Permit, the Owner agrees to consult 
with the City's Community Development Director on any minor changes to the proposed 
Site Plan. To the extent any construction activities or improvements associated with the 
Development may occur or be located on property owned by the City, the City will 
cooperate with the Owner and grant all easements necessary to construct the 
Development and associated improvements. The precise location of such easements 
shall be identified as construction drawings are finalized;  
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17. All streets internal to the Development shall be of the street type depicted on the 
Conceptual Site Plan and shall remain private. Once constructed, the general public shall 
have access to such streets, however; the Owner shall have the sole discretion to limit 
access to the streets for purposes of security, safety, or any other purpose. Pedestrian 
facilities, on-street parking, and bicycle facilities within the Development and on 
Perimeter Center East shall be constructed in general accordance with the Conceptual 
Site Plan, with minor variations subject to approval by the Director of Community 
Development and the Public Works Director; 

18. The total number of parking spaces located in parking structures otherwise required by 
the Zoning Ordinance may be adjusted downward to reflect any changes in the square 
footage of any of the uses in the Development, to assure adequate parking, to account 
for access to transit, or to account for shared parking. Shared parking facilities may be 
approved by the Director of Community Development pursuant to Section 27-204(g) of 
the Zoning Ordinance. The Owner shall have the right, in its sole discretion, to provide 
dedicated entry and secure access to all or any portion of the parking spaces within the 
parking decks; 

19. At Development build-out, no more than ten percent (10%) of the total residential units 
within the Development shall be 3-bedroom units or larger. The first residential building 
constructed shall contain no 3-bedroom units; 

20. At Development build-out, at least fifty-percent (50%) of the total residential units in 
the Development shall be either 1-bedroom or studio units; 

21. To encourage long-term residents in the Development, annual rent increases for 
residents of the residential rental portion of the Development who have occupied their 
units for at least five years shall be capped at no greater than the annual increase in the 
Consumer Price Index. Such rent increase caps shall be available to up to fifteen percent 
(15%) of the tenants of the residential rental portion of the Development at any one 
time, based on the length of tenancy; and 

22. The parking structures will use compatible materials to the building and street level 
facades, shall incorporate architectural elements to provide visual screening of vehicles 
and interior lighting, and may provide sufficient open areas to allow natural ventilation. 
As building designs are finalized for purposes of seeking a Building Permit, the Owner 
agrees to consult with the City's Community Development Director on any minor 
variations from the Building Design Criteria. 
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SO ORDAINED, this the ___ day of January, 2018. 
 
 
 
 
Approved by:      Approved as to Form and Content 
 
 
_________________________   _______________________ 
Denis L. Shortal, Mayor    City Attorney  

 
 
 
 
Attest: 
 
 
________________________ 
Sharon Lowery, City Clerk     SEAL 
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AN ORDINANCE TO AMEND THE CITY OF DUNWOODY ZONING MAP FOR ZONING 
CONDITIONS OF TAX PARCELS 18 347 01 008, 18 347 01 009, and 18 347 01 010 IN 
CONSIDERATION OF SPECIAL LAND USE PERMIT SLUP SLUP 17-05 (A), (B), and (C) 
(41, 47, 53 PERIMETER CENTER EAST, DUNWOODY, GA 30346) 
 

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:  Applicant David C. Kirk of Troutman Sanders LLP, attorney for the 

owner, on behalf of Grubb Properties, seeks a Special Land Use Permit 
from Chapter 27, Section 27-104(f)(2) to permit a Development of 
Regional Impact; and 

 
WHEREAS:  Applicant David C. Kirk of Troutman Sanders LLP, attorney for the 

owner, on behalf of Grubb Properties, further seeks a Special Land Use 
Permit from Chapter 27, Section 27-104-6 to allow multi-unit 
residential, rental; and 

 
WHEREAS: Applicant David C. Kirk of Troutman Sanders LLP, attorney for the 

owner, on behalf of Grubb Properties, further seeks a Special Land Use 
Permit from Chapter 27, Section 27-105b to modify the build-to-zone 
of a general building; and 

 
WHEREAS: The Mayor and City Council find that parts (A), (B), and (C), subject to 

the conditions recommended by staff in the Staff Memo of this SLUP 
request, would be consistent with the vision of the Dunwoody 
Comprehensive Plan and Perimeter Center Overlay and will have a 
positive impact on the area, transforming it into a walkable office and 
commercial center. 

 
NOW THEREFORE, The Mayor and City Council of the City of Dunwoody hereby ordains 
Special Land Use Permit 17-05 (A), (B), and (C) for this said permit as requested. 
Development shall be in substantial compliance with the following exhibits and conditions: 
 
EXHIBIT A: Conceptual Site Plan, completed by Kimley Horn, dated October 18,2017 
EXHIBIT B: Phasing Plan, completed by Kimley Horn, dated October 18, 2017 
 
1. The Subject Property is hereby rezoned from the O-I (Office-Institution) zoning 

classification to the PC-2 (Perimeter Center District – Subarea 2) zoning classification to 
allow for the development of up to 700,000 square feet of office space in three multi-story 
buildings, up to 1,200 residential units in six multi-story buildings, up to 12,000 square 
feet of accessory retail space, and associated parking structures (the “Development”); 

2. Maximum building heights in the Development shall be governed by the requirements of 
the PC-2 District, as set forth in Figure 27-104-3 in Section 27-104(c)(1) of the Perimeter 
Center Overlay, except, to the extent that the additional building heights of the 16-story 
residential tower and 19-story office tower found on the southern portion of the site as 
depicted in Exhibit “A” are hereby approved as a condition of zoning;  

3. Three Special Land Use Permits, as more specifically described in the Application materials 
submitted in support of Cases SLUP17-05A, SLUP17-05B, and SLUP17-05C, are hereby 
approved; 

4. The phasing of the Development’s construction shall generally conform to the Phasing Plan 
attached as Exhibit “B.” Except as otherwise provided in these conditions, the Owner shall 
have the sole right to determine the specific sequence of the buildings and other 
improvements with each Phase. Improvements on Perimeter Center East as indicated on 
the Conceptual Site Plan, with the exception of the multi-use trail described in Condition 9, 
shall be developed concurrently with the adjacent phase of Development; provided, -75-
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however, he Owner shall have the right, in its sole discretion, to construct any 
improvements shown on Perimeter Center East in advance of the adjacent phase’s 
construction. The Owner agrees to consult with the City's Community Development 
Director on any changes to the proposed Phasing Plan; 

5. At Development build-out, no more than twenty-five percent (25%) of the units in the 
residential component of the Development shall be rental units;  

6. At least fifty percent (50%) of the ground level north-south secondary linear street 
frontage of residential buildings B1, B2, B3 and D2 as shown on the Conceptual Site Plan 
shall contain an active use to a depth of at least 20 feet from the face of such buildings. 
Such active uses may include, but shall not be limited to, retail space, restaurants or other 
food sales, building leasing areas, , lobbies, fitness centers, cycle training and cycle 
maintenance areas, live-work units, and residential stoops. At least 150 linear feet of such 
active use space shall be designed so as to be capable of conversion to retail or restaurant 
space in response to market demand in the future. The particular mix of active uses and 
timing of conversion to retail or restaurant space shall be determined by the Owner in its 
sole discretion, following consultation with the Community Development Director;  

7. Title to the Subject Property may be held in different ownership through any legal means, 
even if any of the resulting separately-owned parcels or tax parcels would not meet all of 
the PC-2 requirements and these conditions (the “Requirements”) following legal 
separation provided that (1) collectively, the separately-owned parcels or tax parcels meet 
all of the Requirements and function together as a unified development site allowing 
vehicular and pedestrian circulation as well as the sharing of common area amenities, (2) 
the Subject Property is not divided in a manner that prevents vehicular access to sufficient 
parking entrances or exits by occupants of any structure or prevents access to the entire 
Development by police, fire and emergency service personnel; provided, however, the 
Owner shall have the right, in its sole discretion, to provide dedicated entry and secure 
access to all or any portion of the parking spaces within the parking decks; (3) the owner 
of a resulting separate parcel or tax parcel previously developed pursuant to the 
Requirements shall be allowed to rebuild equal or lesser floor area of any structure located 
on such separate parcel or tax parcel; and (4) no additional signage will be allowed beyond 
that permissible for the entire Subject Property under the City of Dunwoody Sign 
Ordinance; 

8. Construction of the proposed Main Park shown on the Conceptual Site Plan (Exhibit “A”) 
shall be completed prior to the issuance of the Certificate of Occupancy for any residential 
units in excess the first 300 units constructed as part of the Development; 

9. The portion of the multi-use path crossing of Perimeter Center East within the City right-of-
way, as shown on the Conceptual Site Plan (Exhibit “A”), shall be constructed within six 
months of the issuance of the Phase I Land Disturbance Permit.  The remaining portion of 
the multi-use path shall be constructed concurrently with the proposed Main Park shown on 
the Conceptual Site Plan in consultation with the City’s Parks Director and Director of Public 
Works. Upon completion of the portion of the multi-use path crossing within the City right-
of-way, the City shall assume all responsibility for that portion of the path crossing’s 
maintenance, safety, and repair; 

10. Pursuant to O.C.G.A Section 36-71-1, et seq., the Owner shall enter into a Development 
Agreement with the City regarding extending the existing southbound left-turn lane on the 
northern intersection of Perimeter Center East and Ashford Dunwoody Road. Subject to the 
development agreement, the turn lane shall be designed and constructed with 250 feet of 
stacking, not including the taper; as well, the median cut found north of the intersection 
shall be closed off;  

11. Prior to the issuance of a building permit, a final plat of the Subject Property shall be 
reviewed and approved by the City of Dunwoody and recorded with DeKalb County; 

12. The owner shall maintain the existing intersection configuration and laneage at Perimeter 
Center East and Driveway #2, identified as intersection number 7 in the traffic impact 
study, as required by the Development of Regional Impact Review GRTA Notice of Decision 
dated October 5, 2017; 

13. The Owner shall provide a TY2 transition yard type adjacent to the northern property line 
of the Subject Property. Within such TY2 transition yard, a pedestrian connection shall be 
provided between the Subject Property and the adjacent property to the north, at the 
approximate location indicated on the Conceptual Site Plan (Exhibit “A”); provided, 
however, the Owner shall not be required to construct such connection if the owner of the 
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#7.



adjacent property to the north refuses to provide necessary easements for the construction 
and use of such pedestrian connection; 

14. The Owner shall continue to participate financially on a pro rata basis in the existing 
private shuttle service between the Dunwoody MARTA rail station, the Development, and 
other developments in the Perimeter Center East area.  Should operations of the existing 
private shuttle terminate, the Owner will work with the Director of Community 
Development, and staff of the Perimeter Community Improvement District, MARTA, and 
other parties as appropriate to  participate in other private shuttle operations in the area 
and facilitate MARTA bus service improvements;  

15. If the proposed Development’s vertical construction or equipment exceeds 200 feet above 
ground level, a completed FAA Form 7460‐1 (“Notice of Proposed Construction or 
Alteration”) must be submitted to the Federal Aviation Administration. 

16. It is understood that the precise layout of the proposed Development has not been 
finalized to the extent of producing construction drawings; however, the location of all 
buildings, streets, driveways, and pedestrian amenities such as plazas, parks, sidewalks, 
pathways, and other green space shall be substantially similar to that depicted in the 
Conceptual Site Plan attached hereto as Exhibit "A." As the Conceptual Site Plan is finalized 
for purposes of seeking a Land Disturbance Permit, the Owner agrees to consult with the 
City's Community Development Director on any minor changes to the proposed Site Plan. 
To the extent any construction activities or improvements associated with the 
Development may occur or be located on property owned by the City, the City will 
cooperate with the Owner and grant all easements necessary to construct the 
Development and associated improvements. The precise location of such easements shall 
be identified as construction drawings are finalized;  

17. All streets internal to the Development shall be of the street type depicted on the 
Conceptual Site Plan and shall remain private. Once constructed, the general public shall 
have access to such streets, however; the Owner shall have the sole discretion to limit 
access to the streets for purposes of security, safety, or any other purpose. Pedestrian 
facilities, on-street parking, and bicycle facilities within the Development and on Perimeter 
Center East shall be constructed in general accordance with the Conceptual Site Plan, with 
minor variations subject to approval by the Director of Community Development and the 
Public Works Director; 

18. The total number of parking spaces located in parking structures otherwise required by the 
Zoning Ordinance may be adjusted downward to reflect any changes in the square footage 
of any of the uses in the Development, to assure adequate parking, to account for access 
to transit, or to account for shared parking. Shared parking facilities may be approved by 
the Director of Community Development pursuant to Section 27-204(g) of the Zoning 
Ordinance. The Owner shall have the right, in its sole discretion, to provide dedicated entry 
and secure access to all or any portion of the parking spaces within the parking decks; 

19. At Development build-out, no more than ten percent (10%) of the total residential units 
within the Development shall be 3-bedroom units or larger. The first residential building 
constructed shall contain no 3-bedroom units; 

20. At Development build-out, at least fifty-percent (50%) of the total residential units in the 
Development shall be either 1-bedroom or studio units; 

21. To encourage long-term residents in the Development, annual rent increases for residents 
of the residential rental portion of the Development who have occupied their units for at 
least five years shall be capped at no greater than the annual increase in the Consumer 
Price Index. Such rent increase caps shall be available to up to fifteen percent (15%) of 
the tenants of the residential rental portion of the Development at any one time, based on 
the length of tenancy; and 

22. The parking structures will use compatible materials to the building and street level 
facades, shall incorporate architectural elements to provide visual screening of vehicles 
and interior lighting, and may provide sufficient open areas to allow natural ventilation. As 
building designs are finalized for purposes of seeking a Building Permit, the Owner agrees 
to consult with the City's Community Development Director on any minor variations from 
the Building Design Criteria. 
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SO ORDAINED AND EFFECTIVE, this ___ day of _________, 2018. 

 
 

Approved by: 
 
 
 
  

Denis L. Shortal, Mayor 
 
Attest: Approved as to Form and Content 

 
 
 
   
Sharon Lowery, City Clerk City Attorney 

SEAL 
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Troutman Sanders LLP
600 Peachtree Street NE, Suite 5200
Atlanta, GA 30308-2216

troutman.com

David C. Kirk
david. kirk@troutman.com

October 20, 2017

VIA HAND DELIVERY

Mr. John Olson, AICP, Planning Manager
Department of Community Development
City of Dunwoody
41 Perimeter Center East, Suite 250
Dunwoody, Georgia 30346

troutman~'
sanders

R r ,vE~~]~If1tA! ~/

/~

Re: AMENDED Special Land Use Permit Applications for 41, 47, 8~ 53 Perimeter Center
East ("The Park at Perimeter Center East")

Dear Mr. Olson:

This letter amends the Letter of Intent submitted to you on September 5, 2077 for the above-
referenced project by adding narrative related to an additional Special Land Use Permit
("SCUP') request identified during staff review. For convenience, I have referenced all three
SLOP applications in this letter but have only attached the application materials for the
additional SLOP request, enumerated as SLOP application number (3) below, as the materials
submitted with applications (1) and (2) remain unchanged.

On behalf of the property owner PCE Atlanta Office, LLC, a Delaware limited liability company
(the "OU~ner") and Grubb Properties (the "Applicant"), and in connection with an application to
rezone the above-referenced property (the "Subject Property") from its current O-I (Office-
Institutional) zoning classification to the PC-2 (Perimeter Center District, Subarea 2) zoning
classification, I am pleased to provide for review by the City of Dunwoody the three attached
Special Land Use Permit ("SCUP") applications. These SCUP applications are submitted
because: {1) the Project includes multi-unit rental residential, so a SCUP is required by the Use
Table contained in Figure 27-104-6 of the Zoning Ordinance, (2) the project qualifies as a
Development of Regional Impact ("DRI"), so a SCUP is required by Section 27-104(fl(2) of the
Zoning Ordinance, and (3) In order to create the desired urban character for the project, a SCUP
is required to adjust the "Build-to Zone" for a General Building from 10' — 30' as set forth in the
Table contained in Section 27-105(b)(2)b. of the Zoning Ordinance to 0' — 30' to accommodate
the desired design. The requested rezoning and related SLUPs will provide for the
redevelopment of the Subject Property, which currently contains three low-rise office buildings
and an extensive surface parking field with limited pedestrian amenities, into a vibrant mixed-
use development providing an attractive, sustainable, functional and pedestrian-friendly
environment; a mix of Class A office, residential, and accessory retail uses; along with adequate

-83-

#7.



Mr. John Oison, AICP, Planning Manager
October 20, 2017
Page 2

troutman~'
sanders

structured and on-street parking, and including significant associated green space, the
centerpiece of which will be a new 2-acre park space.

Included with this letter are three completed Special Land Use Permit Applications (one each for
the Multi-Unit Rental Residential, the DRI, and the Build-to Zone adjustment) bearing all
necessary notarized signatures of the Owner and Applicants. Also attached to this letter is a
check payable to the City of Dunwoody for the Special Land Use Permit application fee of $500,
and for the sign fee of $270.

Attached to each application are the following supplemental materials required by the City of
Dunwoody:

• A Conceptual Site Plan containing all information required by Section 27-87(c)(2)
of the Zoning Ordinance, (Exhibit "A");

• A Conceptual Landscape Plan (Exhibit "B"); and

• A Neighbor Communications Summary Report (Exhibit "C")

As indicated above, the Owner and Applicant are aware the project qualifies for review as a
DRI. As such, a detailed Traffic Impact Study is being prepared and will be submitted to the
City and other appropriate agencies as part of the DRI process. Additionally, the results of the
DRI Review will be provided to the City when such review is complete. Finally, the Owner and
Applicant acknowledge changes are likely to be made to the Conceptual Site Plan for the
proposed redevelopment, both through interaction with staff, City officials, and the community,
as well as from ongoing coordination with other agencies having review authority over various
aspects of the redevelopment project.

Description of the Proposed Proiect

The proposed project (the "Project") consists of the redevelopment of a 19.5-acre tract that
currently contains three multi-story office towers and associated surface parking into a unified
and vibrant mixed-use development. Two of the existing buildings, comprising 191,852 square
feet of office space, are planned to remain, with the potential repurposing of some ground floor
space for accessory retail uses. One existing 92,686 square foot office building eventually will
be demolished. New development will consist of a new office building containing up to 500,000
square feet of Class A office space; 4 new residential buildings including up to 1,200 total units;
along with structured parking, streetscape, landscape, green space, and bicycle &pedestrian
improvements. The Subject Property currently is zoned O-I (Office-Institutional), which places
undesirable limitations on site design and development. To redevelop the Subject Property in
the proposed unified manner and provide the flexibility for the Project to reflect the emerging
vision of the Perimeter Center area as apedestrian-friendly, mixed-use environment with
connectivity other destinations in the area, the Applicant has requested the Subject Property be

rezoned to the PC-2 (Perimeter Center District, Subarea 2) zoning classification. The Project

33006824v1
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Mr. John Olson, AICP, Planning Manager
October 20, 2017
Page 3

troutman~'
sanders

will be developed in phases. If approved by the Mayor and Council, it is anticipated construction
will begin in late 2018 or 2019 and Project build-out will be achieved within approximately 10
years, depending on market conditions.

Description of Requested Special Land Use Permits

Because the proposed project includes amulti-unit rental residential component and is of
sufficient scale to warrant a Development of Regional Impact ("DRI") review, the Applicant is
required to submit Special Land Use Permit ("SCUP") applications for the multi-unit rental
residential, as required by the Use Table contained in Figure 27-104-6 of the Zoning Ordinance
and for the DRI, as required by Section 27-104(fl(2) of the Zoning Ordinance. Additionally, as
site and street section design has progressed staff has identified the need to adjust the Build-to
Zone associated with a General Building from 10' — 30' as set forth in the Table contained in
Section 27-105(b)(2)b. of the Zoning Ordinance to 0' — 30' to accommodate the desired design
and building function.

Special Land Use Permit Review and Approval Criteria

As set forth in Section 27-359 of the Zoning Ordinance, proposed Special Land Use Permits are
evaluated in light of the following review and approval criteria.

a. Whether the proposed use is consistent with the policies of the comprehensive plan.

The proposed Project conforms to the vision, goals, and policies of City of Dunwoody's 2015 —
2035 Comprehensive Plan (the "Plan") and, in particular, a number of the Plan's overarching
goals and the portions of the Plan addressing the Perimeter Center Character Area.

The proposed Project supports the vision of the Plan to help make Dunwoody a "dynamic,
innovative community, where individuals, families, and businesses can thrive through all stages
of life and career" through the creation of a mixed-use, pedestrian-friendly development
containing first-class office, residential, and accessory retail space in an attractive, sustainable,
walkable environment with easy access to other transportation modes. These elements of the
Project support the Plan's overarching goals to "nurture Dunwoody as a place to locate and
grow business" to "increase connectivity and enhance transportation options for all forms of
travel" and to "maintain a commitment to sustainable practices." The current extensive field of
surface parking on the Subject Property will be eliminated as part of the redevelopment, thus
satisfying another stated goal of the Plan, to "transform target redevelopment areas," such as
the Perimeter Center area. The range of residential options, the Project's green space, and
other Project amenities will support the Plan's goal of "making aging in place a more achievable
reality."

The design of the proposed Project will foster pedestrian movements both internally and from
the Subject Property to nearby transit, retail, restaurant, and housing opportunities, while
providing easily accessible and safe off-street parking for automobile commuters and visitors.
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As shown in the project renderings submitted with the rezoning application, and as required by
the Perimeter Center Overlay District's regulations, the proposed Project also will support the
Plan's call for high-quality design and materials. The Plan's vision for the addition of public
gathering spaces and pocket parks will be satisfied through the creation of a mix of landscaped
and hardscaped plazas, parkways, and outdoor spaces within the Project that will provide
pedestrian linkages to existing and proposed civic and green space in the surrounding area.
The centerpiece of the Project, a 2-acre park space, will offer much-needed green space to
occupants of the Project, visitors, and the public at large, thus supporting the goal of the Plan to
"expand the City's parks and greenspace."

In addition to its conformity with the Plan's policy and intent, the proposed Project also satisfies
several of the goals and objectives of the Perimeter Center Livable Centers Initiative Study (the
"LCI Study") and updates performed by the City in cooperation with the DeKalb Perimeter
Community Improvement District ("DPCID"). The proposed Project will provide internal
pedestrian connectivity between the office, residential, and park components of the
development. In addition, pedestrian improvements will enhance pedestrian and green space
connectivity external to the Project to other nearby developments, the MARTA system, and the
emerging network of parks in the area, including the City's future "Perimeter Center East Park"
located just to the east of the Project. Replacement of the extensive surface parking lot on the
Subject Property with a vibrant, integrated, mixed-use development will stand as a model for
retrofitting sites developed using outdated suburban models that favored single-occupant
vehicle traffic and ignored the potential benefits of a vibrant pedestrian environment. The
proposed Project will provide a sense of place for both workers and visitors to the development
through plazas, walkways, green space, and an active pedestrian environment. Overall, the
proposed Project intends to transform the Subject Property from an under-utilized suburban
office model to a vibrant urban environment that takes advantage of and enhances both internal
and external connections to transit, housing, and other nearby developments in the area.

b. Whether the proposed use complies with the requirements of the City of Dunwoody's
Zoning Ordinance.

The proposed use of the Subject Property as ahigh-quality mixed-use development is
consistent with the intent and requirements of the newly-adopted PC-2 zoning district which are
intended to foster "employment uses, residential buildings, and limited shopfront retail and
services." As noted on the development statistics table on the Conceptual Site Plan (Exhibit
"A"), the proposed development generally conforms to the use mix, height requirements, street
and block configuration, site coverage, and open space requirements of the PC-2 District. To
the extent proposed heights for some of the buildings in the Project exceed the maximum
permitted height by right, the Applicant has respectfully requested additional height be granted
to those specific buildings through a zoning condition.
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c. Whether the proposed site provides adequate land area for the proposed use,
including provision of all required open space, off-street parking and other applicable
requirements of the subject zoning district.

The 19.5-acre Subject Property is currently underutilized and devotes far too much space to
paved surface parking. The reconfigured site will utilize structured parking to meet off-street
parking needs, will provide for a significant increase in green space —including the creation of a
2-acre park - through the conversion of surface parking, and provide a mix of residential, office,
and limited accessory retail uses, all of which can easily be accommodated on the Subject
Property.

d. Whether the proposed use is compatible with adjacent properties and land uses.

The proposed use of the Property is not only suitable considering the use and development of
adjacent and nearby properties but is compatible with and supportive of the use and
development of such properties. Adjacent and nearby properties currently are developed or
under development to include primarily a mix of office buildings, multi-family residential
buildings, and town homes. The proposed use of the Subject Property as ahigh-quality mixed-
use development will provide job opportunities for those living in nearby residential
developments, recreational opportunities for nearby residents and workers alike, and enhanced
pedestrian and bicycle connectivity within the Project itself and to nearby developments and
nearby transit.

e. 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 development.

The proposed use will not create any such adverse impacts upon any adjoining land uses as the
proposed uses in the Project do not generate excessive noise, smoke, odor, dust or vibration.
Furthermore, adjacent and nearby properties currently are developed to include a similar, and
thus compatible, mix of office buildings and multi-family residential buildings.

f. 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 any such adverse impacts upon any adjoining land uses as
adjacent and nearby properties currently are developed to include a similar mix of office
buildings and multi-family residential buildings, with similar hours of operation.

g. 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 will not create any such adverse impacts upon any adjoining land uses as
adjacent and nearby properties currently are developed to include a similar mix of office
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buildings and multi-family residential buildings, which have similar operational characteristics to
the proposed use of the Property.

h. Whether the proposed use will create adverse impacts upon any adjoining land use by
reason of the character of the vehicles or volume of traffic generated by the proposed
use.

The proposed use is not anticipated to create any such adverse impacts upon any adjoining
land uses as adjacent and nearby properties. The Development of Regional Impact ("DRI")
Analysis and Review will more fully describe and evaluate the traffic impacts of the proposed
development and recommend steps and strategies for minimizing any impact on the
surrounding road network. The Applicant respectfully submits that the Projects mix of uses will
create alive-work environment where car travel may not be necessary for residents who also
work on site or nearby. Likewise, the inclusion of convenient pedestrian and bicycle facilities
will promote the use of alternative transportation modes and help to minimize vehicular trips.

i. Whether 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.

The size, scale and massing of the buildings in the proposed Project are appropriate in relation
to the size, scale, and massing of adjacent and nearby properties. Adjacent and nearby
properties currently are developed or under development to include primarily a mix of office
buildings, multi-family residential buildings, and town homes. The massing and height of the
buildings on the Project site generally are similar to those of adjacent properties, with the taller
buildings on the site proposed to be located toward the center and western edge of the
Property, further from the single-family residentially zoned areas located at least 700 feet from
the nearest property line, and closer to the more intense core of the Perimeter Center area.
With regard to the townhome development underway across Perimeter Center East from the
Property, the Project's central 2-acre green space lies directly across from such townhomes,
offering an attractive green space.

Whether the proposed plan will adversely affect historic buildings, sites, districts, or
archeological resources.

There are no known historic buildings, sites, districts or archeological resources on or adjacent
to the Subject Property. Accordingly, the proposed Project will have no adverse effect on any
such historic or archeological resources.

k. Whether public services, public facilities and utilities —including motorized and non-
motorized transportation facilities —are adequate to serve the proposed use.

Public services, public facilities, and utilities —including motorized and non-motorized
transportation facilities -are adequate to serve the proposed use. In fact, as part of the
proposed Project, non-motorized public facilities will be substantially enhanced through the
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provision of new multi-use paths and bike lanes on Project drives. In addition, the Project is
proposed to create badly-needed green space through the creation of a 2-acre park space as
the centerpiece of the development. As part of the zoning review process, the impact of the
proposed development on surrounding transportation facilities will be evaluated under the
Development of Regional Impact Review process. Enhancements to the pedestrian and bicycle
network provided in connection with the Project will allow workers and visitors alike to walk and
use non-motorized transportation to and from nearby residential and commercial developments.
Utilities such as water, sewer, natural gas, electricity and telecommunications are readily
available in the area and should have sufficient capacity to serve the proposed development.

I. 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.

Careful site design has assured that adequate means of ingress and egress will be provided for
non-motorized vehicles, motorized vehicles, pedestrians, and emergency vehicles. In fact, the
adjustment in the Build-to Zone aligns more closely with the requirements for emergency fire
equipment access than the existing Build-to Zone. As noted above, as part of the proposed
Project, enhancements to the pedestrian and bicycle network provided in connection with the
Project, such as new bikes lanes and amulti-use path, will allow workers and visitors alike to
walk and use non-motorized transportation within the development as well as to and from
nearby residential and commercial developments. In addition, pedestrian facilities along
Perimeter Center East will be provided where none exist today. New private streets within the
Project will enhance the street network in a manner consistent with the locations and street
types set forth in the Perimeter Center Overlay. Further, as part of the zoning review process,
the impact of the proposed development on surrounding transportation facilities will be
evaluated under the Development of Regional Impact Review process. Finally, the project
engineer has worked closely with the appropriate authorities to ensure the site is designed to
provide adequate emergency vehicle access throughout the Project.

m. Whether adequate provision has been made for refuse and service areas.

Adequate provisions have been made for refuse and service areas serving each of the. buildings
on the site. As shown on the Site Plan, the proposed new buildings will have refuse and service
areas incorporated into the parking decks serving such buildings. The existing buildings that
are proposed to remain will continue to be served generally in the manner they are currently
served with functional enhancements and improvements made as the Project is constructed.
Within the pedestrian realm, adequate refuse containers will be provided and any refuse
collected on a regular basis.
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n. Whether the proposed building as a result of its proposed height will create a negative
shadow effect on any adjoining lot or building.

The proposed buildings should not create any negative shadow effects on any adjoining lots or
buildings. The proposed residential buildings along the eastern side of the Project are not
proposed to exceed the permitted height of the PC-2 district. The only buildings proposed to
exceed the current maximum height, thus giving rise to the Applicant's request for a condition of
zoning allowing these slight height increases, are located to the southern and western portion of
the project near similarly-scaled buildings on nearby parcels located across Perimeter Center
East. This careful site design is intended to eliminate shadow effects on the single-family
residential neighborhoods located well to the east of the Subject Property. In addition, the
townhome development currently under construction across Perimeter Center East directly to
the east of the Subject Property will benefit from the proximity to the new 2-acre park space
within the Project, which will eliminate any shadow effect on these residences.

Conclusion

As demonstrated above, the Applicant respectfully submits the proposed Special Land Use
Permits requested in connection with this Project fully meet the review and approval criteria
established by the City. Accordingly, on behalf of the Applicant, I respectfully request the
approval of the accompanying Multi-Unit Rental Residential Special Land Use Permit, the DRI
Special Land Use Permit, and the General Building Build-to Zone Special Land Use Permit.
appreciate your thoughtful consideration of this request, I would be happy to answer any
questions you may have, and I look forward to our continued work together on this exciting and
important redevelopment project.

Yours very;

David C. Kirk

/dcic

Attachments
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SPECIAL LAND USE
PERMIT APPLICATION

~ Hppiicant intormation:

D unwoo
Smart people —Smart city

41 Perimeter Center East ~ Dunwoody, GA 30346
Phone: (678) 382-6800 ~ Fax: (770) 396-4828

Company Name: Grubb Properties, Inc.

COntdCt Name: David C. Kirk (Attorney for Applicant), Troutman Sanders LLP

Address: 600 Peachtree Street, Suite 5200, Atlanta, GA 30308

Phon2: 404-885-3415 FaX: 404-962-6794 Emall: David.Kirk@troutmansanders.com

Pre-application conference date (required): tune 26, 2017

~ Owner Information: ❑Check here if same as applicant

Jwner's Name: PCE Atlanta Office, LLC

Jwner's Address: c/o Grubb Properties, 4601 Park Road, Suite 450, Charlotte, NC 28209

phone: 704-405-5150 FaX: N/A Emall: arosti@grubbproperties.com

~ Property Information:

property Address: 41, 47, 53 Perimeter Center East PdrCel ID:~$ 347 03 010, 18 347 03 00~

?Oniftg ClasslfiC8ti0n: O-I (Rezoning Application submitted to change to PC-2) 18 347 03 0~8

tequested Use of the Property: Mixed-Use Development (office, residential, retail) including multi-family rental residential building

F Nppucant Httiaavit:
I hereby certify that to the best of my knowledge, this special land use application form is correct and complete. If additional materials
are determined to be necessary, I understand that I am responsible for filing additional materials as specified by the City of Dunwoody
Zoning Ordinance. I certify that I, the applicant (if different), am authorized to act on the owner's behalf, pursuant to this application
and associated actions.

Applicant's Name: David C. Kirk, as Attorney for Grubb Properti s, Inc. and PCE Atlanta Once, LLC

Applicant's Signature: Date: + d / 4 Zo 17

~ Notary:

Sworn to and sub cribed before me this ,~ ~~ Day of ~,,~u►~~~ ,,, ~. e r 20 ~l ~
~o~~p, 1. Cq '~~,,

Notary P u b l i c: ~ ~ h ~ a~ e.~ .~`' „~~~",,,,,,,,,,,,,,!4,~',~,

Signature: l ~`t'= ~ P~~ '~Z
G ~ Es =q

My Commission Expires: ~ ~u ~_ ,~ ~ j ~ _ ~ ~u~y RGIA = ~

~ Owner Affidavit: %O'~-.UBLIG ~ ~.~`~

I hereby certify that to the best of my knowledge, this special land use appffh,~~o~{d ~~ptZ~rrect and complete. If additional materials
are determined to be necessary, I understand that I am responsible for filing ac~Efttltlq~~~}naterials as specified by the City of Dunwoody
Zoning Ordinance. I certify that the applicants) (if different) are authorized to act on my behalf, pursuant to this application and
associated actions.

Property Owner's Name: Todd s f In estment O~cer; Grubb Properties, Inc.)

Property Owner's Signature: Date: ~Q ~ ~~'~—

~ Notarv:

Sworn to and subscribed before m this

Notary Public:

Signature: ✓

My Commission Expires: / (~~,~.~v Z`, ~~

Day of
Notary Public, North Carolina

Mecklenburg County

My Commission Expires
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Campaign Disclosure
Statement

~,~ 1 ~r i ~ ~~ ~ ~ 1 ~, ~,

Dunwoo ~y
Smart people —Smart city

41 Perimeter Center East ~ Dunwoody, GA 30346
Phone: (678) 382-6800 ~ Fax: (770) 396-4828

Have you, within the two years immediately preceding the filing of
this application, made campaign contributions aggregating $250.00 ~ YES ~ NO
or more to a member of the City of Dunwoody City Council or a
member of the City of Dunwoody Planning Commission?

~ Applicant /Owner: Davi C. Kirk, as Attorney fo Grubb Properties, Inc. and PCE Atlanta Office, LLC

>ignature: ~ Date: ~~ ~ ~ ~ I =o ~ 7

address: 600 Peachtree Street, Suite 5200, Atlanta, GA 30308

If the answer above is yes, please complete the following section:

Date Government Official Official Position Description Amount
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Campaign Disclosure
Statement

Community
development

Dunwoo
Smart people —Smart city

41 Perimeter Center East ~ Dunwoody, GA 30346
Phone: (678) 382-6800 ~ Fax: (770) 396-4828

Have you, within the two years immediately preceding the filing of
this application, made campaign contributions aggregating $250.00 ~ YES ~ NOor more to a member of the City of Dunwoody City Council or a
member of the City of Dunwoody Planning Commission?

