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Dunwoody Village 
Master Plan Update



Goals for this Planning Effort

• Create customized zoning 
regulations for Dunwoody 
Village that are based on 
previous planning efforts

• Refine previous planning 
efforts as needed before 
drafting updated zoning 
regulations



Today’s Agenda

• Introductions
• Master Plan Overview
• Transportation Context & Draft Proposed Street Framework
• Zoning Context & Regulatory Plan
• Walking Tour
• Activity Stations 



Dunwoody Village Then (1993)



Dunwoody Village Then . . . and Now (2018)



2011 Village Master Plan

• 4 Sounding Board Meetings
• 4 Public Workshops
• Interactive Website
• Community Preference Survey
• 3 Public Open Houses
• Officially adopted by Dunwoody City Council



2011 Village Master Plan

• Dunwoody Village is the civic 
“heart” of the community

• Also a location for high volume 
commuter traffic

• Area should become more 
walkable and bikeable

• Central public green space
• Creation of a true “downtown”



2011 Village Master Plan

• Vibrant mix of civic, office, convenience 
retail, and residential uses

• No desire for apartments or housing 
density more than 12 units per acre

• New streets proposed with 
redevelopment

• Pedestrian connections proposed to 
adjacent residential areas



2011 Village Master Plan
• Recommended zoning updates

• Rezone entire village to new stand-alone 
zoning district

• Create subareas with appropriate uses
• Designate Farmhouse as historic
• Establish maximum residential density & 

minimum home size
• Prohibit big box stores
• Require new sidewalks with development
• Require connectivity; prohibit large blocks
• Establish buffers and height limits next to 

existing residential neighborhoods



Barriers to Large-Scale Redevelopment

• Long-term property owners
• Market factors
• Risk of large or mixed-use

vs. small developments
• Zoning and rezoning barriers



2018 Survey and Charrette Summary

• Focused on defining the architectural 
character of Dunwoody Village 

• 1,800 participants
• Detailed recommendations for building 

design
• Recommended greater design flexibility 

but using building massing, materials, and 
design to create a cohesive identity for 
Dunwoody Village

• Identified areas where the current Overlay 
doesn’t conform to the outcome







Who’s Responsible?

by Ian Lockwood



URBAN CONTEXT



SUBURBAN CONTEXT







The Transect

• A system of classification deploying the conceptual range rural-to-
urban to arrange in useful order the typical elements of urbanism

• The transect is a natural ordering system, as every urban element easily 
finds a place within its continuum

• For example, a street is more urban than a road, a curb more urban than a 
swale, a brick wall more urban than a wooden one, an alleé of trees more 
urban than a cluster

• This gradient when rationalized and subdivided becomes the urban 
transect, the basis of a common zoning system

• The continuum of the transect, when subdivided forms the basis of the 
zoning categories: rural, sub-urban, general urban, urban center and 
urban core

Andres Duany – presented the Transect at Portland CNU, 2000







Planning Principal: Urban Form First
LU1 – TR2
Plan the Urban Structure 1st
Then the Transportation 2nd



Seaside with Robert Davis

by Tom Low



Seaside without Robert Davis

by Tom Low



Designing  Walkable 
Urban Thoroughfares

ITE’s  major contribution to the 
discussion as a Recommended 
Practice with CNU (the Congress for 
the New Urbanism)





Complete Streets 
Handbook

• Ties Florida DOT design 
standards to Context

• Explains context-based area 
definitions or Classifications 

• FDOT Design Manual (FDM) 
is now tied to CONTEXT!



C1 Natural

C2 Rural
C2T Rural Town
C3 Suburban
C4 Urban General
C5 Urban Center
C6 Urban Core

FDOT Context Classifications
Based on development patterns

Design Streets Based on 

these areas/classifications

C1 C2 C2T C3R C3C C4 C5 C6





Context

Is now in the 
AASHTO 
Green Book



Retrofitting Streets: Dorn Avenue (1992)



Retrofitting Streets: Dorn Avenue (2014)



Retrofitting Streets: Dorn Avenue (2014)



Rethinking Public Spaces: Court Square

Court Square, Montgomery, AL 
(after)

Court Square, Montgomery, AL 
(before)



Rethinking Public Spaces: Court Square



Complete Streets: Coral Gables, FL



Top 10 Walkability Factors
10. Street Trees
9. Traffic Volumes
8. Sidewalks
7. Narrow Streets 
6. Interconnected Streets
5. On Street Parking
4. Lower Traffic Speeds
3. Mixed Land Use
2. Buildings Fronting St. 
1. Small Block Size!



Streetside Dining



Speed Impacts



Street Design: Greenville, SC



Street Trees: Winter Park, FL



Downtown Parking

• Variety (on-street, lots, structures)
• Create a Park-Once Environment
• Right-Size the Parking Supply
• Update Regulations for Small Lots
• Management Strategies
• Shared Parking



Existing Street Network



Draft Proposed
Street Framework

• Two roads from southwest
• Ashford Dunwoody Road (5 lanes)
• Mt. Vernon Road (2 lanes)

• Two roads from north
• Chamblee Dunwoody Road (2 lanes)
• Roberts Drive (2 lanes)

• All north-south traffic is combined onto 
Chamblee Dunwoody Road in the Village



Draft Proposed
Street Framework

• Create a network of local streets
• Provides alternate routes
• Small block sizes
• More walkable
• Potential long-term extension

or pedestrian-only street on 
church property



Zoning and Land Use Context

Plan Establishes 
A Vision

Zoning Makes Sure 
Development 

Follows The Vision 



Regulatory Approaches

Conventional Codes
1. Use
2. Administration
3. Form

Form-Based Codes
1. Form
2. Use
3. Administration



Form-Based Codes

• Focus on shaping form:
• Community form
• Building shape and size
• Placement of buildings & their lots
• Design of streets & public spaces

• Not to be confused with design 
guidelines, form-based codes are 
regulatory



Form-Based Codes

• Can be presented in both 
diagrams & words

• A form-based code does not have to 
have drawings

• Drawings are never legally 
defensible; text always supersedes

• Usually keyed to a regulating plan
• Different subareas



Regulating Plan

The plan 
or vision

The Code/ 
Regulating 

Plan
Images Courtesy Bill Spikowski



Baldwin Park





Form Based Code Advantages
• Codify the local vision

• Promote a distinctive sense of place 
• Make development decisions predictable, 

fair and cost effective
• Provide flexibility for developers and 

predictability for residents
• Allow developers to respond to market changes, 

within reason
• Simplify zoning and makes it clearer and 

mores intuitive
• Non-professionals find them easier to understand



Current Regulatory Framework

• Base Zoning Districts
• Conventional

• Dunwoody Village Overlay
• Loosely form-based



Current Regulatory Framework

• Comprehensive Plan
• General recommendations

• 2011 LCI Plan
• Specific