~ Applicant / O Todd Williams, on behalf of PCE Atlanta Office, LLC

signature: Date: ~O ' ~Qj' 1~--

~ddress: c/o Grubb Pr ernes, 4601 Park Road, Suite 450, Charlotte, NC 28209

If the answer above is yes, please complete the following section:

Date Government Official Official Position Description Amount
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Exhibit A

Conceptual Site Plan
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Conceptual Landscape Plan
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Neighbor Communications Summary Report

This summary report is provided in accordance with the City of Dunwoody's requirement
that an applicant for rezoning or Special Land Use Permit ("SCUP") conducts and documents
neighbor communications prior to the submittal of an application for rezoning/SLUP when the
subject property of the rezoning/SCUP application is within 500 feet of property zoned for
residential purposes. In the case of the current proposal, one parcel within 500 feet is zoned RM-
85 (Multi-Dwelling Residential-85) (Parcel # 18 347 O1 008 located at 54 Perimeter Center
East). This parcel currently is under development as a townhome community. Following is the
information required by the City in connection with this neighbor communication effort.

1. Efforts to notify neighbors about the proposal.

As noted above, one parcel located within 500 feet of the Subject Property is zoned for
residential purposes. As such, the Applicant was required to hold an "Applicant-Initiated
Meeting" to provide an opportunity for interested citizens to learn more about the proposal and
offer comments and concerns to the Applicant. To accomplish this, the Applicant scheduled the
meeting for Monday, June 26, 2017. The Applicant then identified all residentially-zoned
property within 1,000 feet of the subject property and sent a Letter to the property owner of
record for each such parcel inviting them to the meeting. Attachment "C - 1" lists such
properties and owners while Attachment "C - 2" provides a copy of the Letter mailed to such
individuals on June 1, 2017. As required, a copy of the letter was provided to the Dunwoody
Planner. In addition, a Public Notice was placed in the Dunwoody Crier newspaper on June 14
inviting the public at large to the Applicant-Initiated Meeting. A copy of the Public Notice
published in the Crier is attached as Attachment "C - 3" to this summary report.

2. How information about the proposal was shared with neighbors.

The primary way in which information about the proposal was shared was through the
Applicant-Initiated meeting held on June 26, 2017 at the Applicant's offices on the subject
property. At this meeting, documentation was made available for inspection, including the
proposed site plan and landscape plan, as well as projections of conceptual project renderings.
Team members were available to share detailed information about the project scope, project
phasing, and to answer attendees' questions. While not part of the required neighbor
communication process, in addition to the formal Applicant-Initiated Meeting, members of the
development team attended a meeting of the Dunwoody Homeowner's Association Board on
May 7, 2017, made a presentation about the proposal, and answered attendees' questions.

3. Who was involved in the discussions?

At the Applicant-Initiated Meeting, Applicant representatives included a representative of
the Property Owner, two civil engineers working on the project, the project architect, and the
project's land use attorney. The meeting was attended by the City of Dunwoody's Community
Development Director, Richard McLeod, as an observer, and the President of the Dunwoody
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Homeowners' Association ("DHA"), Mr. Robert Wittenstein. A sign-in sheet indicating Mr.
Wittenstein's attendance is attached as Attachment "C - 4" to this summary report.

4. Suggestions and concerns raised by neighbors.

At the Applicant-Initiated Meeting, Mr. Wittenstein indicated DHA had concerns about
(a) the potential visual impact of the uniformity of maximum 14-story building heights
throughout the project, (b) the inclusion of a rental residential building in the project, (c) the
proposed construction and occupancy of the proposed rental residential building as part of the
initial phase of the project, prior to the construction of the three proposed owner-occupied
residential buildings, and (d) the rental rates, construction type, and interior finish quality of the
rental residential units.

5. What specific changes to the proposal were considered and/or made as a result of the
communications?

(a) Regarding the concern expressed regarding the uniformity of building heights the Applicant
changed the proposal to vary maa~imum heights of the proposed buildings. Within the PC-2
District and more than 500 feet from any single-family zoning district, the maximum permitted
height of any building is 14-stories/180 feet. Any increase above this m~imum may be
approved as a condition of rezoning by the Mayor and Council. In response to Mr. Wittenstein's
concerns on behalf of DHA regarding the uniformity of building heights, the Applicant proposes
to construct buildings with heights ranging from 12 to 19 stories, with the taller buildings located
further from the nearest single-family residential zoning district, which is nearly 700 feet to the
east of the Subject Property's nearest boundary. The Applicant respectfully requests the Mayor
and Council approve such building heights as a condition of rezoning.

(b) Regarding the inclusion of rental residential units as part of the project's housing options,
the Applicant respectfully submits the construction of rental residential during the project's initial
phase is essential to the project. During this initial phase, a parking structure must be
constructed so the next phase, which replaces existing surface parking with the proposed park,
may then proceed. Furthermore, the efficient parking design for the Project calls for sharing
between office and rental residential uses given their complementary nature and opposite periods
of usage intensity. Accordingly, in order to make the parking structure both financially and
functionally possible, the rental residential building's construction must occur concurrently. The
Applicant proposes no more than 25% of the residential units constructed as part of the project
be rental units at project build out.

(c) At the same time, the Applicant understands the concerns raised by Mr. Wittenstein on
behalf of DHA regarding the proposed phasing by which the construction of the rental residential
building associated with the construction of the parking deck precedes the construction of any for
sale residential component of the project. Accordingly, the developer intends to work with the
City's representatives and the Dunwoody Homeowners' Association to provide the necessary
assurances regarding the construction phasing for the owner-occupied residential component of
the project.
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(d) Regarding the concerns expressed regarding the rental rates, construction type, and interior
finishes, it is important to understand the Applicant's extensive experience constructing and
operating high-quality residential buildings in a variety of markets across the Southeast. As
required by applicable building codes, the Applicant intends to use concrete &steel construction
for all residential buildings, including the building proposed to contain the rental units. Rental
rates have yet to be determined but are anticipated to be at market for the high-quality residential
product that will be constructed as part of this project. This product will be comparable to the
other residential communities the Applicant has constructed in other markets and contains high-
end finishes, appliances, and amenities intended to appeal to young professionals. Attached to
this Summary as Attachment "C - 5" are documents illustrating the high-quality construction and
finishes typical of the Applicant's existing residential properties constructed in other markets.
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Attachment C —1
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GRUBBPROPERTIES
People who care. Places that matter.

June 1, 2017

VIA FIRST CLASS U.S. MAIL

Invitation to Comin~wnity Meeting —Application for Rezoning
41, 47, and 53 Perimeter Center East

Dear Property Owner,

Grubb Properties, the owner of the property referenced above, is preparing an application
seeking to rezone the property, which currently contains only office uses and surface parking
lots, to allow for its redevelopment as amixed-use project including office, retail, and residential
uses, along with structured parking and substantial greenspace. The property is currently zoned
O-I (Office —Institutional) and the requested zoning will be PC-2 (Perimeter Center. Subarea 2).

As part of the process, we are holding a community meeting to help inform you about the
proposed project, inform ourselves about your interests and concerns regarding the project,
provide an opportunity for you to ash questions, and create a forum through which we can begin
efforts to resolve any concerns. You have received this invitation because DeKalb County's tai
records show you as the owner of residentially-zoned property within 1,000 feet of the property.

The details of the meeting are as follows:

Date: Monday, June 26, 2017
Time: 6:00 p.m. — 7:00 p.m.
Location: Grubb Properties Atlanta Office

47 Perimeter Center East, Suite 530
Dunwoody, Georgia 30346

Thank you for your time and consideration. I look forward to seeing you on June 26.

Sincerely

An ew Rosti, Associate
Investments &Research

Atlanta (Cary ~ Charlotte ~ Leacington
47 Perimeter Center E ~ Suite 530, Atlanta, GA, 30346-2015 ~ 770.604.3387 phone ~ 770.604.3959 {ax ~ grubbpraper-ties.com
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Page 16

St. Luke's assists refugee families with English classes
Over the past few months,

members of Saint Luke's Pres-
byterian Church ezpressed in-
terest in becoming better aware
and connected to the community
of resettled rzfugees in the At-
lanta area. concentrated in
Clazks[on. Saint Luke's is well
on its way to meeting its com-
miiment to assist the Refugee
Family Literacy Program's ex-
gansion at the Memorial Drive
Presbyterian Church.

The Refugee Family Liter-
acy Program, called Mommy
and Me, offers English as a Sec-
ond Language classes and an
early childhood development
program for then refugee
women whe have children

gion. ?11 are welcome. These
students come from more than a
dozen countries from around the
world: Eritrea, Burma, Bhutan,
Rwanda, Somalia, Sudan, Iraq,
Afghanistan, Iran, The Deno-
cratic Republic of Congo,
Ethiopia, Burundi, Liberia and
Syria.

What began in 2008 as a two-
day-a-week community pro-
gran wi7h just four staf~'
members trying [o make a dif-
fetence in then rapidly evolving
neighborhood, now has a paid
staff of 27, r,~anages 20-
30 weekly volueteers and runs
al~-nost ZS classes for over 200
adut[ and young students.

Classroorus are beine refur-
Lyra Gr'sen ar:d ~? If e Hearn

lit ~ S'cliool mar in ~' a ~ campus at Memorial Drive Pits- community, Momr.~y and Me

rian Church. Saturday staff and their families and

Public Notice ~~Ys have brought to=ether ~enbers of Saint Luke's Pres-

lunteers from [he Clarkson byerian Church. Volunteers

There will be a Community Meeting regarding an application to

rezone property located at 4i, 4~, and 53 Perimeter Center East

in the CiTy of Dunwoody from the current 0-I (Office - Institu-

tiona])zoning district to the PC-2 (Perimeter Center, Subaru 2?

wni~g distr~iet for• the purposes ~f redevelcgina the property as

a mixed-use project inciu3ing oft ce, retai], and residential uses,

along with str1ctured pazldng and substantial ~eenspace. The

meeting will be held from 6:00 — 7:0o p.m. on Monday, June 26,

201, at a7 Periseter Center Ezst, Suite 530, Bunwoody, Gec.~a

30346.

Public Notice

There will be a public informa~on meeting on June 29, 2oi~,

from S:oo p.m. to ~:oo p.m. to discuss a progosed zoning amend-

ment toallow anew parking deck, hotel and free standing restau-

rant at 12i Perimeter Center West. This meeting will be held at

the Ha~-npton Ian &Suites, located at 4365 Ashford Dunwoody

Road, Bunwoody, Georgia 30346 in the Sterling Room.

f~mP~

woody has followed
w called "the backdoor tax
incre "law Tot ,years with ad-
v ments indicating it wi11_
n ll back [he millage rate to

e revenues and ezpeudi-
s. Little or no aggosirion
surfaced.
e lack of apposition may

be ezplaine.~i by the city's notes
on the matter. As the yeaz goes
along, revenge projections de-
cline as property taz appeals
are heazd.
DeKatb County's progeny

taz assessmznt freeze offsets
most of ehe revenge increase.
"No on. owning a home

when Dunwoody incorporated
is paying more for [he same
property as they did in 2Q09
with [his credit," wrote the city
finance department.

T'he result is that all of the

DentalImplant _,

Services: Hours:

Teeth Extractions M, Tu, Th: 8:00 am to 5 pm

Dentcl Implants Wed: 10:00 am to 5 pm

General Anesthesia Fri: 8:00 dm to Noon

Jcw ReconstruGr :Slr,~~$. ,Office 770~R~ .8~4

Lee jfMac" Whitesides DMD, MMSc.
Board Ce~iiied Orai & Maxiilofacial Surgeon

4700 ChambleQ Dunwoody Rd. Suite 400, Dunwoody, GA 30338

W VVVf~.ORE~dt~j/~~E~h ~~~

Consult flee S 100 • X-ray S95 •Due at consultation

'Abutment and crown not included

'Cash only. Not valid with other coupons. New patients only. Certain restric~ions apply.

No Insuronca. Must orasent coupon ai consuffction. Offer expires i2-31-17.

increase in the city's pro}ected
revenues is coming from com-
mecciat propeRy or new reai es-
[ate sales.

1Yaffie Catming
the tr~c calming project

for N~r[Yt Peachtree Road was
once again on the Dunwoody
city council agenda. Council
members were expected to au-
~orize funding for traffic calm-
ing measures for [he nearly
nee-mile stretch of roadway
star[ine at the intersection with
Mt. Veman Road.

Area residents petitioned the
city last year for u~affic caimin;
due to excessive speeds on the
25 mph road. Traffic calming
mzasures include seven m=,diae
sputter islands and a neighbnr-
hood tr~c circle at the in[er-
sectio¢ of North Peachtree
Road and Saffron Drivz.
The estimated cost is

$200,000 and Georgia Devel-
opmenE Partners will construct
the roadway improvements.

Council members were ez-
pected to discuss increasing the
Hotel Motel Tax from five per-
cen[ io eight percent. A recently
signed House bill enables the
city to increase the .az via an
ordinance.
A scrateo c planning process,

including the ordinance cre-
ation, was outlined in a memo
to council members from Eco-
nomic Development Duecior
Michael Stazling.

Hotel Motel Tao

share building skills and [heir
enthusiasm and excitement as
Lhe project evolves.

A Hotel Motel Tax increase

would provide fiindin~ for ad-

ditional city prc~~ects. City sta€f
w~=1 ida~tiir eligihle projects,
wrote Starl~ug. Stakeholders
anti ttu~ee coencil nembers will

prioritize the project list.
"The city will host a public

infonaation open house ro
shaze the proposed ordinance
and list of projecu with resi-

deats and community mem-

bers," wrote Starling.
The final ordinance is ez-

pected to be presented to coen-
cil merilbers at their C~c[. 9
meeting.

Public Facilities
Another recently signed

House bill. (HB-435! ai!osys
the city ±o create a City of D~n-

woody Public Faciliu:s Au-
thority. As desc;ihed in the

bill's text, the purpose is to pro-
vide buildings, facilities, equip-
ment and services for the
citizens in the city of Duo-
wo~ay.

Staffing wrote that a ~eso(u-
tion would be presented to
council members later this
summer to create the authority

and to adopt rules and proce-
dures on how the authority
would operate.

New Officer
Police Officer Kasey l~Iar[in

was expected to be sworn in as

a Dunwoody office;. Martin
was formerly a Doraville police
officer.

~.:,

0~ ~i ~

~, ~tpllrb
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404V885.341I5 elepho e TROUTMAI~I TROUTMA AS~AnD~ R
at Law

404.962.6794 facsimile Bank of America Plaza

david.kirk@troutmansanders.com SAl~TDERS 600 Peachtree Street NE, Suite 5200
Atlanta, Georgia 30308-2216

404.885.3000 telephone
troutmansanders.com

September 5, 2017

VIA HAND DELIVERY

Mr. John Olson, AICP, Planning Manager
Department of Community Development
City of Dunwoody
41 Perimeter Center East, Suite 250
Dunwoody, Georgia 30346

Re: Rezoning Application for 41, 47 & 53 Perimeter Center East ("The Park at
Perimeter Center East")

Dear Mr. Olson:

On behalf of the property owner PCE Atlanta Office, LLC, a Delaware limited liability
company (the "Owner"), and Grubb Properties (the "Applicant"), I am pleased to provide for
review by the City of Dunwoody an application to rezone the above-referenced property (the
"Subject Property") from its current O-I (Office-Institutional) zoning classification to the PC-2
(Perimeter Center District, Subarea 2) zoning classification, pursuant to Section 27-87 of the
City of Dunwoody Zoning Ordinance (the "Zoning Ordinance"). In addition, because the
proposed project includes amulti-unit rental residential component and is of sufficient scale to
warrant a Development of Regional Impact ("DRI") review, I also am submitting under separate
cover Special Land Use Permit ("SCUP") applications for the multi-unit rental residential, as
required by the Use Table contained in Figure 27-104-6 of the Zoning Ordinance, and for the
DRI, as required by Section 27-1040(2) of the Zoning Ordinance. This rezoning and related
SLUPs will provide for the redevelopment of the Subject Property, which currently contains
three low-rise office buildings and an extensive surface parking field with limited pedestrian

amenities, into a vibrant mixed-use development providing an attractive, sustainable, functional
and pedestrian-friendly environment; a mix of Class A office, residential, and accessory retail

uses; along with adequate structured and on-street parking, and including significant associated
green space, the centerpiece of which will be a new 2-acre park space.

Included with this letter are a completed Rezoning Application bearing all necessary

notarized signatures and affidavits of the Owner and Applicant as well as the following materials
required by the City of Dunwoody.

ATLANTA BEIJING CHARLOTTE CHICAGO HONG KONG NEW YORK ORANGE COUNTY PORTLAND RALEIGH

RICHMOND SAN DIEGO SAN FRANCISCO SHANGHAI TYSONS CORNER VIRGINIA BEACH WASHINGTON, DC
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• A Conceptual Site Plan (incorporating a preliminary Conceptual Landscape Plan),
containing all information required by Section 27-87(c)(2) of the Zoning Ordinance,
(Exhibit "A");

• A Survey (including a Tree Survey) and Legal Description of the Subject Property
(Exhibit "B");

• A Proposed Project Phasing Plan showing the anticipated sequence of Project
construction (Exhibit "C");

• A Neighbor Communications Summary Report (Exhibit "D");

• A Completed Environmental Site Analysis Form (Exhibit "E");

• A Pedestrian Circulation Plan (Exhibit "F");

• A Conceptual Project Rendering and Elevation Drawing (Exhibit "G");

• Road Section Drawings (Exhibit "H");

• A Preliminary List of Sustainability Measures Proposed to be Employed by the
Project (Exhibit "I");

• A Public School Impact Analysis commissioned by the Applicant and prepared by
Bleakly Advisory Group (Exhibit "J"); and

• A check payable to the City of Dunwoody for the rezoning fee of $2,000, along with
the sign fee of $270.

As indicated above, the Owner and Applicant are aware the project qualifies for review
as a Development of Regional Impact ("DRI"). As such, a detailed Traffic Impact Study is being
prepared and will be submitted to the City and other appropriate agencies as part of the DRI
process. Additionally, the results of the DRI Review will be provided to the City when such
review is complete. Finally, the Owner and Applicant acknowledge changes are likely to be
made to the conceptual site plan for the proposed redevelopment, both through interaction with
staff, City officials, and the community, as well as from ongoing coordination with other
agencies having review authority over various aspects of the redevelopment project.

Description of the Proposed Proiect

The proposed project (the "Project") consists of the redevelopment of a 19.5-acre tract
that currently contains three multi-story office towers and associated surface parking into a
unified and vibrant mixed-use development. Two of the existing buildings, comprising 191,852
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square feet of office space, will remain, with the potential repurposing of some ground floor
space for accessory retail uses. One existing 92,686 square foot office building eventually will
be demolished. New development will consist of a new office building containing up to 500,000
square feet of Class A office space; 4 new residential buildings including up to 1,200 total units;
along with associated retail and restaurant space, structured parking, streetscape, landscape,
green space, and pedestrian improvements. As shown in Exhibit "C," the Project will be
developed in phases. If approved by the Mayor and Council, it is anticipated construction will
begin in late 2018 or 2019 and Project build-out will be achieved in approximately ten years,
depending on market conditions.

The Subject Property currently is zoned O-I (Office-Institutional), which places
undesirable limitations on site design and development. In order to redevelop the Subject
Property in the proposed unified manner and provide the flexibility for the Project to reflect the
emerging vision of the Perimeter Center area as apedestrian-friendly, mixed-use environment
with connectivity to other destinations in the area, the Applicant respectfully requests the Subject
Property be rezoned to the PC-2 (Perimeter Center District, Subarea 2) zoning classification.

Zoning Map Amendment Review and Approval Criteria

As set forth in Section 27-335(b) of the Zoning Ordinance, proposed Zoning Map
Amendments are evaluated in light of the following review and approval criteria.

a. Whether the zoning proposal is in conformity with the policy and intent of the
comprehensive plan.

The proposed Project conforms to the vision, goals, and intent of the City of Dunwoody's
2015 — 2035 Comprehensive Plan (the "Plan") and, in particular, a number of the Plan's
overarching goals and portions of the Plan addressing the Perimeter Center Character Area.

The proposed Project supports the vision of the Plan to help make Dunwoody a "dynamic,
innovative community, where individuals, families, and businesses can thrive through all
stages of life and career" through the creation of a mixed-use, pedestrian-friendly
development containing first-class office, residential, and retail space in an attractive,
sustainable, walkable environment with easy access to other transportation modes. These
elements of the Project support the Plan's overarching goals to "nurture Dunwoody as a place
to locate and grow business," to "increase connectivity and enhance transportation options for
all forms of travel," and to "maintain a commitment to sustainable practices." The current
extensive field of surface parking on the Subject Property will be eliminated as part of the
redevelopment, thus satisfying another stated goal of the Plan, to "transform target
redevelopment areas," such as the Perimeter Center area. The range of residential options, the
Project's green space, other Project amenities, and proximity to the Perimeter Center core area

will support the Plan's goal of "making aging in place a more achievable reality."
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The design of the proposed Project will foster pedestrian movements both internally and
through the Subject Property to nearby transit, retail, restaurant, and housing opportunities,
while providing easily accessible and safe off-street parking for automobile commuters and

visitors. As shown in the project renderings attached as Exhibit "G" and as required by the
Perimeter Center Overlay District's regulations, the proposed Project also will support the

Plan's call for high-quality design and materials. The Plan's vision for the addition of public

gathering spaces and green space will be satisfied through the creation of a mix of landscaped

and hardscaped plazas, outdoor spaces, as well as new landscaped private streets including

bike lanes and multi-use paths within the Project that will provide pedestrian linkages to
existing and proposed civic and green space in the surrounding area. The centerpiece of the

Project, a 2-acre park space, will offer much-needed green space to occupants of the Project,

visitors, and the public at large, thus supporting the goal of the Plan to "expand the City's

parks and green space."

In addition to its conformity with the Plan's policy and intent, the proposed Project also

satisfies a number of the goals and objectives of the Perimeter Center Livable Centers

Initiative Study (the "LCI Study") and updates performed by the City in cooperation with the

DeKalb Perimeter Community Improvement District ("DPCID"). The proposed Project will

provide internal pedestrian connectivity between the office, residential, and retail components

of the development. In addition, pedestrian improvements will enhance pedestrian and green

space connectivity external to the Project to other nearby developments, the MARTA system,

and the emerging network of parks in the area, including the future "Perimeter Center East

Park" located just to the east of the Project.

Replacement of the extensive surface parking lot on the Subject Property with a vibrant,

integrated, mixed-use development will stand as a model for retrofitting sites developed using

outdated suburban models that favored single-occupant vehicle traffic and ignored the

potential benefits of a vibrant pedestrian environment and adequate green space. The

proposed Project will provide a sense of place for workers, residents, and visitors to the

development through plazas, walkways, multi-use trails, green space, and an active pedestrian

environment. Overall, the proposed Project intends to transform the Subject Property from an

under-utilized suburban office model to a vibrant urban environment that takes advantage of

and enhances both internal and external connections to transit and other nearby developments.

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

development of adjacent and nearby properties.

The zoning proposal will allow for uses that are not only suitable in light of the use and

development of adjacent and nearby properties but also compatible with and supportive of the

use and development of such properties. Adjacent and nearby properties currently are

developed to include primarily a mix of office buildings and multi-family residential

buildings. A town home development located directly across Perimeter Center East from the

proposed park space is currently under construction as well. The proposed use of the Subject

31695196v1 -120-

#7.



TROUTMAN
SAI~IDERS

Mr. John Olson, AICP
September 5, 2017
Page 5

Property as ahigh-quality mixed-use development will provide job opportunities for those
living in nearby residential developments; retail and recreational opportunities for nearby

residents and workers alike; and enhanced pedestrian and bicycle connectivity within the
Project itself and to nearby developments and transit services.

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

use as currently zoned.

While the Subject Property has some economic use as currently zoned in the O-I
classification, such current zoning unnecessarily limits the Owner's and Applicant's ability to

create the type of development proposed herein that will support and help achieve the City's

goals as expressed in the Plan and benefit the City and its residents as a whole, in addition to

the Owner.

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

adjacent or nearby property.

The zoning proposal will have no adverse impact on adjacent or nearby properties and, in fact,

will enhance the use, usability, and value of such properties by allowing for the creation of a

high-quality mixed-use development that will provide job opportunities, accessible retail

options, increased green space, and enhanced pedestrian and bicycle connections to points

within the Project, to surrounding developments in the Perimeter Center Character Area, and

to nearby transit.

e. 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.

As the Perimeter Center area has evolved into the premier business location in the Atlanta

region, the density of development has increased and a more urban development form has

emerged, both through the natural progression of development and through the guiding hand

of a regulatory environment that encourages mixed-use development and greater pedestrian

connectivity.

In addition, the regulatory environment has evolved, with the City, the DeKalb Perimeter

Community Improvement District and stakeholders in the area developing new zoning

regulations, including both the PC-2 regulations and the Perimeter Center Overlay District

regulations, intended to transform the Perimeter Center area into a vibrant activity center that

is livable and pedestrian-friendly. This Project supports the City's goals of attractive building

design, enhanced residential and employment opportunities, and active street-level retail and

pedestrian amenities in the Perimeter Center area. The Owner and Applicant respectfully

submit the proposed Project is consistent with these regulatory changes and supports the

vision such policies and regulations are intended to achieve.
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f. Whether the zoning proposal will adversely affect historic buildings, sites, districts, or

archeological resources.

There are no known historic buildings, sites, districts or archeological resources on or adjacent

to the Subject Property. Accordingly, the zoning proposal will have no adverse effect on any

such historic or archeological resources.

g. 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 overburdens surrounding streets,

transportation facilities, utilities, or schools. During the City's review of this application, the

impact of the proposed development on surrounding transportation facilities will be

thoroughly evaluated under the Development of Regional Impact ("DRI") Review process.

This process has begun and the results of the DRI Review will be provided to the City when

complete. The Applicant is aware that state regulations governing the DRI Review process

prevent the City from taking final action on the rezoning application (and the accompanying

Special Land Use Permit applications) until the City has received the final DRI report from

the Atlanta Regional Commission and the Georgia Regional Transportation Authority.

Enhancements to the pedestrian and bicycle network provided in connection with the Project

will allow workers and visitors alike to walk or bike to and from nearby residential and

commercial developments. Utilities such as water, sewer, natural gas, electricity, and

telecommunications are available in the area and are believed to have sufficient capacity to

serve the proposed development.

With regard to the anticipated impact on area schools, the applicant commissioned an

independent analysis of the Project's impact on nearby public schools. A document

containing the results of that analysis is attached hereto as Exhibit "J" and reports the

conclusion that, among other things, the Project will have a "very substantial net positive

fiscal impact" on the DeKalb County school system.

As demonstrated above and through the accompanying documentation, the Applicant

respectfully submits the proposed Zoning Map Amendment requested in connection with this

Project fully meets the review and approval criteria established by the City. Should you believe

any additional information would be helpful to your review of this application, please do not

hesitate to let me know and I will work with our team to respond in a timely manner.

31695196v1
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Conclusion

Accordingly, on behalf of the Applicant and Property Owner, I respectfully request the

approval of this request to rezone the Property from its current O-I classification to the proposed

PC-2 classification, as well as the approval of the accompanying Multi-Unit Rental Residential

Special Land Use Permit and the DRI Special Land Use Permit applications. I appreciate your

thoughtful consideration of this request, I would be happy to answer any questions you may

have, and I look forward to working with you on this exciting and important redevelopment

project.

Yours ver ly,

David C. Kirk

/dck
Attachments

31695196v1
-123-

#7.



i t ~ -

i. I' .

~ ~~ • _

AMENDMENT ~ t~~~Dun~voo
APPLICATION -smart people -smart city

41 Perimeter Center East ~ Dunwoody, GA 30346
Phone: (678) 382-6800 ~ Fax: (770) 396-4828

~ App~icant intormation:

Company Name: Grubb Properties, Inc.

Contact Name: David C. Kirk (Attorney for Troutman Sanders LLP

Address: 600 Peachtree Street, Suite 5200, Atlanta, GA 30308

Phone : 404-885-3415 Fax : 404-962-6794

Pre-application conference date (required): ,tune 26, 2017

Email: David.Kirk@troutmansanders.com

~ owner inrormation: u Lnectc Here it same as applicant

Jwner's Name: PCE Atlanta Office, LLC

owner's Address: c/o Grubb Properties, 4601 Park Road, Suite 450, Charlotte, NC 28209

phone: 704-405-5150 Fax: NSA Email: arosti@grubbproperties.com

~ Property Information: 18 347 03 010, 18 347 03 O(

property Address: 41, 47, 53 Perimeter Center East Parcel ID: 18 347 03 008

~urrent Zoning Classification: o-I

requested Zoning Classification: PC-2

F Hppiicant Httiaavit:
I hereby certify that to the best of my knowledge, this amendment application form is correct and complete. If additional materials are
determined to be necessary, I understand that I am responsible for filing additional materials as specified by the City of Dunwoody
Zoning Ordinance. I certify that I, the applicant (if different), am authorized to act on the owner's behalf, pursuant to this application,
and associated actions.

Applicant's Name: David C. Kirk eyforAp lic t), routman Sanders LLP

Applicant's Signature: ~ Date: ~~ Zn ~ "1

F Notarv:

Sworn to and subscribed before me this ~ S~ Day of S~ +en ~ e✓~ 20 ~ 7

Notary Public: .~ ~!~^ l.. ti~'w.~ ~~ ate(

Signature: ~..,~w C a

My Commission Expires: ~~~ s a o I 8
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Additional Property
Owners)

Notarized Certification

i i "i.~
3 ! ~` ,

Dunwoo
`-Smart people —Smart city

41 Perimeter Center East ~ Dunwoody, GA 30346
Phone: (678) 382-6800 ~ Fax: (770) 396-4828

I hereby certify that to the best of my knowledge, this amendment form is correct and complete. If additional materials are
determined to be necessary, I understand that I am responsible for filing additional materials as specified by the City of Dunwoody
Zoning Ordinance. I certify that the applicants) (if different) are authorized to act on my behalf, pursuant to this application and
associated actions.

'F Property Owner (It Applicable):

Owner Name: C Atlanta Office, LLC

Signature: Date: o - 3 t

Address: c/o Grubb roperties, 4601 Park Road, Suite 450, Charlotte, NC 28209

Phone: 704-405-5150 Fax: N/A

Sworn to and subscribed before me this 3~
r.~.—

Notary Public: :,,.,~ CHRISTYLOTTE
Notary Public, North Carolina

Mecklenburg County

MlY1Af~{[I6~~OG! a'~~~x

es

i~ Property Owner

Owner Name:

Signature:

Address:

Phone: Fax:

Sworn to and subscribed before me this

Notary Public:

F Property Owner (It Applicable

Owner Name:

Signature:

Address:

Phone: Fax:

Sworn to and subscribed before me this

Notary Public:

_Email: arosti@grubbproperties.cor

Day of ~'G~VS~ 20

Email:

Day of _

Email:

Day of _

Date:

Date:

20

~~7
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Campaign Disclosure
Statement

Y - ~' y. r:

3 '':

Dunwoo
~~Smart people —Smart city

41 Perimeter Center East ~ Dunwoody, GA 30346

Phone: (678) 382-6800 ~ Fax: (770) 396-4828

Have you, within the two years immediately preceding the filing of
this application, made campaign contributions aggregating $250.00 ~ YES ~ NO
or more to a member of the City of Dunwoody City Council or a
member of the City of Dunwoody Planning Commission?

Applicant /Owner: Davi irk, as Attorney for Grubb Properties, Inc. and PCE Atlanta Office, LLC

>ignature: Date: ~I ~ I ~ Z~ t 7

address: 600 Peachtree Street, Suite 5200, Atlanta, GA 30308

If the answer above is yes, please complete the following section:

Date Government Official Official Position Description Amount
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Campaign Disclosure
Statement

Community►

Dun~voo
'~' Smart people —Smart city

41 Perimeter Center East ~ Dunwoody, GA 30346
Phone: (678) 382-6800 ~ Fax: (770) 396-4828

Have you, within the two years immediately preceding the filing of
this application, made campaign contributions aggregating $250.00 ~ YES ~ NO
or more to a member of the City of Dunwoody City Council or a
member of the City of Dunwoody Planning Commission?

Applicant J Ow Todd Williams, on behalf of PCE Atlanta Office, LLC

signature: Date: ~ • 3 (- ~ ~--

,ddress: c/o Grubb Properties, 4601 Park Road, Suite 450, Charlotte, NC 28209

If the answer above is yes, please complete the following section:

Date Government Official I Official Position I Description I Amount
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List of Exhibits

Exhibit A .................Conceptual Site Plan &Conceptual Landscape Plan

Exhibit B .....................................................Survey and Legal Descriptions

Exhibit C .................................................................Proposed Phasing Plan

Exhibit D ........................... Neighbor Communications Summary Report

Exhibit E .............................................. Environmental Site Analysis Form

Exhibit F ..........................................................Pedestrian Circulation Plan

Exhibit G .....................................Conceptual Project Elevation Drawings

Exhibit H .................................................................Road Section Drawings

Exhibit I ..................................................Proposed Sustainability Measure

ExhibitJ ..................................................................School Impact Analysis
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Exhibit A

Conceptual Site Plan
and

Conceptual Landscape Plan
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EX~11blt B

Survey (including Tree Survey)
and

Legal Descriptions
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Tract 1

Building 41

ALL THAT TRACT or parcel of land lying and being in Land Lot 347 of the 18th District of DeKalb County,

Georgia and being more particularly described as follows:

COMMENCING at a point the intersection formed by the Southerly right of way of the North leg of

Perimeter Center East (variable right of way) and the Easterly right of way of Ashford-Dunwoody Road

(120 foot right of way);

Thence proceed Easterly and Southeasterly along the Southerly and Southwesterly right of way of the

North leg of Perimeter Center East (variable right of way) for a distance of 2112.32 feet to 1/2" rebar

found and the true POINT OF BEGINNING of the parcel herein described;

Thence by the next four courses continuing along said Perimeter Center East right-of-way line, on a

curve to the right having a radius of 369.327 feet on arc distance of 85.90 feet (said arc having a chord

distance of 85.71 feet on a bearing of South 24 degrees 25 minutes 45 seconds East and a central angle

of 13 degrees 19 minutes 36 seconds) to on iron pin set;

Thence South 17 degrees 45 minutes 58 seconds East a distance of 33.01 feet to an Iron pin set:

Thence on a curve to the right having a radius of 417.658 feet on arc distance of 255.10 feet (said arc

having a chord distance of 251.15 feet on a bearing of South 00 degrees 19 minutes 08 seconds East and

a central angle of 34 degrees 59 minutes 42 seconds) to a 1/2" rebar found;

Thence South 17 degrees 13 minutes 42 seconds West a distance of 91.97 feet to a 1/26 rebar found at

the northeasterly comer of lands now or formerly of RB 41/47 PCE LLC;

Thence by the next five courses along said RB 41/47 PCE LLC lands, South 88 degrees 51 minutes 29

seconds West a distance of 463.26 feet to an iron pin set;

Thence North 01 degrees 09 minutes 30 seconds West a distance of 79.45 feet to a MAG nail found;

Thence South 89 degrees 00 minutes 27 seconds West a distance of 88.51 feet to a MAG nail found;

Thence North 00 degrees 59 minutes 59 seconds West a distance of 30.49 feet to a MAG nail found;

Thence South SS degrees 59 minutes 04 seconds West a distance of 218.65 feet to a 1/2" rebar found on

the easterly line of lands now or formerly of EQR-Lincoln Perimeter Center LLC:

Thence by the next three courses along said EQR-Lincoln Perimeter Center LLC lands,

North 00 degrees 55 minutes 02 seconds East a distance of 235.31 feet to a 1/2" rebar found;

Thence North 84 degrees 05 minutes 32 seconds East a distance of 614.68 feet to a 1/2M rebar found

Thence North 68 degrees 20 minutes 27 seconds East a distance of 148.01 feet to the POINT OF

BEGINNING and containing within said bounds 6.3226 acres of land,

Being the same property conveyed to RB 41/47 OCE LLC, a Delaware limited liability company, by

Limited Warranty Deed from GA-Perimeter Center LLC, a Delaware limited liability company, of record in

Deed Book 19631, Page 67, Clerk of Superior Court for DeKalb County, Georgia, dated February 2, 2007.
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Tract 2

Building 47

ALL THAT TRACT or parcel of land lying and being in Land Lot 347 of the 18th District of DeKalb County,

Georgia and being more particularly described as follows:

COMMENCING at a point the intersection formed by the Southerly right of way of the North leg of

Perimeter Center East (variable right of way) and the Easterly right of way of Ashford-Dunwoody Road

(120 foot right of way);

Thence proceed Easterly, Southeasterly and Southerly along the Southerly, Southwesterly and Westerly

right of way of the North leg of Perimeter Center East (variable right of way) for a distance of 2578.29

feet to a 1/2" iron pin found and the true POINT OF BEGINNING of the parcel herein described;

Thence by the next three courses along said Perimeter Center East (North Leg) right-of-way line, South

17 degrees 13 minutes 42 seconds West a distance of 52.80 feet to an iron pin set;

Thence on a curve to the left having a radius of 840.02 feet an arc distance of 286.33 feet (said arc

having a chord distance of 284.95 feet on a bearing of South 07 degrees 23 minutes 18 seconds West

and a central angle of 19 degrees 31 minutes 48 seconds) to an iron pin set;

Thence South 02 degrees 18 minutes 06 seconds East a distance of 30.44 feet to a 1/2~iron pin found at

the northeasterly comer of lands now or formerly of RB 53 PCE LLC;

Thence by the next three courses along said RB 53 PCE LLC lands, North 63 degrees 48 minutes 23

seconds West a distance of 233.25 feet to a 1/2" iron pin found:

Thence South 65 degrees 15 minutes 46 seconds West a distance of 138.50 feet to a 1jt iron pin found;

Thence North 89 degrees 18 minutes 26 seconds West a distance of 311.45 feet to a 1/2" iron pin found

on the easterly right-of-way line of Perimeter Center East (South Leg) point;

Thence by the next three courses along said Perimeter Center East (South Leg) right-of-way line, on a

curve to the right having a radius of 263.31 feet an arc distance of 29.31 feet (said arc having a chord

distance of 29.29 feet on a bearing of North 00 degrees 35 minutes 14 seconds East and a central angle

of 6 degrees 22 minutes 40 seconds) to an iron pin set; Thence North 03 degrees 46 minutes 34 seconds

East a distance of 44.40 feet to on iron pin set;

Thence on a curve to the left having a radius of 271.593 feet an arc distance of 217.93 feet (said arc

having a chord distance of 212.13 feet on a bearing of North 19 degrees 12 minutes 40 seconds West

and a central angle of 45 degrees 58 minutes 32 seconds) to a 1/2" iron pin found at the southeasterly

corner of lands now or formerly of EQR-Lincoln Perimeter Center LLC;

Thence by the next two courses along said EQR-Lincoln Perimeter Center LLC lands, North 09 degrees 57

minutes 20 seconds East a distance of 69.42 feet to a 1/2" iron pin found;

Thence North 00 degrees 55 minutes 02 seconds East a distance of 145.47 feet to a 1/2" iron pin found

at the southwesterly corner of lands now or formerly of RB 41/4-7 PCE LLC;

Thence by the next five courses along said RB 4- 1/4-7 PCE LLC lands, Thence North 88 degrees 59

minutes 04 seconds East a distance of 218.65 feet to a MAG nail found;

Thence South 00 degrees 59 minutes 59 seconds East a distance of 30.49 feet to a MAG nail found;

Thence North 89 degrees 00 minutes 27 seconds East a distance of 88.51 feet to a MAG nail found;

Thence South 01 degrees 09 minutes 30 seconds East a distance of 79.45 feet to an iron pin set:

Thence North 88 degrees 51 minutes 29 seconds East a distance: of 463.26 feet to the POINT OF

BEGINNING and containing within said bounds 6.7752 acres of land.

Being the same property conveyed to RB 41/47 OCE LLC, a Delaware limited liability company, by

Limited Warranty Deed from GA-Perimeter Center LLC, a Delaware limited liability company, of record in

Deed Book 19631, Page 79, Clerk of Superior Court for DeKalb County, Georgia, dated February 2, 2007.
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Tract 3

Building 53

All that tract or parcel of land lying and being in Land Lot 347 of the 18th District of DeKalb County,

Georgia and being more particularly described as follows:

COMMENCING at a point on the intersection formed by the Southerly right of way of the North leg of

Perimeter Center East (variable right of way) and the Easterly right of way of Ashford-Dunwoody Road

(120 foot right of way);

Thence proceed Easterly, Southeasterly and Southerly along the Southerly, Southwesterly and Westerly

right of way of the North leg of Perimeter Center East (variable right of way) for a distance of 2947.86

feet to a 1/2" iron pin found and the true POINT OF BEGINNING of the parcel herein described;

Thence by the next eight courses along said Perimeter Center East right-of-way line. South 02 degrees

18 minutes 06 seconds East a distance of 205.42 feet to an iron pin set;

Thence on a curve to the right having a radius of 220.76 feet on arc distance of 301.17 feet (said arc

having a chord distance of 278.35 feet on a bearing of South 36 degrees 46 minutes 52 seconds West

and a central angle of 78 degrees 09 minutes 55 seconds) to an iron pin set:

Thence South 75 degrees 51 minutes 54 seconds West a distance of 261.71 feet to a PK nail set;

Thence on a curve to the right having a radius of 180.32 feet an arc distance of 340.69 feet (said arc

having a chord distance of 292.23 feet on a bearing of North 50 degrees 00 minutes 36 seconds West

and a central angle of 108 degrees 15 minutes 01 seconds) to an iron pin set;

Thence North 04 degrees 06 minutes 54 seconds East a distance of 52.47 feet to on iron pin set;

Thence on a curve to the left having a radius of 309.42 feet an arc distance of 108.01 feet (said arc

having a chord distance of 107.46 feet on a bearing of North 05 degrees 53 minutes 06 seconds West

and a central angle of 20 degrees 00 minutes 01 seconds) to an iron pin set;

Thence North 15 degrees 54 minutes 06 seconds West a distance of 58.08 feet to a PK nail set;

Thence on a curve to the right having a radius of 263.31 feet an arc distance of 61.12 feet (said arc

having a chord distance of 60.98 feet on a bearing of North 09 degrees 15 minutes 06 seconds West and

a central angle of i3 degrees 17 minutes 59 seconds) to a 1/2" rebar found at the southwesterly corner

of lands now or formerly of RB 41/47 PCE LLC;

Thence by the next three courses along said RB 41/47 PCE LLC lands, South 89 degrees 18 minutes 26

seconds East a distance of 311.45 feet to a 1/2"rebar found;

Thence North 65 degrees 15 minutes 46 seconds East a distance of 138.50 feet to a 1/2"rebar found;

Thence South 83 degrees 48 minutes 23 seconds East a distance of 233.25 feet to the POINT OF

BEGINNING and containing within said bounds 6.3976 acres of land.

Being the same property conveyed to RB 53 OCH LLC, a Delaware limited liability company, by Limited

Warranty Deed from GA-Perimeter Center LLC, a Delaware limited liability company, of record in Deed

Book 19631, Page 153, Clerk of Superior Court for DeKalb County, Georgia records, dated February 2,

2007.
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Exhibit C

Proposed Phasing Plan
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EXlllblt D

Neighbor Communications
Summary Report
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Neighbor Communications Summary Report

This summary report is provided in accordance with the City of Dunwoody's requirement
that an applicant for rezoning or Special Land Use Permit ("SCUP") conducts and documents
neighbor communications prior to the submittal of an application for rezoning/SCUP when the
subject property of the rezoning/SCUP application is within 500 feet of property zoned for
residential purposes. In the case of the current proposal, one paxcel within 500 feet is zoned RM-
85 (Multi-Dwelling Residential-85) (Parcel # 18 347 O1 0081ocated at 54 Perimeter Center
East). This parcel currently is under development as a townhome community. Following is the
information required by the City in connection with this neighbor communication effort.

1. Efforts to notify neighbors about the proposal.

As noted above, one parcel located within 500 feet of the Subject Property is zoned for
residential purposes. As such, the Applicant was required to hold an "Applicant-Initiated
Meeting" to provide an opportunity for interested citizens to learn more about the proposal and
offer comments and concerns to the Applicant. To accomplish this, the Applicant scheduled the
meeting for Monday, June 26, 2017. The Applicant then identified all residentially-zoned
property within 1,000 feet of the subject property and sent a Letter to the property owner of
record for each such parcel inviting them to the meeting. Attachment "D - 1" lists such
properties and owners while Attachment "D - 2" provides a copy of the Letter mailed to such
individuals on June 1, 2017. As required, a copy of the letter was provided to the Dunwoody
Planner. In addition, a Public Notice was placed in the Dunwoody Crier newspaper on June 14
inviting the public at large to the Applicant-Initiated Meeting. A copy of the Public Notice
published in the Crier is attached as Attachment "D - 3" to this summary report.

2. How information about the proposal was shared with neighbors.

The primary way in which information about the proposal was shared was through the
Applicant-Initiated meeting held on June 26, 2017 at the Applicant's offices on the subject
property. At this meeting, documentation was made available for inspection, including the
proposed site plan and landscape plan, as well as projections of conceptual project renderings.
Team members were available to share detailed information about the project scope, project
phasing, and to answer attendees' questions. While not part of the required neighbor
communication process, in addition to the formal Applicant-Initiated Meeting, members of the
development team attended a meeting of the Dunwoody Homeowner's Association Board on
May 7, 2017, made a presentation about the proposal, and answered attendees' questions.

3. Who was involved in the discussions?

At the Applicant-Initiated Meeting, Applicant representatives included a representative of
the Property Owner, two civil engineers working on the project, the project architect, and the
project's land use attorney. The meeting was attended by the City of Dunwoody's Community
Development Director, Richard McLeod, as an observer, and the President of the Dunwoody
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Homeowners' Association ("DHA"), Mr. Robert Wittenstein. A sign-in sheet indicating Mr.
Wittenstein's attendance is attached as Attachment "D - 4" to this summary report.

4. Suggestions and concerns raised by neighbors.

At the Applicant-Initiated Meeting, Mr. Wittenstein indicated DHA had concerns about
(a) the potential visual impact of the uniformity of maximum 14-story building heights
throughout the project, (b) the inclusion of a rental residential building in the project, (c) the
proposed construction and occupancy of the proposed rental residential building as part of the
initial phase of the project, prior to the construction of the three proposed owner-occupied
residential buildings, and (d) the rental rates, construction type, and interior finish quality of the
rental residential units.

5. Whit specific changes to the proposal were considered and/or made as a result of the
communications?

(a) Regarding the concern expressed regarding the uniformity of building heights the Applicant
changed the proposal to vary maximum heights of the proposed buildings. Within the PC-2
District and more than 500 feet from any single-family zoning district, the maximum permitted
height of any building is 14-stories/180 feet. Any increase above this maximum may be
approved as a condition of rezoning by the Mayor and Council. In response to Mr. Wittenstein's
concerns nn behalf of DHA regarding the uniformity of building heights, the Applicant proposes
to construct buildings with heights ranging from 12 to 19 stories, with the taller buildings located
further from the nearest single-family residential zoning district, which is nearly 700 feet to the
east of the Subject Property's nearest boundary. The Applicant respectfully requests the Mayor
and Council approve such building heights as a condition of rezoning.

(b) Regarding the inclusion of rental residential units as part of the project's housing options,
the Applicant respectfully submits the construction of rental residential during the project's initial
phase is essential to the project. During this initial phase, a parking structure must be
constructed so the next phase, which replaces existing surface parking with the proposed park,
may then proceed. Furthermore, the efficient parking design for the Project calls for sharing
between office and rental residential uses given their complementary nature and opposite periods
of usage intensity. Accordingly, in order to make the parking structure both financially and
functionally possible, the rental residential building's construction must occur concurrently. The
Applicant proposes no more than 25% of the residential units constructed as part of the project
be rental units at project build out.

(c) At the same time, the Applicant understands the concerns raised by Mr. Wittenstein on
behalf of DHA regarding the proposed phasing by which the construction of the rental residential
building associated with the construction of the parking deck precedes the construction of any for
sale residential component of the project. Accordingly, the developer intends to work with the
City's representatives and the Dunwoody Homeowners' Association to provide the necessary
assurances regarding the construction phasing for the owner-occupied residential component of
the project.
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(d) Regarding the concerns expressed regarding the rental rates, construction type, and interior
finishes, it is important to understand the Applicant's extensive experience constructing and
operating high-quality residential buildings in a variety of markets across the Southeast. As
required by applicable building codes, the Applicant intends to use concrete &steel construction
for all residential buildings, including the building proposed to contain the rental units. Rental
rates have yet to be determined but are anticipated to be at market for the high-quality residential
product that will be constructed as part of this project. This product will be comparable to the
other residential communities the Applicant has constructed in other markets and contains high-
end finishes, appliances, and amenities intended to appeal to young professionals. Attached to
this Summary as Attachment "D - 5" are documents illustrating the high-quality construction and
finishes typical of the Applicant's existing residential properties constructed in other markets.
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GRUBBPROPERTIES
People who care. Places that matter.

June 1, 2017

VIA FIRST CLASS U.S. MAIL

Invitation to Community Meeting —Application for Rezoning
41, 47, and 53 Perimeter Center East

Dear Property Owner,

Grubb Properties, the owner of the property referenced above, is preparing an application
seeking to rezone the property, which currently contains only office uses and surface parking
lots, to allow for its redevelopment as a mixed-use project including office, retail, and residential

uses, along with structured parking and substantial greenspace. The property is currently zoned
4-I (office —Institutional) and the requested zoning will be PC-2 (Perimeter Center, Subarea 2}.

As part of the process. we are holding a community meeting to help inform you about the
proposed project, inform ourselves about your interests and concerns regarding the project,
provide an opportunity for you to ask questions, and create a forum through which we can begin
efforts to resolve any concerns. You have received this invitation because DeKalb County's tax
records show you as the owner of residentially-zoned property within 1,000 feet of the property.

The details of the meeting are as follows:

Date: Monday, June 26, 2017
Time: 6:00 p.m. — 7:00 p.m.
Location: Grubb Properties Atlanta Office

47 Perimeter Center East, Suite 5~0
Dunwoody, Georgia 30346

Thank you for your time and consideration. I look forward to seeing you on June 26.

Sincerely

An ew Rosti, Associate
Investments &Research

Atlanta ~ Cary ~ Charlotte ~ Lexington
47 Perimeter Center E. ~ Suite 530, Atlanta, GA, 30346-2015 ~ 770.604.3387 phone ~ 770.604.3959 fax ~ grubbproperties.com
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Page ~6 .DUNWOODY CRIER a June 14, 2oV

St. Luke's assists refugee families with English classes
Over the past few months,

members of Saint Luke's Pres-
byterian Church ezpressed in-
terest in becoming better awaze
and connected to the community
of resettled refugees in the At-
lanta azea, concentrated in
Clarkston. Saint Luke's is well
on its way to meeting its com-
mitment to assist the Refugee
Family Literacy Program's ez-
pansion at the Memorial Drive
Presbyterian Church.

The Refugee Family Liter-
acy Program, called Mommy
and Me, offer English as a Sec-
ond Language classes and an
early childhood development
program for their refugee
women who have children
under five years of agg regazd-
le~ of tace~nationalitj or r~li ~

gion. All aze welcome. These
students come from more than a
dozen countries from around the
world: Eritrea, Burma, Bhutan,
Rwanda, Somalia, Sudan, Iraq,
Afghanistan, Iran, The Demo-
cratic Republic of Congo,
Ethiopia, Burundi, Liberia and
Syria.

What began in 2008 as a two-
day-a-week community pro-
gram with just four staff
members trying to make a dif-
ference in their rapidly evolving
neighborhood, now has a paid
staff of 27, manages 20-
30 weekly volunteers and runs
almost 15 classes for over 200
adult and young smdenu.

Classrooms aze being refur-
bished for. t~ start of 2017-
!~4 school +dear in second.

Public Notice

There will be a Community Meeting regarding an application to

rezone property located at 41, 4~, and 53 Perimeter Center East

in the City of Dunwoody from the current 0-I (Office - Institu-

tional)zoning district to the PC-2 (Perimeter Center, Subarea 2)

zoning district for the purposes of redeveloping the property as

a mixed-use project including office, retail, and residential uses,

~+ ° along with sh~uctured parking and substantial greenspace. 1'he

meeting will be held from 6:00 — ~:oo p.m. on Monday, June 26,

zoi~, at 47 Peris.eter Center East, Site 530, Dunwo~dy, Georgia

30346.

Public Notice

There will be a public information meeting on June 29, 2oi~,

firom 5:0o p.m. to ~:oo p.m. to discuss a proposed zoning amend-

ment toallow anew parldngdeck, hotel and free standing restau-

rant at i2i Perimeter Center West. This meeting will be held at

the Hampton Inn &Suites, located at 4565 Ashford DunN•oody

Road, Dunwoody, Georgia 30346 in the Sterling Room.

Lydia Grcen and Allie Hearn

campus at Memorial Drive Pies- community, Mommy and Me share building skills and their
byterian Church. Saturday staff and their fanvlies and enthusiasm and excitement as
workdays have brought together members of Saint Luke's Pres- the project evolves.
volunteers from the Clazkston byterian Church. Volunteers

Council, ~m,~~.
used.
~nwoody has followed

wh ~'s called'`the backdoor tae
increa6e" law Tos years with ad-
v,ertisemznts indicating it will
moll back the millage rate [o
equalize revenues and ezpeudi-
~'es. Little or no opposition
bias surfaced.
The lack of opposition may

be explained by the city's cotes
on the matter. As the yeaz goes
along, revenue projections de-
cline as property tax appeals
are heazd.
DeKalb County's property

tax assessment freeze offsets
most of the revenue increase.
"No one owning a home

when Dunwoody incorporated
is paying more for the same
property as they did in 2009
with this credit," wrote the city
finance department.

The result is that all of the

Dental Implant a

A

Services: Hours:

Teeth Extractions
Dental Implants
General Anesthesia

Jaw Reconstructive Surgery

M, Tu, Th: 8:~ am to 5 pm

Wed: 10:00 am to b pm

Fri: 8:00 am to Noon

Office: 770-393-8500

Lee "Mac" Whitesides DMD, MMSc.
Board Certified Oral & Maxillofacial Surgeon

4700 Chamblee Dunwoody Rd. Suite 400, Dunwoody, GA 30338

www.onedayteeth.net

Consult fee S 100 • X-ray S95 •Due at consultation
'Abutment and crown not included

'Cash only. Not valid with other coupons. New patients only. Certain restrictions apply.

No Insurance. Must present coupon at consultation. Otter expires 12-31-17.

increase in the city's projected
revenues is coming from com-
mercial propeRy or new real es-
tate sales.

Traffic Calming
The traffic calming project

for North Peachtree Road was
once again on the Dunwoody
city council agenda. Council
members were expected to au-
thorize funding for traffic calm-
ing measures for the nearly
one-mile stretch of roadway
starting at the intersection with
Mt. Vernon Road.

Area residents petitioned the
city last yeaz for tr~c calming
due to excessive speeds on the
25 mph road. Traffic calming
measures include seven median
splitter islands and a neighbnr-
hood traffic circle at tLe inter-
section of North Peachtree
Road and Saffron Drive.

The esrimated cost is
$200,000 and Georgia Devel-
opment Partners will construct
the roadway improvements.

Council members were ex-
pected to discuss increasing the
Hotel Motel Tax from five per-
cent to eight percent. A recenfly
signed House bill enables the
city to increase the tax via an
ordinance.
A strategic planning process,

including the ordinance cre-
ation, was outlined in a memo
to council members from Eco-
nomic Development Duector
Michael Starling.

Hotel Motel Tax

A Hotel Motel Tax increase
would provide feuding for ad-
ditional city prc~iects. City staff'
will identity eligible projects,
wrote Stazling. Stakeholders
and ttuee council members will
prioritize the project list.
"The city will host a public

information open house to
shaze the proposed ordinance
and list of projects with resi-
dents and community mem-
bers," wrote Starling.
The final ordinance is ex-

pected to be presented to coun-
cil members at their Oct. 9
meeting.

Public Facilities
Another recently signed

House bill, (HB-435? allows
tf;e city to create a City of Dun-
woody Public Facilitizs Au-
thurity. As described in the
bill's text, the purpose is to pro-
vide buildings, facilities, equip-
ment and services for the
citizens in the city of Dun-
woody.

Starling wrote that a resolu-
tion would be presented to
council members later this
summer to create the authority
and to adopt rules and proce-
dures on how the authority
would operate.

New Officer
Police Officer Kasey Maztin

was expected to be sworn in as
a Dunwoody officer. Martin
was formerly a Doraville police
officer.

~` Send your
high resolution
ravel photos with
me Crier to

hereint~eworid@
;~newspapers.com
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PARK AT PERIMETER CENTER EAST
APPLICANT-INITIATEll METING SIGN-IN SHEET

MONDAY, JUNE 26, 2017

N~~, ADDR.~SS/EMAIL

~!) E.11T W i T"1"'~STE/ ~

l t1 (p ~G2 !~ E~1 l.~ CT, D c/~ t,J O~pY 30 3 "3 g

~'o bkr~}'j—~ ~/h,`nC~C ~~~`f1~ .<~oi'~
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Environmental Site Analysis Form
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Environmental Site Analysis (ESA) Form

1. CONFORMANCE WITH THE COMPREHENSIVE PLAN

The proposed Project consists of the redevelopment of a 19.5 acre site made up of 3 tracts (the
"Subject Property") that currently contains 3 multi-story office towers and extensive surface
parking into a unified and vibrant mixed-use, pedestrian-friendly development including up to
500,000 square feet of new Class A office space up to 1,200 units of multi-family residential in
four new buildings; with associated retail and restaurant space, structured parking, streetscape,
landscape, green space, as well as transportation and pedestrian improvements.

In addition to the three existing office towers (two of which will remain) and surface parking
fields, the Subject Property includes limited internal pedestrian facilities with associated
landscaping, landscaped islands in the parking fields, and landscaped areas adjacent to the
existing buildings. The site elevation rises substantially from the southwest portion of the
Subject Property to the north end of the property.

All surrounding properties are currently developed or under development for a variety of uses.
Adjacent property to the south is developed as multi-story office space. The adjacent property to
the east is developed as multi-story office space and a townhome development that is currently
under construction. The adjacent property to the north is developed as multi-family residential
apartment project. The adjacent property to the west is also developed as amulti-family
residential project.

Attached as Attachment "E-1" is a site plan under consideration for the proposed project.

The proposed development conforms to the policy and intent of Dunwoody's Comprehensive
Plan (the "Plan") and, in particular, the portions of the Plan addressing the Perimeter Center
Character Area. The proposed development supports the vision of the Plan to create a mixed-
use, transit-oriented development containing first-class office, residential, retail, and restaurants
in an attractive, inviting pedestrian-friendly environment. The current extensive field of surface
parking on the Property will be eliminated as part of the redevelopment, with portions
redeveloped as a contiguous green space for use by the development and the community as a
whole, thus satisfying another stated goal of the Plan.

The design of the proposed development will foster pedestrian movements both internally and
through the Property to nearby office and housing developments, as well as the future greenway
path, while providing easily accessible and safe off-street parking for automobile commuters and
visitors. The proposed development also will support the Plan's call for high-quality design and
materials. The Plan's vision for the addition of public gathering spaces and pocket parks will be
satisfied through the creation a 2-acre park space as a central element of the development, as
well as through of a mix of landscaped and hardscaped plazas, parkways, and other outdoor
spaces within the development that will provide pedestrian linkages to other existing and
proposed civic and green space in the surrounding area.

Active 32169333v1
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In addition to its conformity with the Plan's policy and intent, the proposed development also
satisfies a number of the goals and objectives of the Perimeter Center Livable Centers Initiative
Study (the "LCI Study") and updates performed by the City in cooperation with the Perimeter
Community Improvement District ("PCID").

The proposed development will provide internal pedestrian connectivity between the office,
residential, retail, and restaurant components of the development. In addition, pedestrian
improvements will enhance pedestrian and green space connectivity external to the site to other
nearby developments and the emerging network of parks in the area. The replacement of the
extensive surface parking on the Property with a vibrant, integrated, mixed-use development will
stand as a model for retrofitting sites developed using outdated suburban models that favored
single-occupant vehicle traffic and ignored the potential benefits of a vibrant pedestrian
environment. The proposed development will provide a sense of place for workers, residents,
and visitors to the development through the central park space, plazas, walkways, additional
green space, and an active pedestrian environment, including sidewalks and other amenities.
Overall, the proposed development intends to transform the Property from anunder-utilized
suburban office model to a vibrant urban environment that takes advantage of and enhances both
internal and external connections to transit, housing, and other nearby developments in the area.

2. ENVIRONMENTAL IMPACTS OF THE PROPOSED PROJECT

a. Wetlands —There are no wetlands that exist on site based on observation and the National
Wetlands Inventory map from the US Fish and Wildlife.

b. Floodplain —Based on FEMA Firm Map 1308900012, effective on May 16, 2013, there are
no portions of the site located within the 100-Year Floodplain.

c. Streams/Stream Buffers —There are no streams located on the site, or within 75' of the site.

d. Slopes exceeding 25 percent over a 10-foot rise in elevation —There are a few areas on the
site where the site slopes are greater than 25 percent over a 10-foot rise in elevation. These areas
are located along the perimeter of the area next to Perimeter Center East and along the
northwestern property boundary. These areas are a very limited portion of the site and are not
proposed to be impacted given their location.

e. Vegetation —Given the developed condition of the proposed development site, there are no
significant areas of vegetation.

f. Wildlife Species (including fish) —Given the developed condition of the Subject Property,
there are no wildlife species existing on site.

g. ArcheologicaUHistorical Sites —There are no known historic buildings, sites, districts or
archeological resources on or adjacent to the Subject Property. Accordingly, the zoning proposal
will have no adverse effect on any such historic or archeological resources.

Active 32169333v1
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3. PROJECT IMPLEMENTATION MEASURES

The following measures will be enforced during implementation of the proposed development
program:

a. Protection of environmentally sensitive areas —The proposed development has taken into
consideration the previously mentioned environmentally sensitive areas. The majority of the
existing steep slope areas will be left undisturbed by the proposed site development.

b. Protection of water quality —Compliance with current State &City of Dunwoody
stormwater code requirements and NPDES requirements during construction and redevelopment
of the site will greatly improve water quality in stormwater discharge flows from the project
area.

c. Minimization of negative impacts on existing infrastructure —Critical infrastructure will
be protected during the redevelopment of the site, with traffic congestion impacts identified and
mitigated per traffic study recommendations, as well as City of Dunwoody and GRTA Notice of
Decision recommendations.

d. Minimization of impacts on archeologicaUhistorically significant areas -There are no
known historic buildings, sites, districts or archeological resources on or adjacent to the Subject
Property. Accordingly, the zoning proposal will have no adverse effect on any such historic or
archeological resources.

e. Minimization of negative impacts on environmentally stressed communities —There are
no such communities located on or adjacent to the Subject Property. Accordingly, the zoning
proposal will have no negative impacts on environmentally stressed communities.

f. Creation and preservation of green space and open space —The proposed development
will utilize multistory office, multi-family residential buildings, and parking to reduce the
impervious footprint on the site. Additionally, the redevelopment program will provide
substantial green space and open space associated with the proposed zoning classification.

g. Protection of citizens from the negative impacts of noise and lighting —Due to the
location of the Subject property and the nature of the surrounding uses, it is not anticipated there
will be any such impacts.

h. Protection of parks and recreational green space —Existing parks and recreational green
space areas will not be impacted by the proposed redevelopment program. In fact,
redevelopment of the site as proposed will increase the amount of green space in the City
through the addition of a 2-acre central green space, among other landscaping enhancements.

i. Minimization of impacts to wildlife habitats —Given the developed condition of the site,
there are no wildlife habitats within the proposed development area.

Active 32169333v1
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Attachment E -1

Project Site Plan
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Pedestrian Circulation Plan
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Exhibit G

Conceptual Project Elevation Drawings
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Exhibit H

Road Section Drawings
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Proposed Sustainability Measures
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Proposed Sustainability Measures

GRUBB PROPERTIES

PARK AT PERIMETER CENTER EAST —CITY OF DUNWOODY, GEORGIA

The following list provides anticipated Sustainability Measures in the development plans, as such

measures are described in Section 27-104(g) of the City of Dunwoody Zoning Ordinance. Additional

measures may be added and these measures may be modified, enhanced, or replaced during the review of

the Project by City of Dunwoody officials and could be subject to change during the construction phase of

the Project due to technological changes and the advancement of sustainable design and engineering

practices.

CATEGORY ANTICIPATED POINTS

ENERGY CATEGORY

• Building Ener~v Efficiency 3 points

National Green Building Standard protocols are followed on all Grubb Properties assets

to assure compliance with the most current sustainable design &engineering practices.

Office properties in the Project will incorporate current industry standards for energy

efficiency (such as LEED), depending on tenant mix, which should result in an

improvement of at least 1 D% over energy code for building energy efficiency.

TRANSPORTATION CATEGORY

• Enhanced Bicycle Amenities Measure 2 points

All Grubb Properties assets include a commitment to bicycle repair area, lockable

storage and facilities as well as premier access to these facilities, from prominent

roadway and pedestrian connections. Shower facilities are contemplated to be included

in the Project.

ALTERNATIVE

• Alternative Measure 3 points

Grubb Properties intends to transform and set aside property for common use as a park,

including the 2-acre area in the center of the campus for a primary ̀ green " as well as

pocket parks and greens throughout the remainder of the Project.

TOTAL ANTICIPATED POINTS 8 points

32435776v1
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BleaklyAdvisoryGroup

September 1, 2017

Andrew Rosti

Associate, Investments

Grubb Properties, Inc.

4601 Park Road

Suite 450

Charlotte, NC 28209

Re: School Impacts Analysis for The Park at Perimeter Center East—Dunwoody, Georgia

Dear Andrew:

This letter report presents our analysis of the potential fiscal impacts to DeKalb County Schools from the

future development of Park at Perimeter Center East (PPCE) mixed use development that is being

contemplated by Grubb Properties, Inc. in Dunwoody, Georgia.

Grubb Properties has acquired an existing office park in the Perimeter Center area of Dunwoody and has

renovated and re-tenanted the three existing buildings. The company is seeking approval from the City

of Dunwoody to create a more mixed-use development which would have 500,000 SF of new office space

and 1,200 residential units, including rental apartments and condominium units along with structured

parking to accommodate all the uses on the site. The new development plan will take up to ten years to

complete as the new components will be staged to come on line when market demand justifies. This area

of Dunwoody has seen increasing development activity due to its excellent regional access, MARTA

accessibility, and the recent arrival of State Farm's regional headquarters and the U.S. headquarters of

Mercedes Benz nearby. The Perimeter Center area continues its evolution from its historic role as a

regional shopping and office location to the Atlanta region's largest mixed-use suburban center.

Executive Summary
The redevelopment of the Park at PCE will create a more intensive development on the existing 19.5 acres

of the site through the addition of 500,000 SF of new office space, designed to attract high-end corporate

clients and the creation of a lively mix of 300 rental apartment units and 900 for-sale condominium units,

all in a stacked flat configuration. The fiscal impacts from the redevelopment of the Park at PCE to the

DeKalb County Schools, which operate the public-school system in the City of Dunwoody, can be

summarized as follows:

• A Dramatic Expansion of the Tax Digest for DeKalb County Schools—over the ten-year

development period, the taxable value of property at PPCE will increase from $21.8 million value

1447 Peachtree Street NE, Suite 6io, Atlanta, GA 30309
404.845.3550 www.blagroup.com
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Fiscal Impacts to DeKalb County Schools by Development of the Park at Perimeter Center East

Grubb Properties, Inc.

Page 2

of the two existing office buildings that will be retained, to $267 million by 2027— a 12-fold

increase in the taxable value of the property.

• A Dramatic Increase in School Property Taxes for DeKalb County Schools—This increase in

property values at PPCE will result in a dramatic increase in property taxes paid to DeKalb County

Schools—increasing from $508,000 collected today on the two existing buildings which will

remain to $6.3 million annually by the tenth year of development, (based on today's school

millage rate). As with property values this represents more than 12-fold increase in property taxes

generated by the development.

• Gradual Growth in the Number of DeKalb School Students living at PPCE—Over the next ten

years the projected number of students enrolled in the DeKalb County Schools will increase from

zero today to 101 students by the tenth year—an annual growth rate of approximately 10

students per year.

• As DeKalb Student Growth Occurs Educational Costs Funded from Property Taxes Increases—

As the number of DeKalb County School Students living at PPCE gradually increases, the portion

of their related education costs that comes from local sources will increase gradually as well.

From $52,000 in 2020 when the first students enter the DeKalb School system to $477,000 in

annual education costs by the tenth year.

• PPCE will Generate a Very Substantial Positive Net Fiscal Impact (revenues minus costs) to

DeKalb County Schools—In each of the first ten years DeKalb County Schools will receive a

significant positive net fiscal impact from the redevelopment of PPCE. It will increase from

$508,000 in 2018 to $5.7 million annually by the tenth year. Over the ten-year period the

cumulative net fiscal impact to DeKalb County Schools will be $25.3 million.

Net Fiscal Impact to DeKalb County Schools

From PPCE Development 2018-2027

$~,aoo,000

S6,000,000
$S,000,OOC1

$4,000,000

$3,000,000

$2,000,000

$1,000,000 . . '— ,— '— —

~ ■ ■

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

■ DeKalb Co. School Property Taxes ■ DeKalb School Cost From PPCE Students

The balance of this report documents these findings regarding the fiscal impacts of PPCE to DeKalb County

Schools.
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Development Overview
Grubb Properties is seeking approvals from the City of Dunwoody to redevelop a 19.5-acre parcel, known

as the Park at Perimeter Center East, which they acquired several years ago. The property is currently

developed as three mid-rise office buildings, with a total of 285,000 SF of space, including extensive

greenspace and surface parking for the office tenants. The property is located on the east side of Ashford

Dunwoody Road, in Perimeter Center area, near Perimeter Mall, and near to Park Place, anopen-air retail

center of shops and restaurants. Presented below is the proposed conceptual site plan for the

redevelopment of the Park at Perimeter Center East as proposed by Grubb Properties.
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The first element of the redevelopment will be a resident building and associated parking structure

located on the northern half of the site. As demand occurs, a second residential building and structured
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parking will follow and planned to deliver in conjunction with the new 2-acre park. Following the

completion of the development's north parcel, the south parcel will be redeveloped as such time as an

anchor tenant is identified to support the demolition of 53 Perimeter Center East and the construction of

anew 500,000 SF office building. Two further residential developments will occur either concurrently or

after the office development's completion.

The development plan for PPCE is summarized on the following exhibit.

Buildings Land Use SF/Units Operational

Existing Buildings

41 PCE office 95,000 Existng

47 PCE Office 95,000 Existing

New Development

BI ock A Renta I Apa rtments 300 2020

Block B Owner Stacked Flats 300 2023

Block E Office 500,000 2024

Owner Stacked Flats 300 X025

Owner Stacked Flats 300 2026

Subtotal New Development

Office 500,000

Owner Stacked Flats 900

Renta I Apa rtments 300

Total Development

Office 690,000

Owner Stacked Flats 900

Rental Apartments 300

Source: Grubb Properties, LLC

Estimating Education Costs from Students at PPCE
PPCE is in the City of Dunwoody, which is in DeKalb County. As a result, public school students from

Dunwoody attend the DeKalb County School System. DeKalb is the third largest school system in the state

with over 114,000 students enrolled and over 137 educational facilities throughout the County.

Dunwoody has its own high school, middle school, and several elementary schools within the City limits.

Dunwoody also is served by many private schools in the immediate area.

A review of budgetary data for the DeKalb County School Board indicates that for the FY 2017 school the

total budget for the year is $1.739 billion. Of that total, $1.334 billion will be generated in the current
year from various revenue sources. Property taxes account for $511 million of the revenues generated
by the school system, with significant other funding from state and federal resources. We estimate that

38.3% of DeKalb County School current year revenue comes from property tax sources.

According to the State Department of Education, in 2016 the DeKalb School System had 114,310 students

enrolled. Dividing the DeKalb County Schools budget by the number of students in the system yields a
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per student education cost of $12,336. Of this total per student cost 38.3% comes from the property tax

or $4,724 per student. Thus, in consideration of local education costs this is the portion of local

educational costs that would be necessary to generate from property taxes to cover the cost of educating

a student in the DeKalb County School System. We have used this per student cost in our estimate of

educational costs from the future development of PPCE.

The next issue is estimating the number of new DeKalb School students that would be generated from

new development at PPCE.

School Aged Children in Dunwoody
The U.S. Census through its American Community Survey makes current estimates of the number of

children in households by cities and counties from baseline data from the 2010 census. Shown below is

the estimate of how many children in Dunwoody are enrolled in Kindergarten to 12th grade in 2015, which

is the most recent data available.

Owner Renter

Duwoody Households with Children Present

Occupied Housing Units 10,373 9,010

Households with No Children 64.50% 76.50%

Households with No Children 6,691 6,893

Households with Children 36.5% 25%

Households with Children 3,786 2,207

Households with Children 6-17 19.9% 9.2%

Households with Children 6-17 2,064 829

The Proportion of School-Aged Childen in Public School

Chi I dren 6-17 years old 7,632

Children 6-17 in public school (73%) 5,571

The Number of Public School-Aged Children Per Household byTenure

of Children 6-17 years old by tenure 0.647 0353

Children 6-17 years old by tenure 3,605 1,967

Children 6-17 years per household by tenure 0.35 0.22

Source: U.S. Census Bureau: American Community Survey, BAG

As shown above, there are 10,373 owner housing units and 9,010 renter housing units in the City of

Dunwoody. Census data for the City indicates 36.5% of owner households have one or more children

present. And 19.9% of owner households have children who are between the ages of 6 and 17—which

roughly conforms to the number of students in Kindergarten through 12th grade. Among renter

households, 25% have one or more children present and 9.2% have children present between the ages of

6 and 17 years old. Thus, in Dunwoody there are 2,064 owner households with one or more children

between 6 and 17 and 829 renter households with one or more children from 6 to 17 years old present.

In Dunwoody, there are 7,632 children between the ages of 6 and 17. Census data shows that in

Dunwoody 73% of children attend public school and 27% attend some form of private school. (The

proportion of private school students is very high in Dunwoody at 27%. County-wide the proportion of

-177-

#7.



Fiscal Impacts to DeKalb County Schools by Development of the Park at Perimeter Center East
Grubb Properties, Inc.

Page 6

private school students is only 12%, likely indicating the many private school choices available to

Dunwoody families and their higher incomes allowing more of them to choose a private school option.)

Census data also indicates the number of children present by household tenure. This allows us to estimate

the number of public school students by household tenure using this ratio. As shown in the table above,

65% of the children ages 6 to 17live inowner-occupied housing and 35% live in rental housing. This means

there are 3,605 children aged 6-17 in owner unit or .35 children per owner unit. Rental households have

1,967 children living with them, or an average of .22 children ages 6 to 17 per rental household in

Dunwoody. Thus, overall in the City of Dunwoody there are .35 school aged children in DeKalb County

Schools in a typical owner-occupied household and .22 school-aged children in DeKalb County Schools in

atypical renter-occupied household.

The Number of Public School Students from the Park at Perimeter Center

East
The ratios derived above provide an overall method for determining the current ratio of the average

number of public school students in Dunwoody by tenure type. A more precise estimate for the number

of public school students who will reside at PPCE can be made based on data generated for detailed

household demographics by tenure, unit type and number of bedrooms in the unit.

This estimate is based on data generated by the Center for Urban Policy Research of Rutgers University in

2006 for the state of Georgia from a study funded by the Fannie Mae Foundation. This data provides the

most accurate multipliers for residents and school aged children by tenure and number of bedrooms in

the unit, available at the state level. It is based on a special analysis of U.S. Census data. Since the 1970s,

the Center for Urban Policy Research at Rutgers University has been recognized nationally for their

expertise on fiscal impact analysis, having authored the definitive research on this topic for over four

decades under the direction of Dr. George Sternlieb, Dr. Robert Burchell and Dr. David Listokin. We have

used these per person and per student multipliers in numerous studies and their results have been

confirmed by results in the field.

While the data is now more than a decade old, the critical ratios it is based on change only very gradually

over time. For example, the number of persons per household in DeKalb County has essentially remained

the same over the past fifteen years, from 2.64 persons per household in 2000 to 2.63 persons per

household in 2015 according to the U.S. Census Bureau, indicating the stability in household metrics.

Presented below is an estimate of the number of residents and public school students that will be living

at PPCE once it is completed, according to the development plan outlined earlier. This exhibit shows the

number of occupied units per new residential building, and based on the number of those units and their

bedroom configuration estimates the number of residents and school public school students that will be

living in each building and for all residential buildings collectively.
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Total Total

Total Oaupied Persons/ Total School Aged School-Aged Public School

Units Units Unit Persons Children/Unit Children Students**

BlockA Rental Apartments

1 bedroom 225 214 1.52 325 0.08 17

2 bedroom 75 71 1.98 141 0.16 11

subtotal 300 285 466 29

Block B Owner Stacked Flats

1 bedroom 135 128 1.39 178 0.07 9

2 bedroom 165 157 1.66 260 0.17 27

subtotal 300 285 438 36

Block E-1 Owner Stacked flats

1 bedroom 135 128 1.39 178 0.07 9

2 bedroom 150 143 1.66 237 0.17 24

3 bedroom* 15 14 1.93 28 0.27 4

subtotal 300 271 415 37

Block E-2 Owner Stacked Plats

1 bedroom 135 128 139 178 0.07 9

2 bedroom 150 143 1.66 237 0.17 24

3 bedroom* 15 14 1.93 28 0.27 4

subtotal 300 285 442 37

Total Residents/Public School Students 1,200 1,126 1,762 138

*BAG estimate for total persons/school-aged children

** Dunwoody public school ratio of 73%per U.S. CensusBureau

Source: Rutgers University CUPR,"Fannie Mae Foundation, Residential Demographic Multipliers (6eorgia)';2006, BAG

21

26

27

27

101

Based on the application of the per resident and per pupil multipliers for both renter- and owner-occupied

units by bedroom type, we have estimated that there will be 1,762 residents living in the four residential

buildings at PPCE. We estimate there will be 101 public school students combined from the four

residential buildings. Block A and B will have slightly fewer public school students since they will not

include any three-bedroom units and there will be a significant number of one-bedroom units which

typically generate the fewest school aged children. The condominium units In Block E-1 and Block E-2 will

have a slightly higher number of public school students due to the lower ratio of one-bedroom units and

the inclusion of some three-bedroom units which tend to attract slightly more students.

The reason that the number of public school students is relative low, compared to the average for

Dunwoody overall by tenure type presented earlier, is due to the unique characteristics of the proposed

units. As these projections indicate, stacked flat rental apartments and condominiums tend to appeal

primarily to two groups: the first are affluent renters by choice, often single individuals or couples without

children who are part of the Millennial generation and have not formed families as yet, or the second,

Generation X or Baby Boomer households with no children present in the household, often empty nesters

or childless couples or "mingles" living together. Also, the rents and sales prices for these units will skew

them to more affluent households with incomes in the $60,000 to $150,000 range, which tend to be more

single, and/or adult-only households.

-179-

#7.



Fiscal Impacts to DeKalb County Schools by Development of the Park at Perimeter Center East
Grubb Properties, Inc.

Page 8

The Net Fiscal Impacts to DeKalb County Schools from PPCE Development
This final section of the report estimates the property taxes that will be generated by the PPCE

development and compares those revenues to the cost of educating the new public-school students from

the development to determine the net fiscal impact of the development to DeKalb County Schools.

Shown below is an estimate of the property taxes which will be generated from the PPCE development at

build-out. As shown, the construction of the four new residential buildings and the new office building

plus the two existing office buildings which will remain, will generate approximately $6.3 million in

property taxes to the DeKalb County Schools. This represents 1.3% of the total revenue the DeKalb

Schools anticipate from property taxes in 2017.

Buildings Land Use SF/Units Development Appraised Assessed Taxable Total

Value /5F/Unit Value/SF/Unft Value SF/Unit Value/SF/Unit Taxable Value

Existing Buildings

41 PCE Office 94,734

47 PCE Office 95,298

Subtotal Existing Development

New Development

BlockA Owner Stacked Fla 300 $

Block B Rental Apartments 300 $

Block E Office 500,000 $

Block E-1 Owner Stacked Fla 300 $

Block E-2 Owner Stacked Fla 300 $

Subtoal New Development

Total Development Value

Estimated Property Taxes DeKalb County Schools

Millage Rate

De Kalb County5chools 0.023380

Source: DeKalb Tax Commissioner property data base, BAG

$ 115.85 $ 115.85 10,974,934

$ 113.06 $ 113.06 10,774,392

21,749,326

400,000 $ 400,000 $ 160,000.0 $ 147,500 $ 44,250,000

205,000 $ 164,000 $ 65,600.0 $ 65,600 $ 19,680,000

425 $ 375 $ 150 $ 150 $ 75,000,000

383,500 $ 450,000 $ 180,000.0 $ 167,500 $ 50,250,000

425,000 $ 500,000 $ 200,000.0 $ 187,500 $ 56,250,000

$ 245,430,000

$ 267,179,326

Property Taxes

$ 6,246,653

As the proposed redevelopment of PPCE could take as long as a decade to complete, both the growth in

new school revenues and public school enrollment will be a gradual process, occurring as each building is

constructed and occupied over the next ten years.

We have prepared aten-year forecast for the annual net fiscal impact to the schools over the period to

understand the potential growth in revenues and public educational costs and their net fiscal impact to

DeKalb County Schools. As shown on the following page, over the next ten years the redevelopment of

PPCE will generate an estimated $21.7 million in property tax revenues to DeKalb County Schools—

increasingfrom $508,000 in the first year to $6.3 million at build-out in the tenth year.

Over the ten-year period the number of public school students will increase from zero in the initial years

to 101 by the tenth year, an average growth of ten students per year over the period. The educational

costs associated with the new public school students covered by local property taxes will increase from

zero in the first two years to $477,000 per year by the tenth year—for a cumulative educational cost of

$1.8 million over the period.

Thus, the net fiscal impact (the increase in school revenue minus educational costs) to DeKalb County

Schools from new public-school students from PPCE will be very positive, with a surplus of $25.3 million
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over the ten-year period. And, over the ten-year period there will be a positive net fiscal impact in each

year.

Net Fiscal Impact to DeKalb County Schools

From PPCE Development 2018-2027

S~,000,000

$6,000,000

$5,000,000

$4,000,000

$3,000,000

$2,OOg000

$1,000,000

$- ~ ~ 1_ '_

2018 2019 2020 2021

■ DeKalb Co. School Property Taxes

'— ~ ~ ~ ■ ~

2022 2023 2024 2025 2026 2027

■ DeKalb School Cost From PPCE Students

Please call if you have any questions regarding this analysis. We appreciated the opportunity to work

for Grubb Properties, Inc. on this assignment.

Very truly yours,

~-evc~.etG~ ~. Blealz.l~ Jr

Kenneth D. Bleakly, Jr.

Founder/Chairman
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2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 tumulaltive ~ Q.

2018-2027 F~a ~

Existing Office Taxable Value $ 21,749,392 $ 21,749,392 $ 21,749,392 $ 21,749,392 $ 21,749,392 $ 21,749,392 5 21,749,392 $ 21,749,392 5 21,749,392 $ 21,749,392 ~

New Development Taxable Values

O

~

BlockB-Rental $19,680,000 5 19,680,000 $ 19,680,000 $ 19,680,000 $ 19,680,000 $ 19,650,000 $ 19,680,000 $ 19,680,000

BlockAOwner $ 44,250,000 $ 44,250,000 $ 44,250,000 $ 44,250,000 $ 44,250,000 ~~

BlockEOffice 5 75,000,000 $ 75,000,000 $ 75,000,000 $ 75,000,000

BlockE-10wner $ 50,250,000 $ 50,250,000 $ 50,250,000 ~n
Block E-2 Owner $ 56,250,000 $ 56,250,000

Total TaxableValue $ 21,749,392 $ 21,749,392 $41,429,392 $ 41,429,392 $ 41,429,392 $ 85,679,392 $ 160,679,392 $ 210,929,392 $ 267,179,392 $ 267,179,392

School PropertyTanes $ 508,501 $ 508,501 $ 968,619 $ 968,619 $ 968,619 $ 2,003,184 $ 3,756,684 $ 4,931,529 $ 6,246,654 $ 6,246,654 $ 27,107,565

Estimated Publ i c Students

Existing Office 0 0 0 0 0 0 0 0 0 0

Block B-Rental 11 21 21 21 21 21 21 21

BlockAOwner 13 26 26 26 26

BlockEOffice 0 0 0 0

Block E-1 Owner 13 Z7 Z7

Block E-2 Owner 13 27

Total Public5tudents 0 0 11 21 21 34 47 60 87 101

DeKalbSchoolsPerPupilPropertyTaxes $ 4,724 $ 4,724 $ 4,724 $ 4,724 $ 4,724 $ 4,724 $ 4,724 $ 4,724 $ 4,724 $ 4,724

De Kalb School Cost From PPCE Students $ - $ - $ 51,964 $ 99,204 $ 99,204 $ 160,616 $ 222,028 $ 283,440 $ 411,208 $ 477,344 $ 1,805,007

Net Fiscal Impact (Surplus) to DeKalb Schools $ 508,501 5 508,501 $ 916,655 $ 869,415 $ 869,415 S 1,842,568 $ 3,534,656 $ 4,648,089 $ 5,835,447 $ 5,769,311 $ 25,302,558

Source: Grubb Properties, BAG
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O-2 CITY OF DUNWOODY ZONING ORDINANCE ADOPTED MAY 22, 2017

City of Dunwoody

41 Perimeter Center East
Suite 250
Dunwoody GA 30346

City Mayor
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City Council
Lynn Deutsch
John Heneghan
Terry Nall
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Pam Tallmage
Douglas Thompson

Planning Commission
Bob Dallas, Chair
Kirk Anders
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Thomas O’Brien

City Staff
Eric Linton, City Manager
Jessica Guinn, Assistant City Manager
Steve Foote, Community Development Director
Michael Starling, Economic Development Director
Michael Smith, Public Works Director 
Rebecca Keefer, City Planner/Director of Sustainability & Project Manager
John Olson, City Planner
Andrew Russell, Planning Coordinator
Eric Bosman, City Consultant

Sounding Board
Robert Miller
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Bob Dallas
Jennifer Harper
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Cheryl Spitalnick
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O-327-98 PERIMETER CENTER OVERLAYADOPTED MAY 22, 2017

27-98 Perimeter Center Overlay

SECTIONS
(a) Overlay Generally
(b) Street Types
(c) Streets & Blocks 
(d) General Building Design Criteria 
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27-98 Perimeter Center Overlay
Overlay Generally

CITY OF DUNWOODY ZONING ORDINANCE ADOPTED MAY 22, 2017

Figure 27-98-1 Perimeter Center Overlay Map

(a) Overlay Generally

(1) Intent. The regulations of the Perimeter Center 
Overlay are intended to recognize and foster the 
transformation of Perimeter Center into a pedestrian-
friendly, livable center that ensures long term 
economic, social, and environmental sustainability.

(2) Purpose. The Perimeter Center Overlay has been 
created to further the following public purposes.

a. Plan Compatibility. To guide new development 
and redevelopment as defined by the City of 
Dunwoody Comprehensive Plan (adopted 
2015) and as amended.

b. Perimeter Community Improvement Districts 
(PCIDs). To provide implementation guidance for 
the general vision defined in Perimeter @ The 
Center - Future Focus, 2011 - A Ten Year LCI 
Update, dated November 2011, as amended 
(past, current, and future), and adopted by City 
Council. 

(3) Applicability. The regulations within this section, 
27-98 Perimeter Center Overlay, apply to all buildings, 
structures, land and uses within the Perimeter Center 
Overlay, as illustrated on the City’s zoning map and in 
Figure 27-98-1 Perimeter Center Overlay Map.

(4) Existing Land Development Regulations. Refer 
to chapter 16 Land Development Regulations for 
additional requirements. When there is a conflict 
between the following regulations and chapter 16, the 
Perimeter Center Overlay regulations govern.

(5) Review and Approval Procedures. Unless 
otherwise expressly stated, all uses and development in 
Perimeter Center Overlay are subject to the applicable 
review and approval procedures of Article V, as well 
as any applicable procedures in chapter 16 of the 
municipal code (land development regulations).

(6) Site Plan Review. All applications for development 
permits within the Perimeter Center Overlay must be 
accompanied by a site plan, which is subject to review 
and approval in accordance with Article V, Division 10.

(7) Relief. In some instances, unique site conditions, 
existing building circumstances or other constraints 
related to the subject property may make strict 
compliance with the Perimeter Center Overlay 
regulations impossible or highly impractical. In such 
instances, an applicant may seek relief from applicable 
regulations. Any relief granted and conditions imposed 
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27-98 Perimeter Center Overlay
Street Types

27-98 PERIMETER CENTER OVERLAYADOPTED MAY 22, 2017

run with the land and are binding on the subject 
property owner and all future property owners. 

a. Minor Exception—Administrative Relief. The 
community development director or public works 
director, as noted, is authorized to approve the 
following minor exceptions to strict compliance 
in accordance with the special administrative 
permit procedures of Article V, Division 7:

1. A change to any street or frontage option 
component width or depth (requires 
approval by the public works director);

2. A reduction in required landscape or yard 
depth by no more than 10 percent; 

3. Establishment of a public access easement 
in lieu of right-of-way dedication for street 
type frontage options, per the public works 
director. 

4. Retaining walls in street type frontages up 
to 5 feet in height when extreme grades 
prevent the use of shorter walls and 
landscaping is used to mitigate the visual 
impacts of the taller retaining wall at the 
sidewalk edge; and

5. Any other minor exception expressly 
authorized under the Perimeter Center 
Overlay regulations.

b. Major Exceptions—Special Land Use Permit. 
Major exceptions to strict compliance with the 
Perimeter Center Overlay regulations include 
any exception to strict compliance that is not 
expressly authorized as a minor exception 
under the provisions of subsection 27-98(a)(7)
a. Major exceptions require review and approval 
in accordance with the special land use permit 
procedures of Article V, Division 3.

(b) Street Types

(1) Intent 
Street Types are established for all of the existing and 
new streets in the Perimeter Center Overlay area. 
Frontage options are defined for the space between 
the building or parking and the curb per street type. 
Street Types and Frontage Options are intended 
to address the comfort, convenience, and safety of 
pedestrians and bicyclists; to develop a network of 
streets with identifiable character; and to provide an 
aesthetically pleasing edge to all development.

(2) Applicability
All new development and redevelopment within the 
Perimeter Center Overlay shall meet the Street Type 
frontage requirements under any one of the following 
circumstances: 

a. New Structure. Development of a new principal 
structure on a lot or a portion of a lot. 

b. Redevelopment or Renovation. Redevelopment 
or renovation of an existing structure or site that 
increases the gross building square footage by 
more than 50 percent.

c. Parking Lots. Redevelopment or revision to 50 
percent or more of an existing parking lot or 
development of a new parking lot consisting of 
15 or more spaces, not including resurfacing or 
repairing an existing layout.
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b. Street Type Graphics. The graphics provided in 
this section illustrate the preferred configuration 
of each Street Type. By applying the standards 
defined, other configurations are permitted.

c. Redesignating Street Types. Existing street 
designations are set to match the existing 
character to the extent possible. New streets 
have been designated with the intent to provide 
an appropriate mix of Primary and Secondary 
Streets, establishing comfortable pedestrian 
streets while providing for parking access. 
Re-designation of existing streets may occur per 
the following: 

1. Process. Parkways shall not be 
re-designated, except by a Text Amendment 
to this code. All other streets may be 
redesignated using the minor exception 
process.

2. Entire Blocks. When redesignating street 
types, the entire street between intersecting 
streets shall be redesignated.

3. Primary Streets. The intent is to maintain 
a similar amount of Primary Streets as 
established by the map. Primary Streets may 
be re-designated as Parkways or Secondary 
Streets only when a new or existing street, 
currently designated as Secondary, within or 
abutting the same parcel is redesignated as 
a Primary Street. 

4. Secondary Streets. Existing Secondary 
Streets may be re-designated as Parkways or 
Primary Streets as long as vehicular access 
to parking for all surrounding sites has been 
addressed.

d. Shared-Use Paths. Trail locations are required 
per the City’s current comprehensive plan or 
other City-approved cycle/pedestrian plan and 
in coordination with public works director for 
locations for other trails.

(4) Streetscape Furnishings & Hardscape Design
In addition to the Street Type frontage requirements 
that include minimum tree plantings and walk/trails, 
a street furnishings and hardscape design is required 
along all new and existing street frontages per the 
following.

a. Definition. The streetscape furnishings and 
hardscape design shall include the frontage 
area as defined by the Street Types plus any 

(3) Street Types Map 
Figure 27-98-2 Street Types Map defines street types in 
Perimeter Center for existing and new streets. Refer to 
27-98(c) Streets & Blocks for more information about 
new streets and their designated locations.
Locations illustrated on the Street Types map are 
approximate. The requirements and locations of all 
streets shall be determined by and approved by the 
public works director during the Site Plan review 
process.

a. Street Types. The following Street Types are 
established for the existing streets and any new 
streets adjacent to and within the Perimeter 
Center Overlay. Refer to Figure 27-98-2 Street 
Types Map for the typologies of existing streets 
and proposed new streets.

1. Major Parkway Street. The Major Parkway 
Street Type is intended to create a parkway 
effect along the major transportation 
corridors within Perimeter Center through 
the use of wide landscape areas heavily 
planted with native or naturalized trees. 
Major Parkways require designated bicycle 
facilities. Refer to 27-98(b)(5) Major Parkway 
Street Type for requirements. 

2. Minor Parkway Street. The Minor Parkway 
Street Type is intended to create a parkway 
effect along transportation corridors within 
Perimeter Center through the use of wide 
landscape areas heavily planted with trees. 
Minor Parkways require designated bicycle 
facilities. Refer to 27-98(b)(6) Minor Parkway 
Street Type for requirements.

3. Primary Street. The Primary Street Type is 
intended to establish a series of comfortably 
scaled streets with continuous building 
frontage and a limited number of drives 
interrupting the sidewalk. Primary Streets 
require a balance between bicyclists and 
pedestrians and automobiles by providing 
designated bicycle facilities and a robust 
pedestrian realm, and by prioritizing bicyclists 
and pedestrians for a more balanced 
transportation route. Refer to 27-98(b)(7) 
Primary Street Type for requirements.

4. Secondary Street. The Secondary Street 
Type is meant to establish a designated 
street for parking lot and structure access, 
while still providing a safe and comfortable 
pedestrian realm. Refer to 27-98(b)(8) 
Secondary Street Type for requirements.
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Locations illustrated on the Street Types map are 
approximate. The requirements and locations of all 
street shall be determined by and approved by the 
public works director during the Site Plan review 
process.

Figure 27-98-2 Street Types Map
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hardscaped building setback area less than 25 
feet deep from the frontage edge. 

b. Design Submittal. A consistent design shall be 
submitted for approval with Site Plan Review 
for all streets within and adjacent to the 
development. 

c. Standard Specifications. The design shall meet 
any standards defined by the City for sidewalk, 
curb, access, lighting, landscape, and other 
applicable construction details. Refer to Chapter 
16, Land Development Regulations.

d. Perimeter Community Improvements Districts 
(PCID) Public Space Standards. Refer to the 
current PCID public space standards document 
for recommended streetscape component and 
material specifications.

e. Submittal Requirements. At a minimum, the 
design submittal shall include the following:

1. Trees. Trees meeting the minimum 
requirements of 27-98(b) Street Types shall 
be included in the design, with details related 
to tree pits, tree grates, and tree planting to 
meet the landscape installation requirements 
of 27-364 Landscape. 

2. Pavement Design. Paving materials and 
pattern is required for each sidewalk and any 
other hardscape proposed. Pavement design 
shall address all walks or trails, including the 
minimum sidewalk or trail widths required by 
the frontage. 

3. Street Furnishings. Benches and/or 
seatwalls, planters, planter fences, tree 
grates, and trash receptacles shall be 
specified and quantities and locations 
listed for each street. For each block face, 
a minimum of two benches or seatwalls, 
one trash receptacle, and one recycling 
receptacle are required.

4. Bus Stop Facilities. Coordinate with the 
public works director for the location of bus 
stops and the required facilities. Facilities 
may include benches, pavement, shelters, 
signs, and other improvements.

5. Landscape Design. Ground plane vegetation 
shall be designated for any landscape bed 
areas, planter areas, and open tree wells, 
including shrubs, perennials, annuals, and 
grasses.

6. Lighting. Pedestrian and vehicular lighting 
shall be specified with locations and 
quantities noted. All lighting shall meet any 
requirements of the public works director. 
Cut sheets and samples shall be submitted 
upon request. 

7. Stormwater Facilities. Any stormwater 
facilities proposed for the right-of-way shall 
be included in the streetscape design. 
Facilities such as stormwater planters 
or parkway swales may be included. 
Maintenance responsibilities and processes 
shall be included.

8. Identity Elements. Any other elements 
designed to establish the identity of each 
street, such as banners mounted on light 
poles, pavement markers, artwork, or 
wayfinding signage, shall be included in the 
design submittal. 

9. Streetscape Maintenance. Property owner 
is responsible for regular maintenance and 
emptying of trash and recycling receptacles, 
sweeping of sidewalks and seating areas, 
and tree maintenance. The City may request 
additional maintenance procedures.

10. Streetscape Design Continuation. The 
approved streetscape design for each street 
may be utilized by the City for the extension 
of any street outside the development to 
provide continuity.
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(5) Major Parkway Street Type
The Major Parkway Street Type applies to existing 
streets per Figure 27-98-2 Street Types Map. Refer to 
Figure 27-98-3. Table of Major Parkway Street Type 
Requirements and Figure 27-98-4 Existing Major 
Parkway Street Section. 

a. New Major Parkway Streets. New Major 
Parkway streets are not permitted, unless 
otherwise required by the public works director. 
This street type is applicable only to existing 
streets per Figure 27-98-2 Street Types Map. 

b. Frontage Options. Frontages address the 
pedestrian and bicycle realm as well as street 
& parking buffers and public space options. 
Parcels that are adjacent to a Major Parkway as 
designated on the Figure 27-98-2 Street Types 
Map, shall apply one or more of the Major 
Parkway Street Frontage Options along the entire 

Figure 27-98-3. Table 
of Major Parkway Street 
Type Requirements

FIGURE 27-98-3: TABLE OF MAJOR PARKWAY STREET TYPE REQUIREMENTS
Right-of-Way Width Varies; shall be wide enough to include curb to curb as well as frontage options.

Travel Lanes 4 to 8 lanes, 2 way

Lane Width 10’ to 12’ per public works director 

Allowable Turn Lanes Per public works director 

Parking Lanes Permitted only with public works director approval; then parallel only, 8’ wide

Pavement Width Existing, varies. Recommended median when crossing exceeds 32 feet in width.

Frontage Options Refer to Figure 27-98-5 Table of Major Parkway Street Type Frontage Options.

Figure 27-98-4 Existing Major Parkway Street Section

FRONTAGE OPTIONS
Refer to Figure 27-98-5 Table of Major 
Parkway Street Type Frontage Options

FRONTAGE OPTIONS
Refer to Figure 27-98-5 Table of Major 
Parkway Street Type Frontage Options

Existing Roadway

length of the lot line abutting the Major Parkway. 
Refer to Figure 27-98-5 Table of Major Parkway 
Street Type Frontage Options.

c. Dedication. When the sidewalk is fully or 
partially located on private property, right-of-way 
dedication is required, so that the sidewalk is 
fully located in the right-of-way. The public works 
director may approve an easement in lieu of 
right-of-way dedication based on the geometry 
of the site, topography, or other site-specific 
considerations.

d. Curb Movement. The existing street curb may 
be required to move, based on the selection of 
the appropriate context-sensitive bicycle facility, 
per public works director. 

MAJOR PARKWAY
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Figure 27-98-5 Table 
of Major Parkway Street 
Type Frontage Options

FIGURE 27-98-5: TABLE OF MAJOR PARKWAY FRONTAGE OPTIONS

PARKING EDGE 
refer to FIGURE 27-98-6 

ACTIVE EDGE 
refer to FIGURE 27-98-7

BUILDING EDGE 
refer to FIGURE 27-98-8

q Minimum Depth 
of Frontage

The minimum depth of the frontage shall be 34 feet measured from existing curb. Minimum depths of components 
shall be met; additional areas shall be added to any component to meet the minimum 34 feet.

w Street Buffer

Minimum Depth: Street buffer depth may be varied, at a minimum of 8 feet with an average depth of 12 feet.

Tree Plantings: Informal groupings of trees shall be spaced intermittently along the parkway with the goal of 
shading the parkway sidewalk at maturity. Trees shall be spaced between 12 feet and 40 feet on center. The buffer 
shall consist of at least 5 canopy trees per every 100 feet of buffer.

Grade: Grade changes may be accommodated within the street buffer with slopes no greater than 1 to 4 ratio of 
rise to run. Retaining walls may be incorporated to meet these grades, but shall be no taller than 3 feet. 

e Sidewalk A minimum 8 foot wide sidewalk is required and may meander between trees.

r Bicycle Facilities A separated, dedicated bicycle facility is required consisting of an on-street buffered bicycle lane, dedicated cycle 
track, or shared-use path (a minimum width of 12’)  per public works director.

t Yard Treatment 

Minimum Depth: minimum 6 foot deep landscape or patio area is required.

Parking Screen is required. Refer 
to Figure 27-229 Landscape 
Screen Requirements.

Patio shall be clearly differentiated from 
sidewalk. Fencing may be required for alcohol 
service per city ordinance.
For PC Districts, the portion of the building 
facade adjacent to the patio shall meet the 
primary street facade requirements.

no additional requirements

y Building & 
Parking Location

Refer to Article II. Zoning Districts for setback line or 27-105 Building Types for Parkway Frontage requirements for 
allowable widths of parking along the frontage and required building facades along the frontage.

Figure 27-98-6 Major Parkway Frontage Option - Parking Edge

MAJOR PARKWAY FRONTAGE OPTION - PARKING EDGE
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Figure 27-98-7 Major Parkway Frontage Option - Active Edge

Figure 27-98-8 Major Parkway Frontage Option - Building Edge

MAJOR PARKWAY FRONTAGE OPTION - ACTIVE EDGE

MAJOR PARKWAY FRONTAGE OPTION - BUILDING EDGE
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Figure 27-98-9. 
Table of Minor 
Parkway Street Type 
Requirements

FIGURE 27-98-9: TABLE OF MINOR PARKWAY STREET TYPE REQUIREMENTS
Right-of-Way Width Existing varies; 100’ to 120’ per public works director 

Travel Lanes 2 to 4 lanes, 2 way

Lane Width 10’ to 12’ per public works director 

Allowable Turn Lanes Per public works director 

Parking Lanes Permitted only with public works director approval; Parallel only, 8’ wide

Pavement Width Existing, varies. Recommended median when crossing exceeds 32 feet in width.

Frontage Options Refer to Figure 27-98-11 Table of Minor Parkway Street Type Frontage Options

Figure 27-98-10 MInor Parkway Street Section - Existing and New

(6) Minor Parkway Street Type
The Minor Parkway Street Type applies to existing 
streets per Figure 27-98-2 Street Types Map and is 
available for new streets per public works director. 
Refer to Figure 27-98-9. Table of Minor Parkway 
Street Type Requirements and Figure 27-98-10 MInor 
Parkway Street Section - Existing and New. 

a. New Minor Parkway Streets. New Minor 
Parkway streets are not permitted, unless a 
minor exception is approved by the public works 
director. 

b. Frontage Options. Frontages address the 
pedestrian and bicycle realm as well as street 
& parking buffers and public space options. 
Parcels that are adjacent to a Minor Parkway as 
designated on Figure 27-98-2 Street Types Map 
shall apply one or more of the Minor Parkway 
Street Frontage Options along the entire length 

of the lot line abutting the Minor Parkway. Refer 
to Figure 27-98-11 Table of Minor Parkway Street 
Type Frontage Options.

c. Dedication. When the sidewalk is fully or 
partially located on private property, right-of-way 
dedication is required, so that the sidewalk is 
fully located in the right-of-way. The public works 
director may approve an easement in lieu of 
right-of-way dedication based on the geometry 
of the site, topography, or other site-specific 
considerations. 

d. Curb Movement. The existing street curb may 
be required to move, based on the selection of 
the appropriate, context sensitive bicycle facility, 
per the public works director. 

Existing Roadway for Existing Minor Parkways

MINOR PARKWAY

FRONTAGE OPTIONS
Refer to Figure 27-98-11 Table 
of Minor Parkway Street Type 

Frontage Options

FRONTAGE OPTIONS
Refer to Figure 27-98-11 Table 
of Minor Parkway Street Type 

Frontage Options

parking 
8’ 

parking 
8’ 

travel lane 
10’ to 12’ 

travel lane 
10’ to 12’ 

travel lane 
10’ to 12’ 

travel lane 
10’ to 12’ 

planted 
median 

12’ 
Layout for New Minor Parkways
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Figure 27-98-11 Table 
of Minor Parkway Street 
Type Frontage Options

FIGURE 27-98-11: TABLE OF MINOR PARKWAY FRONTAGE OPTIONS

PARKING EDGE 
refer to FIGURE 27-98-12 

ACTIVE EDGE 
refer to FIGURE 27-98-13

BUILDING EDGE 
refer to FIGURE 27-98-14

q Minimum Depth 
of Frontage

The minimum depth of the frontage shall be 34 feet measured from existing curb. Minimum depths of components 
shall be met; additional areas shall be added to any component to meet the minimum 34 feet.

w Street Buffer

Minimum Depth: Street buffer depth may be varied, at a minimum of 6 feet wide with average of 10 feet.

Tree Plantings: Informal groupings of trees shall be spaced intermittently along the parkway, with the goal of 
shading the parkway sidewalk at maturity. Trees shall be spaced between 12 feet and 40 feet on center. The buffer 
shall consist of at least 5 canopy trees per every 100 feet of buffer.

Grade: Grade changes may be accommodated within the street buffer with slopes no greater than 1 to 4 ratio of 
rise to run. Retaining walls may be incorporated to meet these grades, but shall be no taller than 3 feet. 

e Sidewalk A minimum 6 foot wide sidewalk is required and may meander between trees. 

r Bicycle Facilities A separated, dedicated bicycle facility is required consisting of an on-street buffered bicycle lane, dedicated cycle 
track, or shared-use path (a minimum width of 12’)  per public works director.

t Yard Treatment 

Minimum Depth: minimum 6 foot deep landscape or patio area is required.

Parking Screen is required. Refer 
to Figure 27-229 Landscape 
Screen Requirements.

Patio shall be clearly differentiated from sidewalk. 
Fencing may be required for alcohol service per 
city ordinance. For PC Districts, the portion of the 
building facade adjacent to the patio shall meet 
the primary street facade requirements.

no additional requirements

y Building & 
Parking Location

Refer to Article II. Zoning Districts for setback line or 27-105 Building Types for Parkway Frontage requirements for 
allowable widths of parking along the frontage and required building facades along the frontage.

Figure 27-98-12 Minor Parkway Frontage Option - Parking Edge
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Figure 27-98-13 Minor Parkway Frontage Option - Active Edge

Figure 27-98-14 Minor Parkway Frontage Option - Building Edge

MINOR PARKWAY FRONTAGE OPTION - ACTIVE EDGE

MINOR PARKWAY FRONTAGE OPTION - 
BUILDING EDGE
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(7) Primary Street Type
The Primary Street Type applies to new and existing 
streets per Figure 27-98-2 Street Types Map.

a. New Primary Streets. Refer to Figure 27-98-
15 Table of Primary Street Type Requirements 
for primary street type requirements for new 
streets, Figure 27-98-16 Primary Street Type 
Section: Typical illustrates the typical street 
section. A narrow version is available for limited 
application (refer to Figure 27-98-17 Primary 
Street Type Section: Narrow).

b. Frontage Options. Frontages address the 
pedestrian and bicycle realm as well as street 
& parking buffers and public space options. 
Parcels that are adjacent to a Primary Street as 

designated on Figure 27-98-2 Street Types Map 
shall apply one or more of the Primary Street 
Frontage Options along the entire length of the 
lot line abutting the Minor Parkway. Refer to 
Figure 27-98-18 Table of Primary Street Frontage 
Options.

c. Dedication. When the sidewalk is fully or 
partially located on private property, right-of-way 
dedication is required, so that the sidewalk is 
fully located in the right-of-way. The public works 
director may approve an easement in lieu of 
right-of-way dedication based on the geometry 
of the site, topography, or other site-specific 
considerations.

d. Curb Movement. The existing street curb may 
be required to move, based on the selection of 
the appropriate, context sensitive bicycle facility, 
per the public works director.

Figure 27-98-15 Table of Primary 
Street Type Requirements

FIGURE 27-98-15: TABLE OF PRIMARY STREET TYPE REQUIREMENTS

CONFIGURATION TYPICAL
refer to Figure 27-98-16

LIMITED NARROW 
refer to Figure 27-98-17

Permitted Location per 
Adjacent Zoning any district

RM-HD, PC-4 Districts; use requires approval of 
public works director/community development 
director

Right-of-Way Width 66’ to 100’ per public works director 60’ to 75’ per public works director 

Travel Lanes 2 lanes, 2 way 1 yield lane

Lane Width 10’ to 12’ per public works director 16’ to 18’ per public works director 

Allowable Turn Lanes Per public works director Per public works director 

Parking Lanes Per public works director Per public works director 

Pavement Width 34’ to 40’ 32’ 

Frontage Options Refer to Figure 27-98-18 Table of Primary Street 
Frontage Options Yard Edge Frontage Option only

parking 
8’ 

parking 
8’ 

travel lane 
10’ to 12’ 

travel lane 
10’ to 12’ 

FRONTAGE OPTIONS
Refer to Figure 27-98-18 Table of 
Primary Street Frontage Options

FRONTAGE OPTIONS
Refer to Figure 27-98-18 Table of 
Primary Street Frontage Options

Figure 27-98-16 Primary Street Type Section: Typical

PRIMARY STREET (TYPICAL)
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Figure 27-98-18 Table of Primary Street Frontage Options

Figure 27-98-17 Primary Street Type Section: Narrow

parking 
8’ 

parking 
8’ 

yield lane with 
sharrow 
16’ to 18’ 

FRONTAGE OPTIONS
Refer to Figure 27-98-18 Table of 
Primary Street Frontage Options

FRONTAGE OPTIONS
Refer to Figure 27-98-18 Table of 
Primary Street Frontage Options

FIGURE 27-98-18: TABLE OF PRIMARY STREET FRONTAGE OPTIONS

BUILDING EDGE
refer to 

 FIGURE 27-98-19 

PARKING EDGE
refer to  

FIGURE 27-98-20 

YARD EDGE 
refer to  

FIGURE 27-98-21 

COURTYARD/ 
PLAZA A OR B

refer to  
FIGURE 27-98-22 OR 

FIGURE 27-98-23 

DROP-OFF DRIVE 
EDGE

refer to  
FIGURE 27-98-24 

q Minimum Depth 
of Frontage

24 feet 30 feet 16 feet 20 feet 20 feet

The minimum depth of the frontage shall be measured from existing curb. Minimum depths of components shall 
be met; additional areas shall be added to any component to meet the minimum overall depth defined above.

w Street Buffer

Minimum Depth: Street buffer depth shall be a minimum of 6 feet wide.

Tree Planting: Canopy trees spaced 
minimum 35’ on center in planters or 
wells, either raised or at grade, with access 
through planters to street, minimum every 
60’.

Minimum of one tree per 30 linear feet of frontage, spaced equally 
or informally

Grade changes may be accommodated within the street buffer with slopes no greater than 1 ft of rise in 3 ft run. 
Retaining walls may be incorporated to meet these grades, but shall be no taller than 18 inches. Steps may also be 
incorporated.

e Sidewalk Minimum 10’ wide clear paved sidewalk with 
furnishings Minimum 6’ wide sidewalk

r Bicycle Facilities A separated, dedicated bicycle facility is required consisting of an on-street buffered bicycle lane, dedicated cycle 
track, or shared-use path (a minimum width of 12’)  per public works director.

t Yard Treatment 
Build-to Zone is 
directly adjacent to 
sidewalk

Minimum 5’ 
landscape area is 
required to screen 
parking. Minimum 
24” wide shrubs 
required 30” o.c.

yard depth 
determined 
PC Districts: by build-
to zone of Building 
Type. 
Zoning District: by 
building setback

30’ to 60’ deep 
courtyard or plaza 
permitted with 
maximum of 30% 
of frontage in PC-2 
and PC-3, maximum 
of 10% of frontage 
in PC-1

minimum 5’ buffer; 
maximum 30’ deep 
drop-off drive is 
permitted. maximum 
of 20% of frontage

y Building & 
Parking Location

Article II. Zoning Districts for setback line or 27-105 Building Types for Primary Street Frontage requirements for 
allowable widths of parking along the frontage and required building facades along the frontage. 

PRIMARY STREET (NARROW)
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PRIMARY STREET FRONTAGE OPTION - BUILDING EDGE

PRIMARY STREET FRONTAGE OPTION - PARKING EDGE

travel lane/on-
street parking

parking in side yard  

Figure 27-98-19 Primary Street Frontage Option - Building Edge
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Figure 27-98-20 Primary Street Frontage Option - Parking Edge
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PRIMARY STREET FRONTAGE 
OPTION -  

YARD EDGE

PRIMARY STREET FRONTAGE OPTION -  
COURTYARD/PLAZA A

Figure 27-98-21 Primary Street Frontage Option - Yard Edge

Figure 27-98-22 Primary Street Frontage - Courtyard/Plaza A
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PRIMARY STREET FRONTAGE 
OPTION -  

COURTYARD/PLAZA B

PRIMARY STREET FRONTAGE OPTION -  
DROP-OFF DRIVE EDGE

Figure 27-98-23 Primary Street Frontage Option - Courtyard/Plaza B

street 
buffer  

minimum 6’

travel lane/on-
street parking

courtyard/plaza 
30’ to 60’ depth 

building 

street buffer  
minimum 6’

travel 
lane/
on-

street 
parking

sidewalk 
minimum 6’  

build-
ing 

buffer 
5’ minimum

drop-off plaza 
30’ maximum depth

sidewalk, maximum 15’ 
 to beginning of  
build-to-zone

Figure 27-98-24 Primary Street Frontage Option - Drop-off Drive Edge
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Figure 27-98-25 Table of Secondary Street Type Requirements

(8) Secondary Street Type
The Secondary Street Type applies to new and existing 
streets per Figure 27-98-2 Street Types Map. 

a. New Secondary Streets. Refer to Figure 27-98-
25 Table of Secondary Street Type Requirements 
for Secondary Street Type requirements for new 
streets, Figure 27-98-26 Secondary Street Type 
Section - Typical illustrates the typical street 
section. A narrow version is available for limited 
application (refer to Figure 27-98-27 Secondary 
Street Type Section - Narrow).

b. Frontage Options. Frontages address the 
pedestrian and bicycle realm as well as street 
& parking buffers and public space options. 
Parcels that are adjacent to a Secondary Street 
as designated on Figure 27-98-2 Street Types 
Map, shall apply one or more of the Secondary 

Street frontage options along the entire length of 
the lot line abutting the Secondary Street. Refer 
to Figure 27-98-28 Table of Secondary Street 
Frontage Options.

c. Dedication. When the sidewalk is fully or 
partially located on private property, right-of-way 
dedication is required, so that the sidewalk is 
fully located in the right-of-way. The public works 
director may approve an easement in lieu of 
right-of-way dedication based on the geometry 
of the site, topography, or other site-specific 
considerations. 

d. Curb Movement. The existing street curb may 
be required to move, based on the selection of 
the appropriate, context sensitive bicycle facility, 
per the public works director.

parking 
8’ 

parking 
8’ 

travel lane 
10’ to 12’ 

travel lane 
10’ to 12’ 

FRONTAGE OPTIONS
Refer to Figure 27-98-28 Table of 

Secondary Street Frontage Options

FRONTAGE OPTIONS
Refer to Figure 27-98-28 Table of 

Secondary Street Frontage Options

FIGURE 27-98-25: TABLE OF SECONDARY STREET TYPE REQUIREMENTS

CONFIGURATION TYPICAL
refer to Figure 27-98-26

LIMITED NARROW 
refer to Figure 27-98-27

Permitted Location per 
Adjacent Zoning any district

RM-HD, PC-4 Districts; use requires approval of 
public works director/community development 
director

Right-of-Way Width 66’ to 100’ per public works director 60’ to 75’ per public works director 

Travel Lanes 2 lanes, 2 way 1 yield lane

Lane Width 10’ to 12’ per public works director 16’ to 18’ per public works director 

Allowable Turn Lanes Per public works director Per public works director

Parking Lanes Per public works directore Per public works director

Pavement Width 34’ to 40’ 32’ 

Frontage Options Refer to Figure 27-98-28 Table of Secondary Street Frontage Options 

SECONDARY STREET (TYPICAL)

Figure 27-98-26 Secondary Street Type Section - Typical
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Figure 27-98-27 Secondary Street Type Section - Narrow

parking 
8’ 

parking 
8’ 

yield lane with 
sharrow 
16’ to 18’ 

FRONTAGE OPTIONS
Refer to Figure 27-98-28 Table 
of Secondary Street Frontage 

Options

FRONTAGE OPTIONS
Refer to Figure 27-98-28 Table 
of Secondary Street Frontage 

Options

Figure 27-98-28 Table of Secondary Street Frontage Options
FIGURE 27-98-28: TABLE OF SECONDARY STREET FRONTAGE OPTIONS

PARKING EDGE
refer to FIGURE 27-98-29

YARD EDGE
refer to FIGURE 27-98-30

q Minimum Depth 
of Frontage

The minimum depth of the frontage shall be 20 feet measured from existing curb. Minimum depths of 
components shall be met; additional areas shall be added to any component to meet the minimum overall depth.

w Street Buffer

Minimum Depth: Street buffer width shall be a minimum of 6 feet wide.

Tree Plantings: A minimum of one tree for every 300 square feet of buffer shall be provided, spaced evenly or 
informally.

Grade: Grade changes may be accommodated within the street buffer with slopes no greater than 1 ft of rise in 4 
ft run. Retaining walls may be incorporated to meet these grades, but shall be no taller than 3 feet.

e Sidewalk A minimum 6 foot wide sidewalk is required and may meander between trees. 

r Bicycle Facilities Shared, on-street bicycle facilities

t Yard Treatment 

A minimum 8’ screen is required between parking and 
the sidewalk. The screen shall include a canopy tree 
every 30 feet of frontage, spaced evenly or informally, 
and a double row of shrubs, minimum 24” in height and 
width at maturity, staggered and spaced 24” on center.

A minimum 5’ deep landscape yard is required, with a 
minimum of 30 shrubs, perennials, and/or grasses for 
every 500 square feet of yard area.

y Building & 
Parking Location

Refer to Article II. Zoning Districts for setback line or 27-105 Building Types for Secondary Frontage Options 
requirements for allowable widths of parking along the frontage and required building facades along the frontage. 

SECONDARY STREET (NARROW)
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SECONDARY STREET FRONTAGE 
OPTION -  

PARKING EDGE

SECONDARY STREET FRONTAGE 
OPTION -  

YARD EDGE
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on-street  
parking 

shared on-
street bike 
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on-street 

bike 
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sidewalk 
minimum 6’ 

parkingbuffer 
8’ minimum

Figure 27-98-30 Secondary Street Frontage Option - Yard Edge
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Figure 27-98-29 Secondary Street Frontage Option - Parking Edge

w e t y

minimum width of 20 feet

minimum width of 20 feet

q

q

Ed
ge

 o
f F

ro
nt

ag
e

Ed
ge

 o
f F

ro
nt

ag
e

Cu
rb

/E
dg

e 
of

 T
ra

ve
l L

an
e/

Pa
rk

in
g

Cu
rb

/E
dg

e 
of

 T
ra

ve
l L

an
e/

Pa
rk

in
g

-220-

#7.



O-23

27-98 Perimeter Center Overlay
Streets & Blocks 

27-98 PERIMETER CENTER OVERLAYADOPTED MAY 22, 2017

(c) Streets & Blocks 

(1) Intent 
The intent of the following requirements is to form 
an interconnected network of streets with multiple 
intersections and block sizes scaled to support multiple 
modes of transportation, including walking, biking, 
transit use, and driving, within the Perimeter Center 
Overlay area. Also refer to Chapter 16 for additional 
regulations.

(2) Applicability 
All new development and redevelopment on site 
5 acres or larger within the Perimeter Center 
Overlay shall meet the general block, lot, and street 
design requirements under any of the following 
circumstances:

a. New Structure. Development of a new principal 
structure on a lot or portion of a lot.

b. Redevelopment or Renovation. Redevelopment 
or renovation to an existing structure or site that 
increases the gross building square footage by 
more than 50 percent.

c. Parking Lots. Redevelopment or revision to 50 
percent or more of an existing parking lot or 
development of a new parking lot consisting of 
15 or more spaces, not including resurfacing or 
repairing an existing layout. 

(3) New Street Locations. 

a. Street Types Map. Proposed street locations are 
illustrated on Figure 27-98-2 Street Types Map, 
defined to establish a network that would fulfill 
the Streets & Blocks intent and regulations. 

b. Public Works Director. Locations illustrated 
on the Street Types map are approximate. The 
requirements and locations of all streets shall be 
determined by and approved by the public works 
director during the Site Plan review process.

(4) Street Connectivity. 
The following provides requirements and guidance for 
locating new streets and connecting to surrounding 
context.

a. The arrangement of streets shall provide for the 
continuation of existing streets from adjoining 
areas into new developments. 

b. Cul-de-sac and dead end streets should be 
avoided and utilized only when topography and 

other existing barriers, such as highways, rail 
lines, or waterways, prevent street connectivity. 

c. Streets should follow natural features rather 
than interrupting or dead-ending at the feature. 

d. Streets should terminate at another street with 
either open space or a building facade across 
from the termination. 

e. When adjacent developments do not provide 
connectivity, coordinate with the community 
development director and public works director 
to determine the potential for future connections 
and provide for those connections.

(5) Block Configuration
Refer to Figure 27-98-31 for an illustration of Typical 
Block Elements and section 16-240 for Blocks.

a. Blocks should be deep enough to accommodate 
buildings facing streets with parking located in 
the interior. Refer to 27-98(b) Street Types for 
minimum building frontages required for all 
streets.

b. Blocks may be configured to include existing lots 
within an existing zoning district that is outside of 
the Perimeter Center Overlay. 

bl
oc

k 
le

ng
th

al
le

y

block length

block perimeter

lot lot

Figure 27-98-31 Typical Block Elements
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c. A network of streets is required to meet the 
maximum block size requirement. Proposed new 
streets to meet these sizes are illustrated on 
Figure 27-98-2 Street Types Map.

d. Block Sizes for Zoning Districts. Block sizes for 
residential and commercial development and 
redevelopment are designated in section 16-240.

e. Block Sizes for Perimeter Center (PC) Districts. 
Maximum block perimeter for all PC Districts is 
2400 feet. Recommended block perimeter is a 
maximum of 1800 feet.  

f. Exceptions. Exceptions to block sizes include 
locations adjacent to natural features, such as 
steep grades and drainage areas, and other 
existing barriers, such as an inability to connect 
to adjacent parcels.

(6) Block Driveway Access Configurations 

a. Blocks may include alleys, drives, or driveway 
entrances for service, parking accessibility, and 
other routes internal to the development.

b. Access to blocks should be aligned across the 
street from access to other blocks. 

c. In the Perimeter Center districts, driveway 
locations are defined in the general Building Type 
requirements. Refer to 27-105(a)(10) Driveways.

d. Mid-Block Pedestrianways. Mid-Block 
pedestrianways are required through blocks 
longer than 800 feet and at locations that 
connect public rights-of-way with other public 
facilities such as parks and transit. 

1. When combined with mid-block street 
crossings, these pathways should align to 
facilitate easy pedestrian movements. 

2. Mid-block pedestrianways should be located 
in the middle third of a block face. 

3. Minimum width for mid-block pedestrianways 
rights-of-way or easements is 20 feet. 

4. A minimum of 1 canopy tree per 600 square 
feet of area is required.

5. Mid-block pedestrianways should be treated 
with the minimum design requirements 
per 27-98(b)(4) Streetscape Furnishings & 
Hardscape Design. 

6. Shared-use paths through blocks per 
27-98(b)(3)d may fulfill the requirements for 
Mid-Block Pedestrianways.

(7) Street Types
Refer to 27-98(b) Street Types for requirements for 
streets. 

a. Street Type. All new and existing streets shall 
utilize one of the permitted Street Types per 
Figure 27-98-2 and the requirements of 27-98(b) 
Street Types. 

b. Frontage Options. For each side of a street 
adjacent to or within the development, one of 
the frontage options defined by Street Type shall 
be utilized.

c. Other Internal Street. Other street types 
completely internal to the development may be 
approved by the public works director and the 
community development director through minor 
exception.

d. Public Use. All streets shall be available for 
public use at all times. Gated streets and streets 
posted as private are not permitted.

e. Dimensions. The dimensions defined in each 
Street Type provide the acceptable ranges. 
The public works director shall determine the 
appropriate configuration and dimensions for 
each street. Minor exceptions may be approved 
by the public works director during the approval 
process.

f. Additional Director Requirements. During 
the Pre-Submittal Conference, the community 
development director and/or public works 
director may adjust requirements for right-
of-way, pavement width, or street elements 
depending on unique site locations and 
characteristics.

g. Street Construction. All street construction, 
whether publicly dedicated or privately held, shall 
follow Street Type and Frontage requirements 
and any other specifications defined by the City.

h. Private Streets. Private streets that prevent 
street connectivity or are inconsistent with 
adopted plans shall not be permitted.
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(d) General Building Design Criteria 

(1) Intent. These criteria are intended to address 
each building’s appearance and cohesiveness within 
the overall Perimeter Center Overlay area. Further, 
the criteria are intended to elicit high quality buildings, 
enhance the pedestrian experience, maintain an 
appropriate scale, and implement the vision for the 
area as defined in current plans.

(2) Applicability. The following outlines the general 
design criteria applicable to all buildings within the 
Perimeter Center Overlay. 

a. Applicable Facades. These criteria apply to all 
facades visible from the street, facing streets, 
facing main parking lots, and adjacent to open 
spaces, unless otherwise noted.

b. Applicable Development Sites. All new 
development and redevelopment within the 
Perimeter Center Overlay shall meet the general 
building design requirements under any of the 
following circumstances:

1. New Structures & Additions. Development 
of a new principal structure or additions to a 
principal structure on a lot or a portion of a 
lot.

2. Existing Façade Renovation. An alteration 
to an existing structure that includes 
renovation of more than 50 percent of an 
applicable facade.

(3) Materials. 

a. Major Facade Materials. Major facade materials 
include high quality, durable, finish materials, 
such as brick, stone, and glass. Other high quality 
materials may be approved by the Director of 
Community Development during the site plan 
process. A minimum of 80 percent of each 
facade shall be constructed of major materials. 
Street facade materials shall continue around 
the corner of the building to non-street-facing 
facades a minimum depth of 20 feet. Refer to 
Figure 27-98-32 Major Materials.

b. Minor Materials. Acceptable high quality 
minor facade materials include all major 
materials; cement-based stucco; wood lap 
siding and shingles;, architectural metal siding; 
architecturally finished concrete; fiber cement 
siding or shingles (such as Hardie Company 
products or similar); synthetic stucco/EIFS (see 
restrictions below); glass block; split-faced, 
burnished, glazed, or honed concrete masonry Figure 27-98-32 Major Materials

Major Materials: Brick, stone

Major Materials: Glass, concrete
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units (CMU), cast stone concrete elements. 
No more than 20 percent of each facade shall 
consist of minor materials.

c. Accent Materials. The following materials may 
be used for trim, details, soffits, eaves, and 
other accent areas: vinyl; aluminum and other 
durable metals; and metal for beams, lintels, 
trim, and ornamentation. Other materials may 
be approved by the Director of Community 
Development during the site plan process.

d. Restrictions. 

1. The use of plain CMU block and vinyl are 
prohibited as a facade material.

2. Synthetic stucco (EIFS) used on the first or 
second floor of a building shall be a “high-
impact” system. Conventional EIFS may be 
used above the second floor. 

e. Roof Materials. Wherever asphalt shingles are 
used, they shall be a minimum 3-dimensional 
architectural type. 

(4) Windows, Awnings, and Shutters

a. Quantity of Windows. A minimum of 15 percent 
window coverage is required per story on all 
street facing facades and any facade visible from 
a street.

1. Measurement. Window requirements are 
measured as a percentage of the facade per 
floor. 

2. Blank Walls. Windows shall be distributed 
so that no rectangular area greater than 30 
percent of any story’s facade, as measured 
from floor to floor, and no horizontal 
segment of a story’s facade greater than 30 
feet in width is windowless and violates the 
minimum percentage requirements. 

b. Transparent Glass. All window glass shall 
be highly transparent with low reflectance. 
Light transmission should be approximately 
60 percent for ground story windows and a 
minimum of 55 percent for upper story windows.

c. Awnings. All awnings shall be canvas or metal. 
Plastic awnings are prohibited. Awnings shall 
not be translucent. Refer to Figure 27-98-33 
Awnings.

Figure 27-98-33 Awnings

Permitted Awnings: Metal

Permitted Awnings: Canvas
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d. Shutters. If installed, shutters, whether 
functional or not, may be designed to the 
following standards:

1. All shutters should be sized for the windows, 
so that if the shutters were to be closed, 
they would not be too small for complete 
coverage of the window. 

2. Shutters should be wood, metal, or fiber 
cement. Other “engineered” woods may 
be approved during the site plan process 
with an approved sample and examples of 
successful, high quality local installations. 

(5) Garage Doors. The following requirements apply to 
garage doors provided on any street facade.

a. Location. Garage doors are not permitted on 
Primary Street facades unless not utilized for 
vehicular access (but for patio access, open 
air dining). Garage doors are permitted on 
Secondary Street Facades with direct access to 
the street. The preferred location is on interior 
lot facades. 

b. Recessed from Facades. Garage Doors located 
on street facing facades shall be recessed a 
minimum of 3 feet from the dominant facade of 
the principal building facing the same street.

c. Design. Garage doors facing a Secondary Street 
and intended to be closed during business 
hours shall be clad with materials consistent with 
the design of the building. Carriage-style doors 
are required on the Townhouse and Detached 
House Building Type.

(6) Ground Story at Sloping Facades

a. Intent. Given the slopes in many parts of the 
Perimeter Center area, building design must 
accommodate grade changes along the sidewalk 
without creating tall, out-of-scale blank walls. 
Large, unarticulated building facades signal to 
pedestrians that an area is not intended for 
walking, reducing activity in the area and creating 
dead zones. Refer to Figure 27-98-34 Examples 
of Ground Story along Slope.

b. Regulations for Shopfronts.

1. Grade transitions on the building along the 
sidewalk should be designed to maximize 
active pedestrian-scale frontages between 
waist and eye level while minimizing blank 
walls.

Figure 27-98-34 Examples of Ground Story along Slope.
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2. Unless impracticable, the interior floor level 
should step to match the exterior grade.

3. If it is necessary for the interior floor to 
remain constant along the grade, changes 
may be accommodated by a storefront 
window display space.

4. Knee wall and retaining walls shall not 
exceed 30 inches in height except along a 
maximum 15 foot section of facade length.

5. If grade change is more than 12 feet along a 
single block face, entrance requirements may 
be increased to one entrance per 80 feet of 
building frontage.

6. Building entrances adjacent to the street 
should be within 3 feet of the elevation of 
the adjacent sidewalk, unless utilizing the PC 
District building types.

c. Regulations for Residential and other Building 
Frontages.

1. Grade transitions at the building along the 
sidewalk should be designed to minimize 
blank walls.

2. Unless impracticable, the interior floor level 
should step to match the exterior grade.

3. Multiple front entrances along the street 
activate each segment of building section at 
each grade.

4. Transition zones between the sidewalk and 
building facade of porches, terraces, and 
landscape areas may be used assist with 
grade changes. 

5. If it is necessary for the interior floor to 
remain constant along the grade, changes 
can be accommodated by terraced planters 
and retaining walls.

6. Retaining walls shall not exceed 30 inches 
in height except along a maximum 15 foot 
section of frontage.

7. When the elevation of the first floor is more 
than 3 feet above grade, windows should be 
provided into the basement or lower floor 
elevations.

(7) Fueling Stations 
Refer to Figure 27-98-35 Recommended Gas Station 
Layout for one illustration of the following criteria.

a. Building Location. A principal building should 
be built up to any corner with the longest facade 
along any Primary Street. If no Primary Street 
abuts the parcel, along the Parkway Facade.

b. Side Yard Parking. One double loaded aisle of 
parking is permitted on the interior side along a 
Primary Street, perpendicular to the street.

c. Pumps and Canopy Location. The pumps and 
canopy may be located on the interior of the 
parcel, but may have driveways to a street.

d. Building Build-to Zone. A building should be 
built to within 5 feet to 15 feet of the edge of the 
Street Type frontage.

e. Building Facade Design. The facade of all 
buildings shall meet all general design criteria 
within this section, 27-98(d) General Building 
Design Criteria.

f. Canopy Design. The canopy, columns, and 
structure shall be constructed substantially of 
the same materials utilized on the building.

g. Pavement. Site paving shall consist of maximum 
22 foot driveways and lanes along parking 
and along pumps. All other areas shall be 
landscaped.

h. Frontage. A maximum of 50 percent of the 
frontage may be used for parking and fuel areas.

Figure 27-98-35 Recommended Gas Station Layout
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Figure 27-98-36 Recommended Drive-Through Facility Layout

(8) Accessory Drive-through Structures
Refer to Figure 27-98-36 Recommended Drive-Through 
Facility Layout for one illustration of the following 
requirements.

a. Structure/Canopy. Drive-through structures 
or canopies shall be located on the rear or side 
facade of the building or in the rear of the lot 
behind the building, where permitted by use. The 
structure should not be visible from any Primary 
Street. 

b. Stacking Lanes. Stacking lanes shall be located 
perpendicular to the Primary Street or behind 
the building.

c. Canopy Design. The canopy, columns, and 
structure shall be constructed substantially of 
the same materials utilized on the building.

(9) Parking Structures Fronting a Street 
The following requirements are provided for parking 
structures fronting a Secondary Street or Parkway.

a. Primary Streets. Parking structures, whether 
accessory or principal use, shall not front a 
Primary Street, unless otherwise approved with 
Special Land Use Permit per Article V, Division 3.

b. Perimeter Center Districts. In the Perimeter 
Center (PC) Districts, parking structures as the 
principal use on the lot require a special land use 
permit (refer to Article V, Division 3 Special Land 
Use Permits). 

c. Parking Structure Design Requirements.

1. Blank Wall Limitations. On any street 
facade, no rectangular area greater than 30 
percent of any story’s facade, as measured 
from floor to floor, and no horizontal 
segment of a story’s facade greater than 15 
feet in width may be solid, blank wall. 

2. Pedestrian Entry. A defined pedestrian 
entrance/exit is required separate from the 
vehicular entrance and directly accessing the 
sidewalk. If the entry is enclosed, windows 
are required to meet a transparency rate of 
65 percent. 

3. Structures along Highways. Structured 
parking located along highways shall 
incorporate architectural elements (e.g. 
trellises, planters, landscape, panels) that 
provide visual screening of vehicles and 
interior lighting. 
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How To Use The PC Districts

Locate parcel on

Regulating Map Figure 27-104-1

to determine which district is designated
1 27-104(a) 

PC Districts
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PC-4 District

New Street (refer to 27-98 
Perimeter Center Overlay)

Perimeter Center Districts

New Streets

NOTE: Future street locations are 
conceptual.

Locate parcel on
Street Types Map Figure 27-98-1
for Street Type designation for use with Building Types and Frontage requirements

4 27-98(b)
Perimeter Center OverlaySTATION
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 Primary Street
  Existing
  New
 Secondary Street
  Existing
  New

 New Trail

Required Frontage Type

Required Trail

Properties within the Perimeter Center 
Districts are shown in white.

If the development is for a site that is

3 acres or greater in size
go to Open Space Types

27-106
PC Districts

are shown, go to Street Types and Streets & Blocks
New Streets
If the development is for a site where

27-98(b) & (c)
Perimeter Center Overlay

Review

Building Types3
to comply with requirements for Building Type(s) and their site(s)

27-105
PC Districts

Review 
District Requirements
to determine permitted Building Types, Uses, Height, and other requirements

2 27-104(b) to (g)
PC Districts

13

 27-104 DistrictsDRAFT

DRAFT FEBRUARY 2015 ARTICLE II DIVISION 5 PERIMETER CENTER DISTRICTS

CORE II DISTRICT REQUIREMENTS Reference

PE
RM

IT
TE

D
 B

U
IL

D
IN

G
 T

YP
ES

Shopfront 4

Minimum 80% of all 
Primary Streets frontages 
shall be fronted with 
Shopfronts

see 
Building Type 
Requirements 

27-XX(c)

General 4

Townhouse

Yard House

Civic 4

U
SE

 
M

IX Minimum Mix of Uses No mix required see 
Uses 27-XX-X

H
EI

G
H

T

Minimum 1 story

see 27-XX-X 
for floor-to-
floor heightsMaximum

3 stories; heights up to 6 stories 
are permitted for no more 
than 30 percent of the building 
footprint. Height shall not 
exceed 3 stories within 500 feet 
of single-family residences 

ST
RE

ET
S 

&
 B

LO
CK

S Street Configurations Required per map
see 27-XX-X

Maximum block 
perimeter Recommended 2500 feet

Boulevard 4

see 27-XX-XConnector 4

Lane

SI
TE

 
CO

VE
RA

G
E Maximum Impervious 

Cover 75 percent
see 27-XX 
DefinitionsMaximum Impervious plus 

Semi-Pervious Cover 85 percent

O
PE

N
 S

PA
CE

RE
Q

U
IR

EM
EN

TS

For all developments 3 acres or larger, one Open Space Type 
is required within 1/4 of a mile of the principal entrance(s) to 
each building. 

see 27-XX

When multiple open spaces are required, no more than two 
of any one type may be utilized on one development site.

Plaza 4

Green 4

Commons 4

Permitted but shall not be 
used to meet open space 
requirement.

Park 4

4 = permitted

C. Core II District 
Requirements for this district are 
provided in Figure 27-XX-3 Core II 
District Requirements.
1. Description & Intent. The Core II 
District is a smaller scale less intensive 
commercial district, permitting both 
shopfront buildings and office buildings.

Figure 27-104-3 Core II District Requirements

are required, go to Shared-Use Paths
New Shared Paths
If the development is for a site where

27-98(b)
Perimeter Center Overlay

Review
Street Type Frontage Requirements 
to determine street buffer, sidewalk/trail, and frontage landscape

5 27-98(b)
Perimeter Center Overlay

(or single-family neighborhood as noted), go to Transitional Buffers
Borders a different district
If the development

27-230
Zoning Ordinance

Determine the applicable

Development Approval Process6 to prepare all required application materials

27-103(b)
Perimeter Center Districts

Figure 27-103-1 How to Use the Code
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(a) Intent & Applicability

(1) Intent. The Perimeter Center (PC) district 
regulations are intended to promote the same 
purposes identified for the Perimeter Center Overlay, 
as stated in 27-98(a)(2). 

(2) Applicability. The PC zoning district regulations 
apply to properties zoned to a PC district in accordance 
with the Regulating Map (Figure 27-104-1) and the 
amendment procedures of Article V, Division 2.  

(b) Administration & Procedures

(1) Establishment of Perimeter Center Districts. 
Perimeter Center (PC) zoning district classifications may 
be applied to property and PC district boundaries may 
be amended only in accordance with the amendment 
procedures of Article V, Division 2 and the Regulating 
Map of Figure 27-104-1. 

(2) Effect of Establishment. Once property has been 
classified in a Perimeter Center district, that property is 
subject exclusively to the applicable Perimeter Center 
district regulations and any applicable overlay district 
regulations.

(3) Review and Approval Procedures. Unless 
otherwise expressly stated, all uses and development in 
Perimeter Center districts are subject to the applicable 
review and approval procedures of Article V, as well 
as any applicable procedures in chapter 16 of the 
municipal code (land development regulations).

(4) Site Plan Review. All applications for development 
permits within a Perimeter Center district must be 
accompanied by a site plan, which is subject to review 
and approval in accordance with Article v, Division 10.

(5) Relief. The Perimeter Center districts are intended 
to accommodate development as-of-right when 
such development occurs in strict conformance with 
applicable regulations. In some instances, however, 
unique site conditions, existing building circumstances 
or other constraints related to the subject property 
may make strict compliance impossible or highly 
impractical. In such instances, an applicant may seek 
relief from applicable regulations. Any relief granted 
and conditions imposed run with the land and are 
binding on the subject property owner and all future 
property owners. 

a. Minor Exception-Administrative Relief. The 
community development director is authorized 
to approve the following minor exceptions in 
accordance with the special administrative 
permit procedures of Article v, Division 7:

1. The location of a building relative to any 
minimum setback requirement or build-to 
zone width/location, provided that location 
deviates from strict compliance by no more 
than 5 feet;

2. An increase in total impervious coverage by 
no more than 5 percent, not to exceed the 
total amount of permitted impervious plus 
semi-pervious coverage;

3. A decrease in build-to zone coverage by no 
more than 10 percent; 

4. A reduction in the amount of required 
Shopfront building frontage along Primary 
Streets, by no more than 10 percent;

5. Additional height of any building story by 
no more than 2 feet, provided that the 
overall building height does not exceed the 
maximum permitted height;

6. An increase in the maximum permitted 
height of a retaining wall by up to 5 feet; and

7. Any other minor exception expressly 
authorized under the Perimeter Center 
district regulations.

b. Major Exceptions-Special Land Use Permit. 
Major exceptions to strict compliance with the 
Perimeter Center district regulations include 
any exception to strict compliance that is not 
expressly authorized as a minor exception 
under the provisions of subsection 27-103(B)(5)
a. Major exceptions require review and approval 
in accordance with the special land use permit 
procedures of Article v, Division 3.

(c) How to Use this Code
Refer to Figure 27-103-1 How to Use the Code for an 
overview of code use.
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27-104 Districts
SECTIONS
(a)  Districts & Regulating Map
(b) PC-1 District 
(c) PC-2 District 
(d) PC-3 District 
(e) PC-4 District 
(f) Uses 
(g) Sustainability Measures
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(a)  Districts & Regulating Map

(1) District Map. The permitted location for each 
Perimeter Center district is designated in Figure 27-
104-1 Regulating Map.

(2) District Requirements. The requirements in this 
subsection apply to the Perimeter Center districts as 
follows.

a. Requirements Specific to each District. Refer 
to 27-104(b) through 27-104(e) for specific 
descriptions and requirements for each district.

b. Use Requirements for all Districts. Refer to 
27-104(f) Uses for use requirements applicable 
to all districts.

c. Sustainability Measures for all Districts. 
Refer to 27-104(g) Sustainability Measures for 
sustainable development practice requirements 
applicable to all districts. 

(3) Street Types. Refer to section 27-98(b)(b) 
Street Types within the Perimeter Center Overlay 
for information on Street Types and street frontage 
requirements applicable to all Perimeter Center 
districts.

(4) Transition Yards. Refer to section 27-230 
Transition Yards for information on buffer and screen 
requirements between different districts and uses. 

(5) New Streets & Blocks. Refer to section 27-98(c) 
Streets & Blocks within the Perimeter Center Overlay 
for information on new street design requirements and 
block configurations. 

(6) Other Perimeter Center Overlay Requirements. 
Refer to sections 27-98(d) General Building Design 
Criteria within the Perimeter Center Overlay.
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Districts & Regulating Map
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Figure 27-104-1 Regulating Map
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PC-12 CITY OF DUNWOODY ZONING ORDINANCE ADOPTED MAY 22, 2017

PC-1 DISTRICT REQUIREMENTS Reference

BU
IL

D
IN

G
 T

YP
ES

Shopfront 4

Minimum 60% of the length of 
all Primary Street frontages shall 
be fronted with the Shopfront 
Building. Refer to Figure 27-98-2 
Street Types Map.

27-105 
Building TypesGeneral 4

Townhouse

Detached House

Civic 4

U
SE

 
M

IX Minimum Mix of Uses
For all developments over 3 acres in 
size, a minimum of 2 use categories 
shall be accommodated.

27-104(f) Uses
H

EI
G

H
T

Minimum
For parcels larger than 3 acres, 
buildings shall be a minimum of 18 
feet in height.

27-105(b)(2) 
for floor-to-
floor heights 
per Building 

Type;Maximum

16 stories or 200 feet, whichever is 
less;
Up to 36 stories or 360 feet, 
whichever is less, may be approved as 
a condition of rezoning or, if already 
zoned, with a special land use permit

ST
RE

ET
S 

&
 B

LO
CK

S Streets & Block 
Configurations

Required per Figure 27-104-1 
Regulating Map & Figure 27-98-2 
Street Types Map

27-98(c) 
Streets & 

Blocks

Minor Parkway 4

27-98(b) 
Street Types

Primary Street 4

Secondary Street 4

Secondary Street Narrow

SI
TE

 
CO

VE
RA

G
E Maximum Impervious 

Cover 80 percent
27-621 Terms 

DefinedMaximum Impervious 
plus Semi-Pervious 
Cover

85 percent

O
PE

N
 S

PA
CE

RE
Q

U
IR

EM
EN

TS

One permitted Open Space Type is required within 1/8 of a mile of 
the principal entrance(s) to each building.
For developments over 15 acres, at least one Open Space Type 
shall be a minimum of 1 contiguous acre in size.
For developments with a floor-area-ratio over 12, one additional 
Green or Park Open Space Type is required

27-106 Open 
Space Types

When multiple open spaces are required, no more than 2 of any 
one type may be utilized to meet the required open space.

Plaza 4

Green 4

Commons 4

Permitted but shall not be 
used to meet open space 
requirement.

Park 4

4 = permitted

(b) PC-1 District 
Requirements for this district are 
provided in Figure 27-104-2. PC-1 District 
Requirements.

(1) Description & Intent. The PC-1 
District is 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.

Figure 27-104-2. PC-1 District Requirements
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PC-2 DISTRICT REQUIREMENTS Reference

PE
RM

IT
TE

D
 

BU
IL

D
IN

G
 T

YP
ES Shopfront 4

Permitted on Primary Street 
frontages only. Refer to Figure 
27-98-2 Street Types Map.

27-105 
Building Types

General 4

Townhouse 4

Detached House

Civic 4

U
SE

 
M

IX Minimum Mix of Uses No mix required 27-104(f) Uses

H
EI

G
H

T

Minimum 1 story; single story buildings shall 
be 18 to 24 feet in height. 

27-230 for 
transition 

yards;  
27-105(a)(9)e 
for perimeter 

buffer;
 27-105(b)(2) 
for floor-to-
floor heights 
per Building 

Type

Maximum:  less than 100 feet from a lot 
line adjacent to single family zoning district 

3 stories or 35 feet, whichever is 
less

Maximum:  between 100 feet and 500 feet 
a lot line adjacent to single family zoning 
district 

5 stories or 70 feet, whichever is 
less

Maximum: greater than 500 feet to a lot 
line adjacent to single family zoning district

14 stories or 180 feet, whichever 
is less

Additional Height: in any location
Additional height may be approved 
as a condition of rezoning or, if 
already zoned, with a special land 
use permit

ST
RE

ET
S 

&
 

BL
O

CK
S

Streets & Block Configurations
Required per Figure 27-104-1 
Regulating Map & Figure 27-98-2 
Street Types Map

27-98(c) 
Streets & 

Blocks

Minor Parkway 4

27-98(b) 
Street Types

Primary Street 4

Secondary Street 4

Secondary Street Narrow

SI
TE

 
CO

VE
RA

G
E Maximum Impervious Cover 65 percent

27-621 Terms 
DefinedMaximum Impervious plus Semi-Pervious 

Cover 75 percent

O
PE

N
 S

PA
CE

RE
Q

U
IR

EM
EN

TS

One Open Space Type is required within 1/4 of a mile of the principal entrance(s) to each 
building.  
For developments over 18 acres, at least one Open Space Type shall be a minimum of 1 
contiguous acre in size.
For developments with a floor-area-ratio over 12, one additional Green or Park Open 
Space Type is required

27-106 Open 
Space TypesWhen multiple open spaces are required, no more than 2 of any one type may be 

utilized to meet the required open space.

Plaza 4

Green 4

Commons 4

Park 4

4 = permitted

(c) PC-2 District 
Requirements for this 
district are provided in 
Figure 27-104-3. PC-2 
District Requirements.

(1) Description & 
Intent. The PC-2 District 
is meant primarily for 
employment uses, 
residential buildings, 
and limited shopfront 
retail and services. 

Figure 27-104-3. PC-2 
District Requirements
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PC-3 DISTRICT REQUIREMENTS Reference

PE
RM

IT
TE

D
 B

U
IL

D
IN

G
 T

YP
ES

Shopfront 4

Minimum 80% of the length of all 
Primary Street frontages shall be 
fronted with Shopfronts. Refer to 
Figure 27-98-2 Street Types Map.

27-105 
Building TypesGeneral 4

Townhouse 4

Detached House

Civic 4

U
SE

 
M

IX Minimum Mix of Uses No mix required 27-104(f) Uses

H
EI

G
H

T

Minimum 1 story; single story buildings shall be 18 
to 24 feet in height. 

27-230 for 
transition 

yards;
27-105(a)(9)e 
for perimeter 

buffer;  
27-105(b)(2) 
for floor-to-
floor heights 
per Building 

Type

Maximum:  less than 100 feet from a lot line 
adjacent to single family zoning district 3 stories or 35 feet, whichever is less

Maximum: 100 feet or greater to a lot line 
adjacent to single family zoning district 5 stories or 70 feet, whichever is less

Additional Height: in any location
Additional height may be approved as 
a condition of rezoning or, if already 
zoned, with a special land use permit

ST
RE

ET
S 

&
 B

LO
CK

S

Streets & Block Configurations Required per Figure 27-104-1 Regulating 
Map & Figure 27-98-2 Street Types Map

27-98(c) 
Streets & 

Blocks

Minor Parkway 4

27-98(b) 
Street Types

Primary Street 4

Secondary Street 4

Secondary Street Narrow

SI
TE

 
CO

VE
RA

G
E

Maximum Impervious Cover 75 percent
27-621 Terms 

DefinedMaximum Impervious plus Semi-Pervious 
Cover 85 percent

O
PE

N
 S

PA
CE

RE
Q

U
IR

EM
EN

TS

One Open Space Type is required within 1/4 of a mile of the principal entrance(s) to each 
building.  
For developments over 18 acres, at least one Open Space Type shall be a minimum of 1 
contiguous acre in size.

27-106 Open 
Space Types

When multiple open spaces are required, no more than 2 of any one type may be utilized to 
meet the required open space.

Plaza 4

Green 4

Commons 4
Permitted but shall not be used to 
meet open space requirement.

Park 4

4 = permitted

(d) PC-3 District 
Requirements 
for this district 
are provided in 
Figure 27-104-
4. PC-3 District 
Requirements.

(1) Description & 
Intent. The PC-3 
District is a smaller 
scale less intensive 
commercial district, 
permitting both 
shopfront buildings 
and office buildings.

Figure 27-104-4. PC-3 
District Requirements
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PC-4 DISTRICT REQUIREMENTS Reference

PE
RM

IT
TE

D
 B

U
IL

D
IN

G
 

TY
PE

S

Shopfront

27-105 
Building Types

General 4

Townhouse 4

Detached House 4

Civic 4

U
SE

 
M

IX Minimum Mix of Uses No mix required 27-104(f) Uses

H
EI

G
H

T
Minimum 1 story

27-105(b)(2) 
for floor-to-
floor heights 
per Building 

TypeMaximum

3 stories or 42 feet, whichever 
is less; additional height may 
be approved as a condition of 
rezoning or, if already zoned, with 
a special land use permit

ST
RE

ET
S 

&
 B

LO
CK

S Streets & Block 
Configurations

Required per Figure 27-104-1 
Regulating Map & Figure 27-98-2 
Street Types Map

27-98(c) 
Streets & 

Blocks

Minor Parkway

27-98(b) 
Street Types

Primary Street 4

Secondary Street 4

Secondary Street Narrow 4

SI
TE

 
CO

VE
RA

G
E Maximum Impervious 

Cover 60 percent

27-621 Terms 
DefinedMaximum Impervious 

plus Semi-Pervious 
Cover

70 percent

O
PE

N
 S

PA
CE

RE
Q

U
IR

EM
EN

TS

One Open Space Type is required within 1/8 of a mile of the 
principal entrance(s) to each building.  
For developments over 18 acres, at least one Open Space Type 
shall be a minimum of 1 contiguous acre in size.

27-106 Open 
Space Types

When multiple open spaces are required, no more than 2 of 
any one type may be utilized to meet the required open space.

Plaza

Green 4

Commons 4

Park 4

4 = permitted
0= permitted under listed conditions

(e) PC-4 District 
Requirements for this district are 
provided in Figure 27-104-5. PC-4 District 
Requirements.

(1) Description & Intent. The PC-4 
District is primarily meant for residential 
uses at a scale that provides a transition 
between the intensity of Perimeter 
Center and the surrounding single-family 
residential neighborhoods.

Figure 27-104-5. PC-4 District Requirements
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(f) Uses 
The following applies to all Perimeter Center districts. 

(1) Use Table. The following apply to the uses outlined 
in this section. Refer to Figure 27-104-6. Table of 
Permitted Uses.

a. Use Categories. Refer to 27-111 through 27-116. 

b. Permitted and Special Uses. Each use may be 
permitted as-of-right, permitted with a special 
administrative permit, permitted as a special 
exception, or permitted with a special land use 
permit. Refer to 27-111(4) Use Tables. 

c. Number of Uses. A lot may contain more than 
one use.

d. Principal and Accessory Uses. Each of the 
uses may function as either a principal use 
or accessory use on a lot, unless otherwise 
specified.

e. Building Type. Each use shall be located within a 
permitted Building Type (Refer to 27-105 Building 
Types), unless otherwise specified.

(2) Developments of Regional Impact. Any project 
that constitutes a major modification to an existing 
Development of Regional Impact or a new application 
for a Development of Regional Impact requires review 
and approval through the Special Land Use Permit 

process. See also 27-303 for additional process 
requirements.

(3) Use Sub-Categories. For the purposes of fulfilling 
the Use Mix requirements defined in each district table 
(refer to 27-104(b) PC-1 District through 27-104(e) PC-4 
District), utilize the following sub-categories of uses, 
consisting of those uses listed in the table, right, that 
may contribute to the mix. Some permitted uses are 
not included.

a. Lodging & Residence Sub-Category
 Household Living
 Group Living
 Lodging

b. Civic Sub-Category
 Club or Lodge, Private
 Cultural Exhibit
 Educational Services
 Hospital
 Place of Worship

c. Office Sub-Category
 Construction and Building Sales and Service
 Medical Service
 Office or Consumer Service
 Research and Testing Services

d. Retail Sales Sub-Category
 Retail Sales
 Food and Beverage Retail Sales

e. Service Use Sub-Category
 Animal Services
 Day Care
 Repair or Laundry Services, Consumer
 Personal Improvement Services
 Eating and Drinking Establishments
 Financial Services
 Entertainment and Spectator Sports
 Sports and Recreation, Participant
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USES DISTRICTS

PC
-1

PC
-2

PC
-3

PC
-4 Reference

RESIDENTIAL 
Household Living 

Detached house — — — P

Attached house — P[1] P[1] P[1]

Multi-unit building, rental S S S S

Multi-unit building, 
owner- occupied

P P P P

Age-Restricted Multi-unit 
building, rental

S S S S

Age-Restricted Multi-unit 
building, owner-occupied

P P P P

Group Living — S S S

QUASI-PUBLIC & INSTITUTIONAL
Ambulance Service S S S S

Club or Lodge, Private P P P —

Cultural Exhibit P P P P

Day Care P P P P

Educational Services S S S S

Hospital S S S —

Place of Worship P P P P 27-146

Utility Facility, Essential P P P E 27-151

COMMERCIAL

Animal Services P P S — 27-131

Communication Services

Telecommunications 
antenna mounted 
to building or similar 
structure

A A A A 27-150

All other P P P P

Standalone tower S S S S

Construction and 
Building Sales and 
Services

P P P —

Eating and Drinking Establishments

Food truck P P P — 27-138

USES DISTRICTS

PC
-1

PC
-2

PC
-3

PC
-4 Reference

Other eating or drinking 
establishment

P P P —

Drive-through Facility S S S — 27-98(d)(8)

Entertainment and Spectator Sports

Indoor P P P —

Outdoor S S S —

Financial Services

Banks, credit unions, 
brokerage and 
investment services

P P P —

Food and Beverage Retail 
Sales P P P —

Funeral and Interment 
Services P P P —

Lodging P P P S

Medical Service P P P —

Office or Consumer 
Service P P P —

Parking, Non-accessory S S S S 27-98(d)(9)

Personal Improvement 
Service P P P —

Repair or Laundry 
Service, Consumer P P P —

Research and Testing 
Services P P P —

Retail Sales P P P —

Sports and Recreation, Participant

Indoor P P P —

Outdoor S S S —

Vehicle and Equipment, Sales and Service

Gasoline sales — — S — 27-98(d)(7)

Vehicle sales and rental 
(Indoor only)

P P P — 27-154

Vehicle repair, minor — — S — 27-153

P = use permitted as of right
A = special administrative permit required
E = special exception required
S = special land use permit required

[1] Where more than 10% of the units are rental, a special land use 
permit is required.

Figure 27-104-6. Table of Permitted Uses
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(g) Sustainability Measures

(1) Intent. The following requirements are intended to 
further the sustainability goals of the City defined in the 
most current Sustainability Plan adopted by the City.

(2) Applicability. The sustainable development 
measures in this section shall be addressed by all 
new developments in a Perimeter Center (PC) district 
that involve the complete replacement of an existing 
building or construction of a new building. 

(3) Calculation & Evaluation 

a. Minimum Points Required. The applicant 
shall achieve no fewer than 7 points from any 
combination of the sustainable development 
measures as valued in Figure 27-104-7 
Sustainability Measures & Values. No partial 
points will be accepted.

b. Minimum Requirements of the Measure. All 
points shall be awarded based on meeting the 
minimum requirements of each sustainability 
measure, as indicated in this section. 

c. Newly Constructed Measures. Measures count 
only if they are part of the new development 
application; measures already in place at 
the time of application do not count, unless 
otherwise approved by the community 
development director.

d. Required Documentation. The following 
documentation is required:

1. Documentation of which measures and total 
number of points the applicant will achieve 
shall be indicated on the Development 
Permit application submitted to the City 
(refer to Article V, Division 9). 

2. Documentation is required to clearly 
illustrate the extent to which the minimum 
requirements of each of the selected 
measures is to be met through permanent 
construction or policies.

(4) Energy Category Measures

a. Energy Efficiency. Newly constructed buildings 
must demonstrate an average 10 percent 
improvement over the energy code currently in 
effect in the city.

b. Renewable Energy. Incorporate renewable 
energy generation on-site with production 
capacity of at least 5 percent of the building’s 
annual electric or thermal energy, established 
through an accepted building energy 
performance simulation tool. The following 
renewable energy generation sources are 
applicable: solar thermal or photovoltaics, 
ground-sourced heating or cooling. fuel cells 
and microturbines using non-fossil fuel, wind 
energy conversion.  Other means of generating 
electricity without using a fuel, such as kinetic, 
heat exchange, approved by the community 
development director.

c. Green Roof. Install a vegetated roof for at least 
50 percent of any building roof area or roof deck; 
a minimum of 2,500 square feet is required to 
receive credit.

MEASURES VALUE
ENERGY 
CATEGORY Building Energy Efficiency 3 points

Renewable Energy Sources 5 points

Green Roof 4 points

Heat Island Reduction 2 points

WATER 
CATEGORY Building Water Efficiency 2 points

Water-Efficient Landscaping 1 points

Pervious Pavement 2 points

TRANS-
PORTATION 
CATEGORY

Enhanced Bicycle Amenities 
Measure

1 to 2 
points

Transportation Access 
Measure 4 points

ALTERNATIVE Alternative Measure 1 to 3 
points

Figure 27-104-7 Sustainability Measures & Values
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d. Heat Island Reduction..Use any combination 
of the following strategies for 35 percent of all 
on-site, non-roof hardscape areas, including 
sidewalks, plazas, courtyards, parking lots, 
parking structures, and driveway: coverage of 
the surface at canopy tree maturity in 15 years, 
and/or solar reflective paving & roofing with a SRI 
(solar reflectance index) of at least 29.

(5) Water Category Measures 

a. Building Water Efficiency. Indoor water use 
in new buildings and major renovations must 
be an average 20 percent less than in baseline 
buildings. Baseline water usage shall be 
determined based on fixtures per the Energy 
Policy Act of 1992 and subsequent rulings by 
the United States Department of Energy or a 
similar method approved by the community 
development director.

b. Water-Efficient Landscaping. Reduce potable 
water used for landscape irrigation by 50 percent 
from a calculated midsummer baseline case 
by using either one of the following methods:  
utilizing all xeriscape plant materials and 
providing no permanent irrigation system, or 
using only captured rainwater with an irrigation 
system.

c. Pervious Pavement. Install an open grid or 
pervious pavement system that is at least 40 
percent pervious on 65 percent of all hardscape 
surface areas, including sidewalks, plazas, 
courtyards, parking lots, and driveways. The 
water shall be directed into the groundwater or 
other acceptable storm accommodation per the 
public works director.

(6) Transportation Category Measures 

a. Enhanced Bicycle Amenities Measure. Inclusion 
of 2 of the following earns 1 point. Inclusion of 3 
of the following earns 2 points.

1. Lockable enclosed bicycle storage. Provide 
1 secure, enclosed bicycle storage space for 
10 percent of planned employee occupancy 
with no more than 10 spaces required.

2. Employee shower facilities. Provide a 
minimum of one shower facility per 150 
employees, minimum of one total. 

3. Repair Center. Provide a designated 
bicycle repair center open to the public and 
consisting of, at least one air pump, water, 
and basic tools for minor repairs.

b. Transportation Access Measure. Site must be 
within 1/4 mile of existing or proposed transit 
stop with provision of enhanced access to transit 
and shall include one or more of the following. 

1. Construction of a bus turnout on 
development property or in adjacent street 
right-of-way.

2. Construction of additional shared use paths 
other than those required per 27-98(b)(3)d 
Shared Use Paths.

3. Provision of direct platform connection to rail 
station.

4. Additional easement for provision or 
enhancement of transit.

5. Other items approved by the public works 
director. 

(7) Alternative Measure. The applicant may submit 
an alternative sustainable development measure for 
approval by the community development director. 
The measure shall further a sustainability goal and 
shall not be considered standard practice for current 
developments. The measure shall be unrelated to 
any of the other measures defined in this Section. 
Based upon their review, the community development 
director shall approve for the number of points to 
be awarded. Required documentation shall clearly 
illustrate that the measure furthers a sustainability goal. 
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SECTIONS
(a) Requirements for all Building Types
(b) Regulations Specific to Building Types 
(c)  Explanation of Specific Building Type Require-

ments

27-105 Building Types
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each street. Refer to Figure 27-105-1 Corner and Build-
to Zones on Different Street Types. 

a. Corners at Primary Street and Parkways. 
Buildings shall be built up to the corner, 
occupying the intersection of the two build-
to zones of any intersection of two Primary 
Streets, a Primary Street at any Parkway, or two 
Parkways. Courtyards shall not be located in this 
area.

b. Corners involving Secondary Streets. Buildings 
should be built to the corner, occupying the 
intersection of the two build-to zones of any 
intersection involving a Secondary Street. 
Courtyards should not be located in this area.

(9) Treatment of Build-to Zones, Setbacks, & 
Transition Yards. Refer to 27-621 Terms Defined for 
definition of build-to zones and setbacks.

a. Landscape Areas. All build-to zones and 
setbacks shall only contain courtyards (as 
permitted by Street Type frontage), plazas (as 
permitted by Street Type frontage), patios (as 
permitted by Street Type frontage), sidewalk or 
trail extensions, buffers, and/or landscape yards, 
unless otherwise specifically noted. 

b. Transition Yards. Refer to 27-230 for size and 
landscape requirements. 

c. Surface Parking. Surface parking lot yard 
location is determined by Building Type and shall 
only be permitted in setbacks when the setback 

Figure 27-105-1 Corner and Build-to Zones on Different 
Street Types

(a) Requirements for all Building Types
The Building Types detailed in this section outline the 
required building forms for new construction and 
renovated structures within the Perimeter Center 
districts defined in 27-104 Districts. 

(1) Applicability. The requirements of this section 
apply to all new development, or new structures or 
buildings, established in 27-103(a)(2). All structures 
must meet the requirements of one of the Building 
Types permitted within the Zoning District.

(2) Districts, Building Types, and Street Types. For 
each lot, a designated Perimeter Center district is found 
on Figure 27-104-1 Regulating Map. 

a. District. Each district, per 27-104 Districts, has 
a set of requirements related to streets, open 
space, uses, and permitted Building Types. 

b. Building Types. Each Building Type, as 
established in this section 27-105, has a set of 
requirements, including requirements related to 
the facades facing different Street Types. 

c. Street Types. Street Types, per section 27-98(b) 
Street Types of the Perimeter Center Overlay, 
include frontage requirements for the space 
between the build-to zone of the Building Type 
and the curb of the street.

(3) Uses. Uses are permitted by District, per 27-104(f) 
Uses. Each Building Type can house a variety of uses 
depending on the district in which it is located. Some 
Building Types have additional limitations on permitted 
uses as located within the building.

(4) General Building Design Requirements. Refer 
to section 27-98(d) General Building Design Criteria 
within the Perimeter Center Overlay for information 
on building design requirements additional to and 
applicable to all Building Types. 

(5) Multiple Principal Structures. Multiple structures 
are permitted on all lots in the Perimeter Center 
districts. All structures shall meet the requirements of 
one of the permitted Building Types for the district.

(6) Permanent Structures. All buildings constructed 
shall be permanent construction, unless otherwise 
noted.

(7) Other Structures. Utility structures and towers 
permitted in the district are exempted from the 
Building Type standards.

(8) Build to the Corner. The corner of the lot is 
defined as the intersection of the two build-to zones of 

BUILDING

Transition Yard (refer to 27-230)

Se
co

nd
ar

y 
St

re
et

Primary Street

Pa
rk

w
ay

Primary  
Build-to 
Zone

Secondary  
Build-to Zone

Parkway  
Build-to Zone

Primary Street Frontage Area 

Secondary Street 
Frontage Area 

Parkway 
Frontage Area 

Permitted 
Parking Area

BUILDING
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is labeled as a “building setback”. Parking shall 
be set back from a lot line abutting another 
property a minimum of 5 feet. Refer to 27-105(b) 
Regulations Specific to Building Types.

d. Driveways. Driveways may cross perpendicularly 
through build-to zones and setbacks, when 
permitted per 27-105(a)(10) Driveways, below, or 
to connect to a parking lot on an abutting lots.

e. Perimeter Buffer. On all PC district lots, 
a required transition yard of 100 feet is 
established at the lot line of a PC district and 
any city of Dunwoody residential zoning district 
not within the PCID Overlay area. Within the 
perimeter buffer, building height is restricted to 
3 stories or 42 feet, whichever is less. Refer to 
27-104 Districts.

(10) Driveway Access. Location of vehicular driveway 
access is based on the Major or Minor Parkway, 
Primary Street, and Secondary Street designations in 
Figure 27-98-2 Street Types Map per the hierarchy as 
follows. Refer to Figure 27-105-2 Driveway Locations by 
Street Type.

a. Public Works Director. The public works 
director shall determine the quantity of 
driveways, need for closure of existing driveways, 

Figure 27-105-2 Driveway Locations by Street Type

Secondary Street

Major or Minor Parkway

M
aj

or
 o

r 
M

in
or

 P
ar

kw
ay

Pr
im

ar
y 

St
re

et

al
le

y 
or

 la
ne

Major or Minor 
Parkway: Existing access 
only. Request minor 
exception for additional 
access.

Primary Street: 1 
driveway permitted 
if there is no alley 
or secondary street 
access

Secondary Street: 1 driveway permitted per 400 feet 
of frontage (no more than two per site)

width of driveways, and proximity of driveways to 
other driveways or streets.

b. Alleys/Lanes. Access from an adjacent alley 
or lane is unlimited. Construction of new 
private or public alleys/lanes through blocks is 
encouraged. Typically, alleys or lanes cut through 
a block and provide vehicular acess to multiple 
garages, parking lots, or service areas. Minimum 
pavement width for an alley or lane is 16 feet 
and maximum pavement width is 24 feet.

c. Secondary Street Access. If no alley exists, one 
driveway access per 200 linear feet of street 
frontage or 2 total driveway access points, 
whichever is greater, are permitted from each 
Secondary Street per site. 

d. Primary Street. If no alley or Secondary Street 
exists, one driveway access point is permitted off 
each Primary Street. 

1. Side Parking off Primary Street. When side 
parking with the drive located perpendicular 
to the street centerline, is utilized as 
permitted by the Building Type, one driveway 
access is permitted off the Primary Street. 
This driveway counts towards entrances 
permitted by 27-105(a)(10)d, above. The 
sidewalk paving shall extend across the 
driveway, signaling priority to the pedestrian.

e. Parkways. If no alley, Secondary Street, or 
Primary Street exists, existing driveways may be 
utilized off Parkways. New driveways off Minor 
or Major Parkways are permitted only if no other 
option exists and a minor exception is granted 
by the public works director.

f. Shared Driveways. Shared driveways are 
encouraged for all other adjacent developments.

g. Inter-Lot Drives. When two or more parking lots 
are located adjacent to each other and each lot 
contains the same Building Type, the parking lots 
shall be connected with a drive perpendicularly 
crossing the Transition Yard. Other parking lots 
should be connected wherever practical.

h. Pedestrian Facilities. At-grade, designated 
pedestrian routes, including sidewalks and 
crosswalks, shall be supplied connecting each 
parking area to either the Primary sidewalk (and 
front entrance) or a rear public entrance.

1. Crosswalks shall include pavers or colored 
concrete pavement across driveways.
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2. Vehicular areas, such as driveways, parking 
drive lanes, loading lanes, bike lanes/facilities, 
and parking areas, shall not be utilized as 
designated pedestrian routes.

3. Pedestrian connections are desirable 
between all adjacent sites and land uses.

i. Driveway Width. Driveways shall be no greater 
than 22 feet in width at the right-of-way line. 
Driveways wider than 22 feet shall include 
landscaped, pedestrian refuge islands with a walk 
area to reduce the crossing to no more than 22 
feet.

j. Loading Facilities. Loading facilities for all 
Building Types in all Perimeter Center districts 
shall be located as follows:

1. Loading facilities shall not face Primary 
Streets.

2. Loading facilities shall not be located in any 
required building setback area.

3. Preferred location for loading facilities is on 
the interior of the lot, not visible from any 
streets.

4. Loading facilities visible from a Parkway or 
Secondary Street shall be screened from the 
sidewalk by a fence/wall or a combination of 
fence/wall and landscape screening.

i. Fence/Wall. Fences and walls shall be 
no taller than 6 feet and shall have a 
minimum overall opacity of 80 percent. 
Materials shall meet the requirements of 
27-98(d)(3)a Major Facade Materials, in 
the Perimeter Center Overlay.

ii. Landscape. Tree canopies shall be used 
to screen above the 6 foot wall or fence.

iii. Shrubs and Hedges. Shrubs and hedges 
may be utilized to fulfill no more than 
one third of the screening, as measured 
along the screen length. A double row of 
5 gallon shrubs, with mature height of a 
minimum 6 feet, is required.

k. Accessory Buildings. The following applies to 
all accessory buildings or structures in any PC 
district:

1. Attached accessory structures are 
considered part of the principal structure 

and shall meet all requirements of the 
principal structure. 

2. Detached accessory structures shall comply 
with all building and district requirements 
unless otherwise modified in the following:

i. Detached accessory structures are 
not permitted between the face of the 
building and any street right-of-way line.

ii. Detached accessory structures shall be a 
maximum of 10 feet lower in height than 
the overall building height or 15 feet in 
height, whichever is greater.
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(b) Regulations Specific to Building Types 

(1) Building Type Descriptions & Intents

a. Shopfront Building. The Shopfront Building is 
intended for use as a mixed use building located 
close to the sidewalk with parking typically in the 
rear or side of the lot.

The most distinctive element of this Building 
Type is the ground floor front facade with large 
amounts of storefront glass and regularly spaced 
entrances, typically for retail and service uses.

b. General Building. The General Building is 
intended to be built close to the sidewalk, but 
may also allow for a landscape yard and drop off 
drives. This building can be structured to house 
offices or residential uses including multi-family, 
and may have limited amounts of accessory retail 
and service uses in the ground floor.

Parking is typically provided in structures at 
the rear of the lot, internally in the rear of the 
building, but may also have limited surface 
parking along the side of the building. 

c. Townhouse Building. The Townhouse Building 
is a building typically comprised of several multi-
story single-family units, located adjacent to each 
other, each with its own entrance to the street. 

d. Detached House Building. The Detached House 
Building is a building surrounded by landscape 
yard, with an entrance facing the street, and 
typically housing single family uses. 

Parking is required to be located in the rear, 
either incorporated into a detached garage or in 
an attached garaged accessed from the rear of 
the building. 

e. Civic Building Description. The Civic Building 
is the most flexible Building Type limited to civic 
and institutional types of uses. 

These buildings are distinctive within the urban 
fabric created by the other Building Types and 
could be designed as iconic structures. 

(2) Building Type Regulations
The following defines and illustrates the regulations for 
each Building Type.
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27-105 Building Types
Shopfront Building Regulations

PC-26 CITY OF DUNWOODY ZONING ORDINANCE ADOPTED MAY 22, 2017

Notes
1 If 18 feet or more in height, ground story shall count as 2 stories towards maximum building height.

a. SHOPFRONT BUILDING REGULATIONS
PC-1 DISTRICT PC-2 DISTRICT PC-3 DISTRICT

BUILDING SITING Refer to Figure 27-105-3 Shopfront Building: Building Siting and 27-105(c)(1) Building Siting by Street Types 

Along Primary Street Frontage Edge

q Minimum Build-to Zone Coverage 90% 80% 80%

w Build-to Zone (Measured from Street Type Frontage 
          edge. Refer to Figure 27-105-21) 0’ to 10’ 0’ to 15’ 0’ to 15’

e Off-Street Parking along Frontage
one double-loaded aisle, 
perpendicular to street per 
27-105(c)(1)c.1. Side Parking

permitted (refer to 27-105(a)(8) Build to the Corner for 
buildings required on corners)

Along Parkway Frontage Edge

r Minimum Build-to Zone Coverage 60% 30% 30%

t Build-to Zone (Measured from Street Type Frontage 
          edge. Refer to Figure 27-105-21) 0’ to 15’ 0’ to 15’ 0’ to 15’

y Off-Street Parking along Frontage permitted (refer to 27-105(a)(8) Build to the Corner for buildings required on corners)

Along Secondary Street Frontage Edge

u Minimum Build-to Zone Coverage 30% none required none required

i Build-to Zone (Measured from Street Type Frontage 
          edge. Refer to Figure 27-105-21) 0’ to 30’ 0’ to 50’ 0’ to 50’

o Off-Street Parking along Frontage permitted permitted permitted

At Adjacent Lot Lines

1) Minimum Side Building Setback 15’; 0 abutting other PC-1 
districts 15’ 15’

1! Minimum Rear Building Setback 30’ 30’ 30’

FLOOR-TO-FLOOR HEIGHT Refer to Figure 27-105-4 Shopfront Building: Floor-to-Floor Height & Use Requirements and 27-105(c)(2) Floor-to-Floor 
Height.

1@ Ground Story:  Minimum Height 
Maximum Height

14’
30’ 1

14’
30’ 1

14’
24’ 1

1# Ground Story Elevation
80% between 0’ to 2’ above adjacent sidewalk in right-of-way; visible basement not 
permitted (refer to 27-98(d)(6) Ground Story at Sloping Facades for stepping facades at 
sloped sidewalks)

USES Refer to Figure 27-105-4 Shopfront Building: Floor-to-Floor Height & Use Requirements and 27-105(c)(3) Uses within Building.

1$ Ground Story any retail subcategory, service subcategory, lobbies for lodging (refer to 27-104(f) Uses) 
permitted in the district

1% Upper Story any use permitted in the district

1^ Parking within Building permitted fully in any basement and in rear of ground and upper floors; entrance to 
parking should be off an interior facade 

1& Required Occupied Space 30’ deep from any Primary Street facade on all ground and upper stories

STREET FACADE DESIGN REQUIREMENTS  Refer to Figure 27-105-5 Shopfront Building: Street Facade Design Requirements and 27-105(c)(4) Street 
Facade Design Requirements

1* Ground Story Fenestration 
Measured between 2’ and 10’ above grade

75% minimum 60% minimum 60% minimum

1( Entry Area recessed between 3’ and 8’ from the facade closest to the street

2) Entrance Elevation within 2’ of average grade at the sidewalk adjacent to entrance

2! Required Number of Primary Street 
Entrances 1 per each 75’ width of front facade

2@ Ground Story Vertical Facade Divisions every 30’ of facade width 

2# Horizontal Facade Divisions required within 3’ of the top of the ground story, and every 5th floor above the 1st floor
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27-105 Building Types
Shopfront Building Regulations

PC-27ARTICLE II DIVISION 5 PERIMETER CENTER DISTRICTSADOPTED MAY 22, 2017

Figure 27-105-3 Shopfront Building: Building Siting

Figure 27-105-4 Shopfront Building: Floor-to-Floor Height & Use 
Requirements

Figure 27-105-5 Shopfront Building: Street Facade 
Design Requirements
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27-105 Building Types
General Building Regulations

PC-28 CITY OF DUNWOODY ZONING ORDINANCE ADOPTED MAY 22, 2017

Notes
1 If 18 feet or more in height, ground story shall count as two stories towards maximum building height.

b. GENERAL BUILDING REGULATIONS

PC-1 DISTRICT PC-2 DISTRICT PC-3 DISTRICT PC-4 DISTRICT
BUILDING SITING Refer to Figure 27-105-6 General Building: Building Siting and 27-105(c)(1) Building Siting by Street Types

Along Primary Street Frontage Edge

q Minimum Build-to Zone Coverage 80% 50% 60% 60%

w Build-to Zone (Measured from Street Type 
Frontage edge. Refer to Figure 27-105-21) 5’ to 20’ 10’ to 30’ 5’ to 15’ 15’ to 30’

e Off-Street Parking along Frontage
one double-loaded 
aisle, perpendicular to 
street per 27-105(c)(1)
c.1. Side Parking

permitted (refer to 27-105(a)(8) Build to the 
Corner for buildings required on corners) not permitted

Along Parkway Frontage Edge

r Minimum Build-to Zone Coverage 60% 50% 50% 50%

t Build-to Zone (Measured from Street Type 
Frontage edge. Refer to Figure 27-105-21) 5’ to 20’ 10’ to 30’ 15’ to 50’ 15’ to 30’

y Off-Street Parking along Frontage permitted (refer to 27-105(a)(8) Build to the Corner for buildings required on corners)

Along Secondary Street Frontage Edge

u Minimum Build-to Zone Coverage 30% none required

i Build-to Zone (Measured from Street Type 
Frontage edge. Refer to Figure 27-105-21) 10’ to 50’ 10’ to 50’ 15’ to 50’ 15’ to 50’

o Off-Street Parking along Frontage permitted permitted permitted permitted

At Adjacent Lot Lines

1)
Minimum Side Building Setback & 
Space Between Buildings on Same 
Lot

15’; minimum 15’ between buildings on same lot

1! Minimum Rear Building Setback 30’

FLOOR-TO-FLOOR HEIGHT Refer to Figure 27-105-7 General Building: Floor-to-Floor Height & Use Requirements and 27-105(c)(2) Floor-to-Floor Height.

1@ Ground Story:  Minimum Height 
Maximum Height

14’
30’ 1

14’
24’ 1

14’
24’ 1

10’
18’ 1

1# Ground Story Elevation maximum of 2’-6” above the adjacent sidewalk in right-of-way without visible basement and a 
maximum of 4’-6” above the sidewalk with a visible basement

USES Refer to Figure 27-105-7 General Building: Floor-to-Floor Height & Use Requirements and 27-105(c)(3) Uses within Building.

1$ Ground Story office category, residential category, and retail sales and service uses 
limited to 25% of gross ground floor area, as permitted by district

limited to certain uses 
per 27-104(f) Uses

1% Upper Story any permitted use limited to certain uses 
per 27-104(f) Uses

1^ Parking within Building permitted fully in any basement and in rear of ground and upper floors; entrance to parking 
should be off an interior facade 

1& Required Occupied Space 30’ deep from any Primary Street facade on all ground and upper stories

STREET FACADE DESIGN REQUIREMENTS  Refer to Figure 27-105-8 General Building: Street Facade Design Requirements and 27-105(c)(4) Street 
Facade Design Requirements

1* Ground Story Fenestration 
Measured between 2’ and 10’ above grade

20% minimum 20% minimum 20% minimum 20% minimum

1( Entry Area recessed minimum 3’ from the facade closest to the street

2) Required Number of Primary 
Street Entrances 1 per each 150’ of front facade

2! Ground Story Vertical Facade 
Divisions every 150’ of facade width 

2@ Horizontal Facade Divisions required within 3’ of the top of the ground story, the top of the visible basement, and any 5th 
floor above the 1st floor
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27-105 Building Types
General Building Regulations

PC-29ARTICLE II DIVISION 5 PERIMETER CENTER DISTRICTSADOPTED MAY 22, 2017

Figure 27-105-6 General Building: Building Siting

Figure 27-105-7 General Building: Floor-to-Floor Height & Use Requirements Figure 27-105-8 General Building: Street Facade Design 
Requirements
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27-105 Building Types
Townhouse Building Regulations

PC-30 CITY OF DUNWOODY ZONING ORDINANCE ADOPTED MAY 22, 2017

Notes
1 For the purposes of the Townhouse building, a building consists of multiple units; minimum of 3 and maximum of 8 units. 
2 Each unit shall have a front facade fully located in a primary street build-to zone, except one of every five units may shall front a courtyard with a 
minimum width of 30 feet or a secondary street. The courtyard shall be defined on three sides by units.
3 A Townhouse building shall be a minimum of 2 stories and a maximum of 4 stories, independent of the district requirements.

c. TOWNHOUSE BUILDING REGULATIONS
PC-2 DISTRICT PC-3 DISTRICT PC-4 DISTRICT

BUILDING SITING 1 Refer to Figure 27-105-9 Townhouse Building: Building Siting and 27-105(c)(1) Building Siting by Street Types

Along Primary Street Frontage Edge

q Minimum Build-to Zone Coverage SEE NOTE 2 65% 65% 65%

w Build-to Zone SEE NOTE 2 (Measured from Street Type 
Frontage edge. Refer to Figure 27-105-21) 10’ to 30’ 15’ to 30’ 15’ to 30’

e Off-Street Parking along Frontage not permitted not permitted not permitted

Along Parkway Frontage Edge

r Minimum Build-to Zone Coverage SEE NOTE 2 50% 50% 50%

t Build-to Zone SEE NOTE 2 (Measured from Street Type 
Frontage edge. Refer to Figure 27-105-21) 25’ to 50’ 25’ to 50’ 25’ to 50’

y Off-Street Parking along Frontage permitted

Along Secondary Street Frontage Edge

u Minimum Build-to Zone Coverage none required

i Setback (Measured from Street Type Frontage edge. 
Refer to Figure 27-105-21) 15’ 15’ 15’

o Off-Street Parking along Frontage permitted

At Adjacent Lot Lines & Between Buildings

1) Minimum Side Building Setback & Space 
Between Buildings on Same Lot 15’

1! Minimum Rear Building Setback 30’; 10’ for accessory garage building

FLOOR-TO-FLOOR HEIGHT 3  Refer to Figure 27-105-10 Townhouse Building: Floor-to-Floor Height & Use Requirements and 27-105(c)(2) Floor-to-Floor 
Height.

1@
All Stories:  Minimum Height 

Maximum Height  
Measured floor-to-floor

 9’
14’

 9’
14’

 9’
14’

1# Ground Story Elevation maximum of 2’-6” above the sidewalk without a visible basement and a maximum of 4’-
6” above the sidewalk with a visible basement

USES Refer to Figure 27-105-10 Townhouse Building: Floor-to-Floor Height & Use Requirements and 27-105(c)(3) Uses within Building.

1$ All Stories attached house only

1% Parking within Building
permitted fully in any basement and in rear of ground and upper floors; garage doors 
and access to structured parking should be off an interior side or rear facade (not 
a street facade), except parking may be either front or rear loaded from an internal 
driveway

1^ Required Occupied Space 30’ deep from any Primary Street facade on all ground and upper stories

1& Required Open Space A minimum of 400 square feet of open space is required per unit, in the form of a rear 
yard space, courtyard, or open space type, within 100 feet of the building. 

STREET & COURTYARD FACADE DESIGN REQUIREMENTS  Refer to Figure 27-105-11 Townhouse Building: Street Facade Design Requirements 
and 27-105(c)(4) Street Facade Design Requirements

1* Ground Story Fenestration 15% minimum 15% minimum 15% minimum

1( Entry Area
Entrance shall be off a stoop or a porch. Refer to 27-621 Terms Defined. The porch shall 
be a minimum of 5 feet deep and 8 feet wide. The stoop shall be a minimum of 3 feet 
deep and 5 feet wide.

2) Required Number of Street Entrances 1 per unit 2 1 per unit 2 1 per unit 2

2! Ground Story Vertical Facade Divisions No more than two side by side units may share the same façade plane and then a 2’ 
offset is required. 

2@ Horizontal Facade Divisions not required
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27-105 Building Types
Townhouse Building Regulations

PC-31ARTICLE II DIVISION 5 PERIMETER CENTER DISTRICTSADOPTED MAY 22, 2017

Figure 27-105-9 Townhouse Building: Building Siting

Figure 27-105-10 Townhouse Building: Floor-to-Floor Height & Use 
Requirements

Figure 27-105-11 Townhouse Building: Street Facade Design 
Requirements
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27-105 Building Types
Detached House Building Regulations

PC-32 CITY OF DUNWOODY ZONING ORDINANCE ADOPTED MAY 22, 2017

d. DETACHED HOUSE BUILDING REGULATIONS

Notes
1 Each building shall have a facade fully located in a primary street build-to zone, except one of every five units may front a courtyard with 
a minimum width of 30 feet or a secondary street. The courtyard shall be defined on three sides by units.

PC-4 DISTRICT
BUILDING SITING Refer to Figure 27-105-12 Detached House Building: Building Siting and 27-105(c)(1) Building Siting by Street Types

Along Primary Street Frontage Edge

q Minimum Build-to Zone Coverage 1 65%

w Build-to Zone 1 (Measured from Street Type Frontage 
edge. Refer to Figure 27-105-21) 15’ to 30’

e Garage Entrance or Off-Street Parking 
along Frontage not permitted

Along Parkway Frontage Edge

r Minimum Build-to Zone Coverage 1 50%

t Build-to Zone 1 (Measured from Street Type Frontage 
edge. Refer to Figure 27-105-21) 25’ to 50’

y Garage Entrance or Off-Street Parking 
along Frontage permitted, preferred off alley or lane

Along Secondary Street Frontage Edge

u Minimum Build-to Zone Coverage none required

i Setback (Measured from Street Type Frontage edge. 
Refer to Figure 27-105-21) 15’

o Garage Entrance or Off-Street Parking 
along Frontage permitted, preferred off alley or lane

At Adjacent Lot Lines

1) Minimum Side Building Setback &  
Space Between Buildings on Same Lot 10’; minimum 15’ between buildings on the same lot

1! Minimum Rear Building Setback 40’; 10’ for accessory garage building

FLOOR-TO-FLOOR HEIGHT  Refer to Figure 27-105-13 Detached House Building: Floor-to-Floor Height & Use Requirements and 27-105(c)(2) 
Floor-to-Floor Height. 

1@
All Stories:  Minimum Height 

Maximum Height 
Measured floor-to-floor

 9’
14’

1# Ground Story Elevation maximum of 2’-6” above the sidewalk without a visible basement and a 
maximum of 4’-6” above the sidewalk with a visible basement

USES Refer to Figure 27-105-13 Detached House Building: Floor-to-Floor Height & Use Requirements and 27-105(c)(3) Uses within Building.

1$ All Stories household living

1% Parking within Building permitted fully in any basement and in rear of ground and upper floors

1^ Required Occupied Space 30’ deep from any Primary Street facade on all ground and upper stories

STREET FACADE DESIGN REQUIREMENTS  Refer to Figure 27-105-14 Detached House Building: Street Facade Design Requirements and 
27-105(c)(4) Street Facade Design Requirements

1& Ground Story Fenestration 
Measured between 2’ and 10’ above grade

15% minimum

1* Entry Area
Entrance shall be off a stoop or a porch. Refer to 27-621 Terms Defined. The 
porch shall be a minimum of 5 feet deep and 8 feet wide. The stoop shall be a 
minimum of 3 feet deep and 5 feet wide.

1( Required Number of Street Entrances 1 per unit 1

2) Ground Story Vertical Facade Divisions not required

2! Horizontal Facade Divisions not required
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27-105 Building Types
Detached House Building Regulations

PC-33ARTICLE II DIVISION 5 PERIMETER CENTER DISTRICTSADOPTED MAY 22, 2017

Figure 27-105-12 Detached House Building: Building Siting

Figure 27-105-13 Detached House Building: Floor-to-Floor 
Height & Use Requirements

Figure 27-105-14 Detached House Building: 
Street Facade Design Requirements
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27-105 Building Types
Civic Building Regulations

PC-34 CITY OF DUNWOODY ZONING ORDINANCE ADOPTED MAY 22, 2017

PC-1 DISTRICT PC-2 DISTRICT PC-3 DISTRICT PC-4 DISTRICT
BUILDING SITING Refer to Figure 27-105-15 Civic Building: Building Siting and 27-105(c)(1) Building Siting by Street Types

Along Primary Street Frontage Edge

q Minimum Build-to Zone Coverage n/a

w Setback (Measured from Street Type Frontage edge. 
Refer to Figure 27-105-21) 15’

e Off-Street Parking along Frontage maximum of one double-loaded aisle, perpendicular to street

Along Parkway Frontage Edge

r Minimum Build-to Zone Coverage n/a

t Setback (Measured from Street Type Frontage edge. 
Refer to Figure 27-105-21) 15’

y Off-Street Parking along Frontage Permitted

Along Secondary Street Frontage Edge

u Minimum Build-to Zone Coverage n/a

i Setback (Measured from Street Type Frontage edge. 
Refer to Figure 27-105-21) 15’

o Off-Street Parking along Frontage Permitted

At Adjacent Lot Lines 

1) Minimum Side Building Setback & 
Space Between Buildings on Same Lot 15’ 30’ 30’ 30’

1! Minimum Rear Building Setback 30’ 30’ 30’ 30’

FLOOR-TO-FLOOR HEIGHT  Refer to Figure 27-105-16 Civic Building: Floor-to-Floor Height & Use Requirements and 27-105(c)(2) Floor-to-Floor Height. 

1@
Ground Story:  Minimum Height 

Maximum Height 
Measured floor-to-floor

14’
30’ 

USES Refer to Figure 27-105-16 Civic Building: Floor-to-Floor Height & Use Requirements and 27-105(c)(3) Uses within Building.

1# All Stories Limited to civic subcategory of uses

1$ Parking within Building permitted fully in any basement and in rear of ground and upper floors; entrance to 
parking should be off an interior facade

1% Required Occupied Space 30’ deep from any Primary Street facade on all ground and upper stories

STREET FACADE DESIGN REQUIREMENTS  Refer to Figure 27-105-17 Civic Building: Street Facade Design Requirements and 27-105(c)(4) Street 
Facade Design Requirements

1^ Ground Story Fenestration 
Measured between 2’ and 10’ above grade

20% minimum

1& Entry Area
Entrance shall be off a stoop or a porch. Refer to 27-621 Terms Defined. The porch shall 
be a minimum of 5 feet deep and 8 feet wide. The stoop shall be a minimum of 3 feet deep 
and 5 feet wide.

1* Entrance Elevation maximum of 2’-6” above the sidewalk without visible basement; maximum of 4’-6” above 
the sidewalk with a visible basement

1( Required Number of Primary Street 
Entrances one

2) Ground Story Vertical Facade 
Divisions none required

2! Horizontal Facade Divisions none required

e. CIVIC BUILDING REGULATIONS
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27-105 Building Types
Civic Building Regulations

PC-35ARTICLE II DIVISION 5 PERIMETER CENTER DISTRICTSADOPTED MAY 22, 2017

Figure 27-105-15 Civic Building: Building Siting
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27-105 Building Types
Explanation of Specific Building Type Requirements

PC-36 CITY OF DUNWOODY ZONING ORDINANCE ADOPTED MAY 22, 2017

Figure 27-105-18 Minimum Build-to Zone Coverage

(c)  Explanation of Specific Building Type 
Requirements

The following explains and further defines the 
standards outlined on the tables on the previous 
pages, specific to each Building Type, refer to 27-105(b)
(2)a through 27-105(b)(2)e.

(1) Building Siting by Street Types
The following explains the line item requirements for 
each Building Type Table within the section entitled 
“Building Siting.”
For each Building Type, requirements are defined for 
each Street Type frontage that may occur surrounding 
the site. Refer to Figure 27-98-2 Street Types Map 
for the type defined for each street in the Perimeter 
Center area. Each Street Type is defined with frontage 
options in 27-98(b) Street Types, including the Major 
and Minor Parkway, Primary Street, and the Secondary 
Street. 

a. Build-to Zone Coverage. The minimum 
percentage of building wall or facade along the 
street for each Street Type (Parkway, Primary 
Street, Secondary Street per Figure 27-98-2 
Street Types Map) is designated on each Building 
Type table. Refer to 27-105(b)(2)a through 
27-105(b)(2)e.

1. Measurement. The width of the principal 
structures (as measured within the build-
to zone along the frontage edge) is divided 
by the length of the frontage parallel to the 
property line following the street. Refer to 
Figure 27-105-18 Minimum Build-to Zone 
Coverage.

2. Courtyards. Courtyards, per 27-621 Terms 
Defined, located along the facade in the 
build-to zone count towards the minimum 
coverage. Refer to Street Types for limitations 
of Courtyards along some frontages.

b. Build-to Zone. The build-to zone is designated 
separately for each Street Type frontage on each 
Building Type table. Refer to Figure 27-105-1 
Corner and Build-to Zones on Different Street 
Types and Figure 27-98-2 Street Types Map.

1. Measurement. The build-to zone for 
all districts and Street Type frontages is 
measured from the edge of the Street 
Type frontage area onto the site, along the 
frontage edge. Refer to Figure 27-105-19 
Location of Build-to Zone in relation to 
Frontage. 

2. Encroachments. Awnings and building 
mounted signage may extend beyond the 
build-to zone into the frontage area, but may 
not extend into the street right-of-way.

3. Porches, Arcades, Galleries. Porches, 
arcades and galleries may be included on 
the building facade design, utilizing the range 
of depth permitted by the build-to zone. 
If located outside the building coverage 
requirement, the depth of the arcade or 
gallery may exceed the build-to zone.
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Figure 27-105-20 Side Off-Street Parking

c. Off-Street Parking along Frontage. Off-street 
parking is permitted behind any buildings 
on the site, but is only permitted exposed 
along a frontage if designated on the table of 
requirements for each Building Type.

1. Side Parking. Where noted, side off-street 
parking along a Primary Street may be 
permitted with a maximum of one double 
loaded aisle of parking perpendicular to the 
street centerline and with a maximum width 
of 72 feet. Refer to the Street Type frontage 
parking edge for design requirements in 
front of the parking and Figure 27-105-20 
Side Off-Street Parking. 
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(2) Floor-to-Floor Height
The following explains the line item requirements for 
each Building Type Table within the section entitled 
“Floor-to-Floor Height.”
Overall permitted building heights are designated by 
District in stories. Refer to 27-104 Districts.

a. Ground Story, Minimum and Maximum Height. 
(Refer to Figure 27-105-21 Measuring Story 
Height). Each Building Type indicates a permitted 
range of height in feet for the ground story of 
the building. 

1. Taller Spaces. Spaces exceeding the 
allowable floor-to-floor heights of the 
Building Type are not permitted on Primary 
Street facades. These spaces are unlimited 
on interior lot and Secondary Street facades, 
and limited to no more than 50 percent of 
Major or Minor Parkway facades.

b. Ground Story Elevation. The allowable ground 
story elevation for each Building Type is defined, 
establishing whether or not a visible basement is 
permitted.

1. Visible Basements. Visible basements, 
permitted by entrance type, are optional. The 
visible basement shall be a maximum of one-
half the height of the tallest story.

Grade
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Ground Story

Ground Story

Upper Story

Half Story within 
Pitched Roof

Half Story  
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Figure 27-105-22 Measuring Ground Story Windows
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Figure 27-105-21 Measuring Story Height
Figure 27-105-23 Measuring Fenestration per Facade
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(3) Uses within Building
The following explains the line item requirements for 
each Building Type Table within the section entitled 
“Uses within Building.” Refer to 27-104(f) Uses for 
uses permitted within each Zoning District. The 
requirements in this section of the Building Type 
Tables may limit those uses within a specific Building 
Type. 

a. Ground and Upper Story. The uses or category 
of uses which may occupy the ground and/or 
upper story of a building.

b. Parking Within Building. The area(s) of a 
building in which parking is permitted within the 
structure.

c. Required Occupied Space. The required depth 
of Occupied Space from the noted facade(s). 
Refer to 27-621 Terms Defined for the definition 
of Occupied Space. 

(4) Street Facade Design Requirements
The following explains the line item requirements for 
each Building Type within the section entitled “Street 
Facade Requirements”.
These requirements apply only to facades facing public 
or private streets and facades facing main parking lots 
where visitors or customers park. 

a. Minimum Fenestration. (Refer to Figure 27-105-
23 Measuring Fenestration per Facade). The 
following articulates the minimum amount of 
ground story transparent glass required on 
facades facing street and parking facades.

1. Measurement. Ground Story windows, 
when defined separately from the overall 
minimum fenestration, shall be measured 
between 2 feet and 8 feet from the average 
grade at the base of the front facade. Refer 
to Figure 27-105-22 Measuring Ground Story 
Windows.

2. Transparent. Transparent means any glass 
in windows and/or doors, including any 
mullions, that is highly transparent with low 
reflectance.

3. Other Stories. A general minimum 
fenestration requirement applies to all other 
stories visible from any street. Refer to 
27-98(d)(4)a Quantity of Windows. 

4. Arcades, Galleries, Courtyards. Ground 
story windows shall be located on the 

interior facade of any arcade or gallery. 
Ground story windows shall continue around 
a minimum of 60 percent of courtyard 
facades.

b. Entry Area. Size requirements and 
recommended types of entrance areas per 
Building Type.

c. Required Number of Street Entrances. The 
minimum number of and maximum spacing 
between entrances on the ground floor building 
facade with Primary Street frontage.

d. Vertical Facade Divisions. The use of a vertically 
oriented expression line or form to divide the 
facade into vertical divisions at increments no 
greater than the dimension shown, as measured 
along the base of the facade. Elements may 
include a column, pilaster, or other continuous 
vertical ornamentation a minimum of 1.5 inch 
depth. Refer to 27-621 Terms Defined for the 
definition of expression line.

e. Horizontal Facade Divisions. The use of a 
horizontally oriented expression line or form 
to divide portions of the facade into horizontal 
divisions at locations designated. Elements 
may include a cornice, belt course, molding, 
string courses, or other continuous horizontal 
ornamentation a minimum of 1.5 inch depth.
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27-106 Open Space Types
SECTIONS
(a) Intent 
(b) Applicability 
(c) General Requirements
(d) Stormwater in Open Space Types 
(e) Plaza 
(f) Green 
(g) Commons 
(h) Park 
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(a) Intent 
To provide open space as an amenity that promotes 
physical and environmental health within the 
community and to provide access to a variety of active 
and passive open space types.

(b) Applicability 
The standards outlined apply to open space required 
per Perimeter Center district (refer to 27-104(b) 
through 27-104(e)).

(1) Existing Open Space. At the discretion of the city, 
existing open space on the site may be used to meet 
the minimum requirement; however, the existing open 
space shall conform to one of the types defined.

(2) Rooftop Open Space. Rooftop terraces or open 
space shall not count towards required open space.

(3) Fee in-lieu. Open space requirements of this 
section must be met by open space provided on the 
development site, unless off-site open space or a fee in 
lieu of open space provision is approved in accordance 
with the special administrative permit process.

(c) General Requirements
All open space shall meet the following requirements.

(1) Open Space Types. All open space provided within 
any Perimeter Center District shall comply with one of 
the Open Space Types defined by 27-106(e) through 
27-106(h).

(2) Access. All Open Space Types shall provide 
public access from a pedestrian route associated 
with a vehicular right-of-way and/or adjacent building 
entrances/exits.

(3) Dedicated. Open Space Types shall be designated 
by easement or, with permission of the City, may be 
either located within the right-of-way or dedicated by 
plat as a separate lot. 

(4) Fencing. Open Space Types may incorporate 
fencing provided that the following requirements are 
met. 

a. Height. Fencing shall be a maximum height of 
48 inches, unless approved by the community 
development director for such circumstances as 
proximity to railroad right-of-way and use around 
athletic facilities. 

b. Level of Opacity. Fence opacity shall be no 
greater than 60 percent. 

c. Type. Chain-link fencing is not permitted along 
any street frontage, with the exception of 
dedicated sports field or court fencing approved 
by the community development director. 

d. Spacing of Openings. Openings or gates shall be 
provided on every street face at a minimum of 
one per every 200 feet. 

(5) Open Water Body. All open water bodies, such 
as lakes, ponds, pools, creeks, and streams, within 
an Open Space Type shall be located at least 20 feet 
from a property line to allow for pedestrian and bicycle 
access as well as a landscape area surrounding the 
water body. 

(6) Parking Requirements. Parking shall not be 

Figure 27-106-1 Measuring Minimum Dimensions
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required for any Open Space Type, unless otherwise 
determined by the community development director. 

(7) Continuity. New open space shall connect to 
abutting, or proximate existing or planned trail right-of-
way. 

(8) Measuring Size. 

a. Size. The size of the Open Space Type is 
measured to include all landscape and paving 
areas associated directly with the Open Space 
Type.

b. Minimum Dimension. The minimum length or 
width of the Open Space Type, as measured 
along the longest two straight lines intersecting 
at a right angle defining the maximum length 
and width of the lot. Refer to Figure 27-106-1 
Measuring Minimum Dimensions. 

(9) Minimum Percentage of Street Frontage 
Required. A minimum percentage of the open space 
perimeter, as measured along the outer edge of the 
space, shall be located directly adjacent to a Parkway, 
Primary Street, or Secondary Street. This requirement 
provides access and visibility to the open space.

(10) Improvements. As noted in the specific 
requirements for each Open Space Type (27-106(e) 
through 27-106(h)), the following types of site 
improvements and structures may be permitted on an 
Open Space Type.

a. Fully Enclosed Structures Permitted. Fully 
enclosed structures may include such uses as 
small cafes, kiosks, community centers, and 
restrooms. 

(1) Maximum Area. For some civic open 
space types, fully enclosed structures 
are permitted, but limited to a maximum 
building coverage as a percentage of the 
open space area. 

(2) Semi-Enclosed Structures. Open-
air structures, such as gazebos, are 
permitted in all open space types. 

b. Maximum Impervious and Semi-Pervious 
Surface Permitted. The amounts of impervious 
and semi-pervious coverage are provided 
separately for each Open Space Type (27-106(e) 
through 27-106(h)) to allow an additional amount 
of semi-pervious surface, such as permeable 
paving, above the impervious surfaces permitted, 
including, but not limited to, sidewalks, paths, 
and structures as permitted. 

c. Maximum Percentage of Open Water Body. 
The maximum amount of area within an Open 
Space Type that may be covered by an open 
water body, including, but not limited to, ponds, 
lakes, and pools.

(d) Stormwater in Open Space Types 
Stormwater management practices, such as normally 
dry storage and retention facilities or ponds 
maintaining water at all times, may be integrated into 
Open Space Types and utilized to meet stormwater 
requirements for surrounding parcels. 

(1) Stormwater Features. Stormwater features in 
open space may be designed as formal or natural 
amenities with additional uses other than stormwater 
management, such as an amphitheater, sports field, 
or a pond or pool as part of the landscape design. 
Stormwater features shall not be fenced and shall not 
impede public use of the land they occupy.

(2) Walls. Retaining walls over 30 inches in height 
are not permitted in any open space accommodating 
stormwater. 

(3) Qualified Professional. A qualified design 
professional shall be utilized to incorporate the 
stormwater features into the design of the open 
spaces.
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PLAZA CRITERIA
Dimensions

Minimum Size 0.10 acres

Minimum Dimension 60 feet

Minimum Percentage of Street 
Frontage Required

25%

Improvements

Fully Enclosed Structures
Permitted; may cover 
maximum 5% of plaza 
area

Maximum Impervious Surface +  
Semi-Pervious Surface

40% +  
20%

Maximum Percentage of Open 
Water & Stormwater Features

30%

GREEN CRITERIA
Dimensions

Minimum Size 0.10 acres

Minimum Dimension 45 feet

Minimum Percentage of Street 
Frontage Required

25%

Improvements

Fully Enclosed Structures Not permitted

Maximum Impervious Surface +  
Semi-Pervious Surface

20% +  
15%

Maximum Percentage of Open 
Water & Stormwater Features

30%

(e) Plaza 
The intent of the plaza is to provide a formal Open 
Space Type of medium scale to serve as a gathering 
place for civic, social, and commercial purposes. The 
Plaza may contain a greater amount of impervious 
coverage than any other Open Space Type. Special 
features, such as fountains and public art installations, 
are encouraged.

(f) Green 
The intent of the green is to provide informal, 
medium scale active or passive recreation for building 
occupants and visitors within walking distance, mainly 
fronted by streets.
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COMMONS CRITERIA
Dimensions

Minimum Size 0.25 acres

Minimum Dimension 45 feet

Minimum Percentage of Street 
Frontage Required

0%; requires a minimum 
of two access points with 
a total depth of 100 feet 
maximum  (minimum 30 
feet wide)

Improvements

Fully Enclosed Structures Not permitted

Maximum Impervious Surface +  
Semi-Pervious Surface

30% +  
10%

Maximum Percentage of Open 
Water & Stormwater Features

30%

PARK CRITERIA
Dimensions

Minimum Size 1 acre

Minimum Dimension 30 feet; minimum average 
width of 80 feet

Minimum Percentage of Street 
Frontage Required

30% for parks less than 5 
acres; 20% for parks 5 or 
more acres in size

Improvements

Fully Enclosed Structures Permitted in parks 2 acres 
or larger in size

Maximum Impervious Surface +  
Semi-Pervious Surface

20% +  
10%

Maximum Percentage of Open 
Water & Stormwater Features

30%

(g) Commons 
The intent of the commons is to provide an informal, 
small to medium scale space for active or passive 
recreation for a limited area. Commons are typically 
internal to a block and tend to serve adjacent building 
occupants.

(h) Park 
The intent of the park is to provide informal active 
and passive large-scale recreational amenities to local 
residents and the greater region. Parks have primarily 
natural plantings and are frequently created around an 
existing natural feature such as a water body or stands 
of trees.
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EXECUTIVE SUMMARY
This report presents the analysis of the anticipated traffic impacts of the proposed The Park at Perimeter
Center East development located in the City of Dunwoody, Georgia. The approximate 19.5-acre site is
bordered by Perimeter Center East to the east, west, and south; Abercorn Avenue borders the site to the
north. The proposed development will be mixed-use, consisting of residential, office (some of which is
existing), and retail land uses.  The project will consist of approximately 1.7 million square feet of new
construction and will include five new buildings.

The project is a Development of Regional Impact (DRI) and is subject to Georgia Regional Transportation
Authority (GRTA) and Atlanta Regional Commission (ARC) review due to the project size exceeding
600,000 SF of mixed-use development in a regional center area type. The DRI trigger for this
development is submittal of the Rezoning Application to the City of Dunwoody. The DRI was formally
triggered with the filing of the Initial DRI Information (Form 1) on May 18, 2017 by the City of Dunwoody.

The proposed project is expected to be completed by 2028. The project site currently contains three
office buildings and extensive surface parking. Two of these buildings, consisting of 192,210 SF of office
space, are proposed to remain. The third office building, consisting of 92,686 SF, will be demolished.
The development, at full build-out, will consist of the following proposed land uses and densities:

Residential: 1,200 units

Office (proposed): 500,000 SF

Retail: 12,000 SF

It should be noted that the 500,000 SF of proposed office space does not account for the square footage
of the demolished property. Additionally, the 12,000 SF of retail space will exist within the 192,210 SF of
existing office space to remain (to consist of 12,000 SF of retail space and 180,210 SF of office space).
Upon build-out, this site will consist of 1,200 residential units, 12,000 SF of retail, and 587,524 SF of
office space. In order to present a more conservative analysis, the demolished land uses were not
accounted for in the trip generation analysis for this traffic study.

The DRI analysis includes an estimation of the overall vehicle trips projected to be generated by the
development, also known as gross trips. Reductions to gross trips are also considered in the analysis,
including mixed-use reductions, alternative transportation mode reductions, and pass-by trip reductions.

Mixed-use reductions occur when a site has a combination of different land uses that interact with one
another.  For example, people living in a residential development may walk to work or to the restaurants
and retail instead of driving off-site or to the site. This reduces the number of vehicle trips that will be
made on the roadway, thus reducing traffic congestion. These types of reductions are expected at The
Park at Perimeter Center East development – including residents walking to retail land uses as well as
residents working in the office development.

Alternative modes reductions are taken when a site can be accessed by modes other than motor
vehicles (i.e. walking, bicycling, transit, etc.). As The Park at Perimeter Center East development is
located within regional proximity to transit and increased pedestrian facilities, a 10% alternative mode
reduction was taken. The project site is located adjacent to the MARTA Bus Route 150 with service seven
days a week, connecting Dunwoody Village to the Dunwoody MARTA Rail Station. Additionally, the
project site is located approximately 0.85 miles from the Dunwoody MARTA Rail station, which is served
by the MARTA Rail Red Line with service seven days a week.
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Pass-by reductions are taken for retail and restaurant trips only. Traffic normally traveling along a
roadway may choose to visit a retail or restaurant establishment that is along the vehicle’s path.  These
trips were already on the road and would therefore only be new trips on the driveways. For The Park at
Perimeter Center East development, a percentage of the retail/restaurant trips will already be on the
adjacent roadways. Therefore, a percentage of these will be considered pass-by. Pass-by reductions
were taken for only the retail land uses.

Capacity analyses were performed throughout the study network for the Existing 2017 conditions, the
Projected 2028 No-Build conditions, and the Projected 2028 Build conditions.

· Existing 2017 conditions represent traffic volumes that were collected in September 2016 and
April 2017 by performing AM and PM peak hour turning movement counts.

· Projected 2028 No-Build conditions represent the existing traffic volumes grown for eleven (11)
years at 0.5 percent per year throughout the study network plus project trips from the following
already approved DRIs and developments:

o DRI #2501 Park Center (approved in 2015)

o Currently under construction townhomes located directly east of proposed site

· Projected 2028 Build conditions represent the Projected 2028 No-Build conditions with the
addition of the project trips that are anticipated to be generated by The Park at Perimeter Center
East development. Also included are the seven (7) proposed site access driveways in addition to
the existing study network intersections.
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Based on the Projected 2028 No-Build conditions (includes background traffic growth and project trips
from DRI #2501 and townhomes but excludes The Park at Perimeter Center East project traffic), all of
the study intersections operate within the acceptable level-of-service (LOS) standard of E.

Based on the Projected 2028 Build conditions (includes background traffic growth and project trips from
DRI #2501, townhomes, and includes The Park at Perimeter Center East project traffic plus the site
access driveways), all study intersections are projected to operate within the acceptable level-of-service
(LOS) standard of E, with the exception of some unsignalized side-street movements. However, to
improve traffic flow, the following improvements at the proposed site driveways are recommended:

· Perimeter Center East @ Driveway #1 (Int. #6)

§ Maintain the existing intersection configuration and laneage.

· Perimeter Center East @ Driveway #2 (Int. #7)

§ Maintain the existing intersection configuration and laneage.

· Perimeter Center East @ Driveway #3 (Int. #8)

§ Maintain the existing intersection configuration and laneage.

· Perimeter Center East @ Driveway #4 (Int. #9)

§ On the site, construct one egress lane exiting the site.

§ On the site, construct one ingress lane entering the site.

§ Restripe the eastbound approach to consist of one exclusive left-turn lane, one exclusive
through lane, and one exclusive right-turn lane.

§ Provide adequate sight distance for vehicles exiting the site.

· Perimeter Center East @ Driveway #5 (Int. #10)

§ Restripe the eastbound approach to consist of one exclusive left-turn lane, one exclusive
through lane, and one exclusive right-turn lane.

· Perimeter Center East @ Driveway #6 (Int. #11)

§ Maintain the existing intersection configuration and laneage.

· Perimeter Center East @ Driveway #7 (Int. #12)

§ Maintain the existing intersection configuration and laneage.

-281-

#7.



The Park at Perimeter Center East DRI #2691 - Transportation Analysis

018740000 September 20174

1.0  PROJECT DESCRIPTION

1.1 Introduction
This report presents the analysis of the anticipated traffic impacts of the proposed The Park at Perimeter
Center East development located in the City of Dunwoody, Georgia. The approximate 19.5-acre site is
bordered by Perimeter Center East to the east, west, and south; Abercorn Avenue borders the site to the
north.

The proposed development will be mixed-use, consisting of residential, office (some of which is existing),
and retail land uses.  The project will exceed 600,000 square feet of mixed-use development in a regional
center area type and therefore, the proposed development is a Development of Regional Impact (DRI)
and is subject to Georgia Regional Transportation Authority (GRTA) and Atlanta Regional Commission
(ARC) review.

Figure 1 provides the site location of The Park at Perimeter Center East development, and Figures 2
and 3 provide an aerial view of the project site and surrounding area. The City of Dunwoody Zoning Map
and ARC’s PLAN 2040 Unified Growth Policy Map are included in Appendix A.

The proposed project is expected to be completed by 2028, and this analysis will consider the full build-
out of the proposed site in 2028. A summary of the proposed land-uses and density at full build-out is
provided below in Table 1.

Table 1
Proposed Land Uses

Residential 1,200 units

Office 500,000 SF

Retail 12,000 SF

The property currently consists of 192,210 SF of occupied office space in two 6-story office buildings
which will remain. The project site contains an additional 92,686 SF office building which will be
demolished.

It should be noted that 12,000 SF of retail space will exist within the 192,210 SF of existing office space
to remain (to consist of 12,000 SF of retail space and 180,210 SF of office space). Additionally, there will
be 500,000 SF of proposed office space that does not account for the square footage of the demolished
property. Upon build-out, this site will consist of 1,200 residential units, 12,000 SF of retail, and 587,524
SF of office space.
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1.2 Site Plan Review
The proposed development is located on an approximately 19.5-acre site in the City of Dunwoody. The
project site is bordered by Perimeter Center East to the east, west, and south; Abercorn Avenue borders
the site to the north. The proposed development will be mixed-use, consisting of approximately 1.7 million
square feet of new construction consisting of residential, retail, and office land uses. The project will
include five new buildings with two existing buildings to remain.

The property currently consists of 192,210 SF of occupied office space in two 6-story office buildings
which will remain. The project site contains an additional 92,686 SF office building which will be
demolished.

It should be noted that 12,000 SF of retail space will exist within the 192,210 SF of existing office space
to remain (to consist of 12,000 SF of retail space and 180,210 SF of office space). Additionally, there will
be 500,000 SF of proposed office space that does not account for the square footage of the demolished
property. Upon build-out, this site will consist of 1,200 residential units, 12,000 SF of retail, and 587,524
SF of office space. In order to present a more conservative analysis, the demolished land uses were not
accounted for in the trip generation analysis for this traffic study.

The project site is currently zoned Office-Institutional (O-I) and is proposed to be zoned PC-2 (Perimeter
Center, Subarea 2). The project site is also located in a Regional Center area and a Regional
Employment Corridor area according to PLAN 2040 Unified Growth Policy Map. Additionally, the project
site is within and adheres to the recommendations in the most recent Perimeter LCI which qualifies The
Park at Perimeter Center East development for GRTA’s expedited review. A reference of the proposed
site plan is provided in Appendix C.

A full-sized site plan consistent with GRTA’s Site Plan Guidelines is also being submitted as part of the
review package.

1.3 Site Access
The project site is currently served by seven (7) driveways. The proposed development will be served by
three (3) right-in/right-out driveways and four (4) full movement driveways, all along Perimeter Center
East. A summary of the proposed site access points follows:

1. Driveway 1 – an existing driveway that serves as the eastbound approach of the Perimeter Center
East at Perimeter Center East Extension intersection. Driveway 1 is currently a stop controlled
full-movement driveway and is proposed to remain as a stop controlled full-movement driveway.

2. Driveway 2 – an existing driveway located approximately 600 feet south of the intersection of
Perimeter Center East at Perimeter Center East Extension. Driveway 2 is currently a stop-
controlled right-in/right-out driveway. Driveway 2 is proposed to remain as a right-in/right-out
driveway.

3. Driveway 3 – an existing stop-controlled right-in/right-out driveway located on Perimeter Center
East, approximately 860 feet south of the intersection of Perimeter Center East at Perimeter
Center East Extension to remain.

4. Driveway 4 – a proposed stop-controlled full-access movement driveway located along Perimeter
Center East, approximately 425 feet south of the intersection of Driveway #3. This driveway will
provide lower level access to the proposed shared parking facility within the site.

5. Driveway 5 – an existing full movement driveway located on Perimeter Center East approximately
1,000 feet south of the intersection of Perimeter Center East @ Abercorn Avenue.
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6. Driveway 6 – an existing full movement driveway. Driveway 6 is located on Perimeter Center East,
approximately 400 feet south of Abercorn Avenue.

7. Driveway 7 – an existing stop-controlled right-in/right-out driveway located on Perimeter Center
East, approximately 100 feet east of Abercorn Avenue.

The proposed site access points provide vehicular access to the entire development.  Internal private
roadways throughout the site provide access to all buildings and parking facilities. See referenced site
plan in Appendix C for a visual representation of vehicular access and circulation throughout the
proposed development. The site driveways and internal roadways mentioned above provide access to
all parking on the site. Shared parking will be utilized to the greatest extent possible. Some on-street
parking will be provided and approximately 2,350 structured parking spaces will be provided.

1.4 Bicycle and Pedestrian Facilities
Pedestrian facilities (sidewalks) currently exist along very little of the project site frontage. There are
currently existing bicycle lanes along Perimeter Center East surrounding the site. There are no bicycle
or pedestrian projects programmed in the vicinity of the project site that will be completed prior to the
build-out of the Park at Perimeter Center East development.

1.5 Transit Facilities
The project site is located adjacent to MARTA Bus Route 150, with service seven days a week,
connecting Dunwoody Village to the Dunwoody MARTA Rail Station. Additionally, the project site is
located approximately 0.85 miles from the Dunwoody MARTA Rail station, which is served by the MARTA
Rail Red Line with service seven days a week.

2.0  TRAFFIC ANALYSES, METHODOLOGY AND ASSUMPTIONS

2.1 Growth Rate
Background traffic is defined as expected traffic on the roadway network in future year(s) absent the
construction and opening of the proposed project. Background traffic can include a base growth rate
based on historical count data as well as population growth data and estimates as well as trips anticipated
from nearby or adjacent other projects. Based on methodology outlined in the GRTA Letter of
Understanding (LOU), a 0.5 percent per year background traffic growth rate was used for all roadways.
This background growth rate was used to account for other development activity in the area.

In addition to the background traffic growth rate, the addition of the following developments was
incorporated into the background traffic:

· DRI #2501 Park Center (approved in 2015)

· Currently under construction townhomes located directly east of proposed site
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2.2 Traffic Data Collection
Weekday peak hour turning movement counts were collected in September 2016 and April 2017 at the
study intersections during the AM and PM peak periods. Traffic counts were grown eleven years to the
projected build-out year of 2028. The morning and afternoon peak hours varied some between the
intersections. Peak hours for all intersections are shown in Table 2.

Table 2
Peak Hour Summary

Intersection AM
Peak Hour

PM
Peak Hour

1. Ashford Dunwoody Road at Perimeter Center East/Perimeter
Center West 8:00-9:00 5:15-6:15

2. Ashford Dunwoody Road at Perimeter Center East/Mall Drive 8:00-9:00 4:15-5:15

3. Ashford Dunwoody Road at Hammond Drive 7:45-8:45 4:15-5:15

4. Ashford Dunwoody Road at I-285 Westbound Ramps 7:45-8:45 4:15-5:15

5. Ashford Dunwoody Road at I-285 Eastbound Ramps 7:45-8:45 4:00-5:00

The collected peak hour turning movement traffic counts are available upon request.

2.3 Detailed Intersection Analysis
Level-of-service (LOS) is used to describe the operating characteristics of a road segment or intersection
in relation to its capacity. LOS is defined as a qualitative measure that describes operational conditions
and motorists’ perceptions within a traffic stream. The Highway Capacity Manual defines six levels-of-
service, LOS A through LOS F, with A being the best and F being the worst. Level-of-service analyses
were conducted at all intersections within the study network using Synchro Professional, Version 9.0.
Existing traffic signal phasing and timing data were retrieved from the Perimeter Traffic Operations
Program (PTOP) for available intersections. Timing data was measured and verified in the field for all
study intersections. All intersection signal timings were optimized using Synchro Professional, Version
9.0.

Levels-of-service for signalized intersections are reported for the intersection as a whole. One or more
movements at an intersection may experience a low level-of-service, while the intersection as a whole
may operate acceptably.

Levels-of-service for unsignalized intersections, with stop control on the minor street only, are reported
for the side street approaches and the major street left-turn movements. Low levels-of-service for side
street approaches are not uncommon, as vehicles may experience significant delays in turning onto a
major roadway.
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3.0 STUDY NETWORK

3.1 Gross Trip Generation
Traffic for the proposed land uses and densities were calculated using methodology contained in the
Institute of Transportation Engineers’ (ITE) Trip Generation Manual, Ninth Edition. Gross trips generated
are displayed below in Table 3.

Table 3
Gross Trip Generation

Land Use
(Intensity)

ITE
Code

Daily Traffic AM Peak Hour PM Peak Hour
Total Enter Exit Total Enter Exit Total Enter Exit

High-Rise Apartment
(1,200 dwelling units) 222 7,396 3,698 3,698 592 118 474 678 441 237

General Office Building
(500,000 SF) 710 4,461 2,230 2,231 693 610 83 638 108 530

Shopping Center
(12,000 SF) 820 512 256 256 12 7 5 45 22 23

 Total Gross Trips 12,369 6,184 6,185 1,297 735 562 1,361 571 790

3.2 Trip Distribution
The directional distribution and assignment of new project trips was based on the project land uses, a
review of the land use densities and road facilities in the area, engineering judgment, and methodology
discussions with the Georgia Regional Transportation Authority (GRTA), Atlanta Regional Commission
(ARC), Georgia Department of Transportation (GDOT), and the City of Dunwoody.

3.3 Level-of-Service Standards
For the purposes of this traffic analysis, a level-of-service standard of E was assumed for all intersections
along Ashford Dunwoody Road, due to the DRI location adjacent to a fixed transit guideway facility (as
defined by regional policies per GRTA Technical Guidelines Section 3-102.E. Transportation Analysis).
The level-of-service standard of D was assumed for all other intersections, none of which are along
Ashford Dunwoody Road.

3.4 Study Network Determination
A general study area was determined based on a review of land uses and population densities in the
area as well as a review of peak hour traffic counts and engineering judgement. As the Park at Perimeter
Center East development is located in the Perimeter LCI, it qualifies for GRTA Expedited Review,
consistent with the GRTA Letter of Understanding. The study area was agreed upon during methodology
discussions with GRTA, ARC, GDOT, and City of Dunwoody staff, and includes the following twelve (12)
intersections described in Table 4.
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The study network includes five (5) signalized intersections as noted in Table 4, as well as all site
driveways.

Table 4
Intersection Control Summary

Intersection Control

1. Ashford Dunwoody Road at Perimeter Center East/Perimeter Center West Signal

2. Ashford Dunwoody Road at Perimeter Center East/Mall Drive Signal

3. Ashford Dunwoody Road at Hammond Drive Signal

4. Ashford Dunwoody Road at I-285 Westbound Ramps Signal

5. Ashford Dunwoody Road at I-285 Eastbound Ramps Signal

Each of the above listed intersections was analyzed for the Existing 2017 conditions, the Projected 2028
No-Build conditions, and the Projected 2028 Build conditions. The Projected 2028 No-Build conditions
represent the existing traffic volumes grown for eleven (11) years at 0.5 percent per year throughout the
study network plus the addition of the following developments:

· DRI #2501 Park Center (approved in 2015)

· Currently under construction townhomes located directly east of proposed site

The Projected 2028 Build conditions add the project trips associated with the Park at Perimeter Center
East development to the Projected 2028 No-Build conditions.

3.5 Existing Roadway Facilities
Roadway classification descriptions for the entire study area are provided in Table 5.

Table 5
Roadway Classifications

Roadway No. of
Lanes

Posted Speed
Limit (MPH)

GDOT
Classification

Perimeter Center East 2 35 Local Road

Abercorn Avenue East 2 35 Local Road

Ashford Dunwoody Road 4 35 Minor Arterial

Perimeter Center West 2 35 Minor Arterial

Hammond Drive 6 45 Minor Arterial-Regional
Thoroughfares Network
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4.0  TRIP GENERATION
As stated previously, gross trips associated with the proposed development were estimated using the
Institute of Transportation Engineers’ (ITE) Trip Generation Manual, Ninth Edition, 2012, using equations
where available. Trip generation for this proposed development is calculated based upon the following
land uses: High-Rise Apartment (ITE 222), General Office Building (ITE 710), Shopping Center (ITE 820).

Mixed-use vehicle trip reductions were taken according to the ITE Trip Generation Handbook, Third
Edition, 2012.  Because the Third Edition does not include guidance on daily internal capture, the ITE
Trip Generation Handbook, Second Edition, 2004 was used for daily volumes. Total internal capture and
vehicle trip reduction between the land uses is expected to be 1.86% daily, 2.20% for the AM peak hour,
and 4.40% for the PM peak hour as a result of the anticipated interaction between the residential, office,
retail, and restaurant land uses within the proposed development.

Due to the Park at Perimeter Center East development being located in a regional center and the adjacent
land uses in the area, an alternative transportation (walking, bicycle, and transit) reduction was applied
for the project trips.  An alternative transportation mode reduction of 10%, consistent with GRTA’s Letter
of Understanding, was applied to all land uses for this study.

Pass-by reductions were determined according to the ITE Trip Generation Handbook, Third Edition,
2014. Per ITE guidance, the pass-by trip reduction rate for the proposed retail land use is 34% for the
PM peak hour. Per GRTA’s DRI Technical Guidelines, the total pass-by trips associated with the
development may be limited to 15% of the adjacent roadway’s traffic volume. Based on traffic count data,
15% of the adjacent roadway’s traffic volume is not the limiting factor for pass-by trip reduction (results
in a pass-by trip reduction rate of 15% for the PM peak hour). It should be noted that pass-by trips are
not new trips to the roadway network, rather, they are vehicles already traveling along the existing
roadway network that stop to visit the retail and restaurant land uses. No pass-by reductions were taken
for the AM peak hour as pass-by trips are minimal in the morning for retail and restaurant land uses.

The total (net) trips generated and analyzed in this report are listed in Table 6.

Table 6
Net New Trip Generation

Daily Traffic AM Peak Hour PM Peak Hour

Total Enter Exit Total Enter Exit Total Enter Exit

Gross Project Trips 12,369 6,184 6,185 1,297 735 562 1,361 571 790

Mixed-Use Reduction -230 -115 -115 -28 -14 -14 -60 -30 -30
Alternative Mode

Reduction -1,214 -607 -607 -126 -72 -54 -131 -54 -77

Driveway Volumes 10,925 5,462 5,463 1,143 649 494 1,170 487 683

Pass-By Reduction -136 -68 -68 0 0 0 -10 -5 -5

Net New Trips 10,789 5,394 5,395 1,143 649 494 1,160 482 678

A more detailed trip generation analysis summary table is provided in Appendix D.
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5.0  TRIP DISTRIBUTION AND ASSIGNMENT
New trips were distributed onto the roadway network using the percentages developed as described in
Section 3.2 of this report, and as agreed to during methodology discussions with GRTA, ARC, GDOT,
and City of Dunwoody staff.

Figures 4A and 4B display the anticipated distribution and assignment of residential and non-residential
project trips, respectively, throughout the study roadway network. These trip assignment percentages
were applied to the net new trips expected to be generated by the development, and the volumes were
assigned to the roadway network. The combined peak hour project trips by turning movement throughout
the study network, anticipated to be generated by the proposed The Park at Perimeter Center East
development, are shown on Figure 5.

Detailed intersection volume worksheets are provided in Appendix E.
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6.0  TRAFFIC ANALYSIS

6.1 Existing 2017 Conditions
The observed existing peak hour traffic volumes were entered into Synchro 9.0, and capacity analyses
were performed for the AM and PM peak hours. The existing peak hour traffic volumes are displayed in
Figure 6, and the results of the capacity analyses for the Existing 2017 conditions are shown in Table 7.
Detailed Synchro analysis reports are available upon request.

Table 7
Existing 2017 Intersection Levels-of-Service

LOS (delay in seconds)

Intersection Control LOS
Std.

AM Peak
Hour

PM Peak
Hour

1. Ashford Dunwoody Road @ Perimeter
Center West/Perimeter Center East Signal E D (44.3) D (49.1)

2. Ashford Dunwoody Road @ Perimeter
Center East/Mall Drive Signal E B (13.1) D (37.3)

3. Ashford Dunwoody Road @
Hammond Drive Signal E C (32.4) D (43.8)

4. Ashford Dunwoody Road @ I-285
Westbound Ramps Signal E C (24.7) C (26.0)

5. Ashford Dunwoody Road @ I-285
Eastbound Ramps Signal E B (16.3) B (16.3)

As shown in Table 7, all study intersections currently operate at or above their acceptable level-of-service
standard during the AM and PM peak hours for the Existing 2017 conditions. Therefore, there are no
recommended improvements for the Existing 2017 conditions scenario.
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6.2 Projected 2028 No-Build Conditions
To account for growth in the vicinity of the proposed development, the existing traffic volumes were
increased for eleven (11) years at 0.5 percent per year throughout the study network. These volumes
were entered into Synchro 9.0, and capacity analyses were performed. The Projected 2028 No-Build
conditions were analyzed using existing roadway geometry and existing intersection control types, plus
the projected trips from DRI #2501 and the townhomes development which are scheduled to be
completed by 2020.

The Projected 2028 No-Build conditions incorporate the addition of the following developments:
· DRI #2501 Park Center (approved in 2015)

· Currently under construction townhomes located directly east of proposed site

The intersection laneage and traffic volumes for the Projected 2028 No-Build conditions are shown in
Figure 7. The results of the capacity analyses for the Projected 2028 No-Build are shown in Table 8.
Detailed Synchro analysis reports are available upon request.

Table 8
Projected 2028 No-Build Intersection Levels-of-Service

LOS (delay in seconds)

Intersection Control LOS
Std.

AM Peak
Hour

PM Peak
Hour

1. Ashford Dunwoody Road @
Perimeter Center West/Perimeter
Center East

Signal E D (44.4) D (50.3)

2. Ashford Dunwoody Road @
Perimeter Center East/Mall Drive Signal E B (14.2) D (38.6)

3. Ashford Dunwoody Road @
Hammond Drive Signal E C (34.1) D (55.0)

4. Ashford Dunwoody Road @ I-285
Westbound Ramps Signal E E (56.4) C (34.6)

5. Ashford Dunwoody Road @ I-285
Eastbound Ramps Signal E B (16.7) B (16.6)

As shown in Table 8, all intersections operate acceptably in the Projected 2028 No-Build conditions.
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6.3 Projected 2028 Build Conditions
The traffic associated with the proposed The Park at Perimeter Center East development was added to
the Projected 2028 No-Build volumes. These volumes were then entered into Synchro 9.0, and capacity
analyses were performed. The Projected 2028 Build conditions were analyzed using the proposed
laneage and intersection control types shown in the DRI site plan.

The intersection laneage and traffic volumes used for the Projected 2028 Build conditions are shown in
Figure 8.  The results of the capacity analyses for the Projected 2028 Build conditions with proposed
laneage and control types are shown in Table 9. Detailed Synchro analysis reports are available upon
request.

Table 9
Projected 2028 Build Intersection Levels-of-Service

LOS (delay in seconds)

Intersection Control LOS
Std.

AM Peak
Hour

PM Peak
Hour

1. Ashford Dunwoody Road @ Perimeter
Center West/Perimeter Center East Signal E D (53.0) E (59.0)

2. Ashford Dunwoody Road @ Perimeter
Center East/Mall Drive Signal E C (25.3) E (68.9)

3. Ashford Dunwoody Road @ Hammond
Drive Signal E D (41.8) E (59.6)

4. Ashford Dunwoody Road @ I-285
Westbound Ramps Signal E E (59.2) E (67.5)

5. Ashford Dunwoody Road @ I-285
Eastbound Ramps Signal E B (18.1) B (16.9)

6. Perimeter Center East @ Perimeter
Center East Extension/ Driveway #1 EB Stop D C (18.4) E (45.5)

7. Perimeter Center East @ Driveway #2 EB Stop D B (11.1) A (9.7)

8. Perimeter Center East @ Driveway #3 EB Stop D B (10.8) A (9.8)

9. Perimeter Center East @ Driveway #4
NB Stop D E (20.2) B (15.0)

SB Stop D B (14.5) B (12.1)

10. Perimeter Center East @ Driveway #5
NB Stop D C (22.6) C (16.7)

SB Stop D B (13.4) B (14.9)

11. Perimeter Center East @ Driveway #6 WB Stop D C (17.5) C (17.6)

12. Perimeter Center East @ Driveway #7 WB  Stop  D B (11.9) B (11.6)
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As shown in Table 9, all intersections are projected to operate at or above their acceptable level-of-
service standard during the AM and PM Peak Hours in the Projected 2028 Build conditions, with the
exception of some unsignalized side-street movements.  However, to improve traffic operations, the
following improvements at the proposed site driveways are recommended:

· Perimeter Center East @ Driveway #1 (Int. #6)

§ Maintain the existing intersection configuration and laneage.

· Perimeter Center East @ Driveway #2 (Int. #7)

§ Maintain the existing intersection configuration and laneage.

· Perimeter Center East @ Driveway #3 (Int. #8)

§ Maintain the existing intersection configuration and laneage.

· Perimeter Center East @ Driveway #4 (Int. #9)

§ On the site, construct one egress lane exiting the site.

§ On the site, construct one ingress lane entering the site.

§ Restripe the eastbound approach to consist of one exclusive left-turn lane, one exclusive
through lane, and one exclusive right-turn lane.

§ Provide adequate sight distance for vehicles exiting the site.

· Perimeter Center East @ Driveway #5 (Int. #10)

§ Restripe the eastbound approach to consist of one exclusive left-turn lane, one exclusive
through lane, and one exclusive right-turn lane.

· Perimeter Center East @ Driveway #6 (Int. #11)

§ Maintain the existing intersection configuration and laneage.

· Perimeter Center East @ Driveway #7 (Int. #12)

§ Maintain the existing intersection configuration and laneage.
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7.0  INGRESS/EGRESS ANALYSIS
Vehicular access to the Park at Perimeter Center East development is proposed at seven (7) locations.
Site driveway locations are discussed in Section 1.3.  Six driveways are currently stop-controlled and are
proposed to remain as such in the Projected 2028 Build conditions. There is one additional proposed
driveway which will also operate as stop-controlled.

The proposed site driveways provide vehicular access to the entire development. Internal private
roadways throughout the site provide access to all buildings and parking facilities.

Capacity analyses were performed for the proposed site driveway intersections (Int. #6, #7, #8, #9, #10,
#11, and #12) using Synchro 9.0. The results of the capacity analyses for this intersection (LOS, delay,
and recommended laneage) are reported in Section 6.3 of this report. Based on the Projected 2028 Build
conditions, the proposed site driveway intersections are anticipated to operate at an acceptable level-of-
service.

8.0  IDENTIFICATION OF PROGRAMMED PROJECTS
According to ARC’s Transportation Improvement Program, the Regional Transportation Improvement
Program, GDOT’s Construction Work Program (none at this time), City of Dunwoody’s programmed
projects, and the GA STIP, the following projects are programmed or planned to be completed by the
respective years within the vicinity of the proposed development. The identified projects are listed in
Table 10 below.

Fact sheets for projects 1-6 can be found in Appendix F.

Table 10
Programmed Improvements

# Year Project ID Description

1 2030 AR-409A
Revive 285 – I-285 North Corridor High Capacity Rail Service –
Protective Right-of-Way Acquisition from Cumberland/Galleria Area to
Perimeter Center

2 2030 AR-ML-200 Revive 285 – I-285 North Managed Lanes and Collector/Distributor
Lane Improvements from I-75 North to I-85 North

3 2030 DK-401 Revive 285 – I-285 North Collector Distributor Lanes from Ashford
Dunwoody Road to SR 141 (Peachtree Industrial Boulevard)

4 2040 DK-400 Revive 285 – I-285 North Bridge Replacement and Interchange
Improvements at Ashford Dunwoody Road

5 2040 AR-410A Revive 285 – I-285 North Corridor High Capacity Rail Service –
Protective Right-of-Way Acquisition from Perimeter Center to Doraville

6 TBD DK-440 Medical Center to Dunwoody MARTA Pedestrian/Bicycle and Transit
Connectivity Improvements
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9.0  INTERNAL CIRCULATION ANALYSIS
Internal roadways throughout the site provide vehicular access to all buildings and parking on the site. The
proposed site driveways will provide access to buildings on the site. A detailed copy of the proposed site
plan with internal site roadways is provided in Appendix C and a full-sized site plan is attached to the report.

Mixed-use vehicle trip reductions were taken according to the ITE Trip Generation Handbook, Third
Edition, 2012.  Because the Third Edition does not include guidance on daily internal capture, the ITE
Trip Generation Handbook, Second Edition, 2004 was used for daily volumes. Total internal capture and
vehicle trip reduction between the land uses is expected to be 1.86% daily, 2.20% for the AM peak hour,
and 4.40% for the PM peak hour as a result of the anticipated interaction between the residential, office,
retail, and restaurant land uses within the proposed development.

10.0  COMPLIANCE WITH COMPREHENSIVE PLAN ANALYSIS
The project site currently consists of approximately 284,896 SF of occupied office space. 92,686 SF of
this office space will be demolished and 192,210 SF will remain. The project site is currently zoned Office-
Institutional (O-I) and is proposed to be zoned PC-2 (Perimeter Center, Subarea 2).  The project site is
also located in a Regional Center area and a Regional Employment Corridor area according to PLAN
2040 Unified Growth Policy Map.

The most recent LCI study for Perimeter CID, Perimeter @ The Center – Future Focus focuses on
creating high density mixed-use transit villages surrounding MARTA stations that promote connectivity,
specifically via pedestrian walkways.  The Park at Perimeter Center development is consistent with the
goals of the LCI as it consists of approximately 1.7 million square feet of mixed-use development.  The
land use maps are provided in Appendix B.
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To:  City of Dunwoody     

From: Grubb Properties, Inc. 

CC: To File 

Date: October 11, 2017 

Re: Park at Perimeter Center East – Shared Parking Analysis 

 
Summary  

Grubb Properties (“Grubb”) is advancing on the proposed rezoning of the site at The Park at Perimeter Center East 
in Dunwoody, GA that would create a master-planned, mixed-use development on the site currently improved with 
three office buildings.  The plan calls for phased development of a maximum of 1,200 new multifamily units (for-sale, 
owner occupied and for-rent), a new office asset of 500,000 square feet, a new green space element to be enjoyed by 
the public, and structured parking to serve the current and new uses on site.  The full development will maintain the 
office structures at 41 and 47 Perimeter Center East, but will likely involve the demolition of 53 Perimeter Center 
East. 
 
Proposed Shared Parking 
Grubb Properties is committed to the practice of utilizing shared parking between complementary uses in new 
development activity.  Over the years, the firm has studied, perfected, and implemented structured shared parking 
facilities.  The discipline helps to eliminate the overbuilding of parking spaces that is a significant generator of traffic.  
In addition, it brings sustainable development practices to sites that usually were home to under-utilized excess 
surface parking.  The new elements can improve the local environment and storm water management system for an 
area. 
 
Presently, The Park at Perimeter Center East is home to three office buildings with over 284,000 SF of office space 
and 1,086 surface parking spaces.  The ratio of parking spaces per 1,000 SF of office space is 3.82, which is well above 
market standards and local building codes.  For much of a typical day, parking space utilization is not heavy, and, the 
site was built during a time when storm water mitigation was not a core development principal. 
 
Grubb has filed a petition to rezone the property to allow for the development of a master-planned, mixed-use 
development that would add multifamily residential and new office space to the property.  The density of the site 
under such a plan would increase and be more in line with the development patterns of Perimeter Center.  Per the 
building codes for the City of Dunwoody and the Perimeter Center Overlay, the site would be subject to minimum 
parking development standards.  These standards require 2.5 spaces per 1,000 SF of office space and approximately 
1 space per bedroom for multifamily.  Given Grubb’s proposal, the fully built site would contain 1,200 units of 
multifamily and nearly 700,000 SF of office space and require 3,682 parking spaces by code.  Utilizing Grubb’s shared 
parking model, the proposed development would include approximately 2,800 parking spaces.  This would allow for 
a 3.2 spaces/1,000 SF of office and 0.5 spaces per unit during daytime usage.  During night usage, the ratio would be 
0.2 spaces per 1,000 SF of office and the balance for multifamily at a ratio of 2.2 spaces per unit.  Both ratios are over 
the minimums required for their period of heaviest use.  That would be 882 less parking spaces, or 24%, than 
required under the current building code.  As the table on the following page will illustrate, this is achievable by 
pairing office and residential uses together.  Each is a significant user of parking by itself, however, at different 
periods of the day.  Office is a primarily daytime user of parking and multifamily is an evening and nighttime user.  
Sharing structured parking allows for the efficient and sustainable development of spaces that can serve each 
sufficiently at its peak utilization without overbuilding parking.  With less overbuilt parking, there are fewer under-
utilized spaces which will help to eliminate unnecessary traffic. 
 
Based on this analysis, Grubb would seek relief from the parking requirements as outlined in the Perimeter Center 
Overlay and approval to build shared structured parking. 
 
 
  

memo 
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Park at Perimeter Center East

SHARED PARKING ANALYSIS

Stand-Alone with No Sharing

Multifamily Size 1 BD 2BD Guest SPACES

50% 50%

Units 1,200 Units 600 Units 600 Units

Spaces Req'd. 600                        1,200                    152                        1,952                    

Office Size SPACES

Square Feet 691,852 SF

Spaces Req'd. 692                        x 2.5 per 1,000 SF 1,730                    

Required Spaces per Perimeter Center Overlay 3,682                    

Shared Parking

Daytime Usage Size Usage Ratio SPACES

Office 691,852 SF 2,180 Spaces 3.2 per 1,000 SF

Multifamily 1,200 Units 572 Spaces 0.5 per Unit 2,752                    

Evening Usage Size Usage SPACES

Office 691,852 SF 156 Spaces 0.2 per 1,000 SF

Multifamily 1,200 Units 1,284 Spaces 2.2 per Unit 1,440                    

Max Spaces Needed during Peak Usage 2,752                    

Proposed Shared Parking Spaces Constructed 2,794                    

Excess 42 Spaces
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DeKalb County School District Analysis Date: 10/6/2017
Zoning Review Comments

Submitted to: City of Dunwoody Parcel#

Name of Development: The Park at Perimeter Center East
Location: 41, 47, & 53 Perimeter Center East

Description:

Impact of Development:

Current Condition of Schools Dunwoody ES
Peachtree 
Charter MS

Dunwoody 
HS

Other 
DCSD 

Schools
Private 
Schools Total

Capacity 1,089 1,244 1,505
Portable Classrooms 3 16 8
Enrollment (Oct. 2017) 1,092 1,572 1,982
Seats Available -3 -328 -477
Utilization (%) 100.3% 126.4% 131.7%

New students from development 27 12 11 6 9 65

New Enrollment 1,119 1,584 1,993
New Seats Available -30 -340 -488
New Utilization 102.8% 127.3% 132.4%

APT (300) MF (900) TOTAL
14 13 27
4 8 12
4 7 11
4 2 6
1 8 9

Total 27 38 65

18 347 03 009/008/010

Other DSCD Schools
Private Schools

Summary of Student Calculations

Dunwoody ES
Peachtree Charter MS

Dunwoody HS

Mixed-use, infill development in the Perimeter Center Office Park including 300 Rental Flats 
and 900 Owner-Occupied Flats.

This development, if approved, is expected to be home to 65 students when fully constructed. 
The apartment block is expected to house a total of 27 students: 14 students at Dunwoody ES, 
4 students at Peachtree Charter MS, 4 students at Dunwoody HS, 4 students at another DeKalb 
school, and 1 in a private school. The three condominium blocks are expected to house a total 
of 38 students: 13 students at Dunwoody ES, 3 students at Peachtree Charter MS, 7 students 
at Dunwoody HS, 2 students at another DeKalb school, and 8 students in private schools. 
Because all three neighborhood schools are over capacity, the additional enrollment from this 
development will require additional portable classrooms on the campuses.

Page 1 of 2

-307-

#7.



DeKalb County School District Analysis Date: 10/6/2017
Zoning Review Comments

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

0.047527 0.006031 0.002522 0.056081
0.012304 0.002895 0.001039 0.016238
0.011821 0.003378 0.001039 0.016238
0.0717 0.0123 0.0046 0.0886

Student Calculations

Proposed Units 300
Unit Type APT
Cluster Dunwoody

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

14.26 1.81 0.76 16.83
3.69 0.87 0.31 4.87
3.55 1.01 0.31 4.87

Total 21.50 3.69 1.38 26.57

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

14 2 1 17
4 1 0 5
4 1 0 5

Total 22 4 1 27

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

0.013924 0.002532 0.003806 0.020262
0.008861 0.000000 0.001903 0.010764
0.007595 0.000000 0.002854 0.010449

Total 0.0304 0.0025 0.0086 0.0415

Student Calculations

Proposed Units 900
Unit Type MF
Cluster Dunwoody

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

12.53 2.28 3.43 18.24
7.97 0.00 1.71 9.69
6.84 0.00 2.57 9.40

Total 27.34 2.28 7.71 37.33

Attend Home 
School

Attend other 
DCSD School

Private 
School Total

13 2 3 18
8 0 2 10
7 0 3 10

Total 28 2 8 38

Yield Rates
Elementary

Middle

Dunwoody HS

Anticipated Students

Units x Yield

High

Elementary
Middle
High

Dunwoody ES

Anticipated Students
Dunwoody ES

Peachtree Charter MS
Dunwoody HS

Housing 1: 308 Apartments

Housing 2: 900 Condo Flats

Total

High

Units x Yield
Elementary

Middle
High

Peachtree Charter MS

Yield Rates
Elementary

Middle

Page 2 of 2
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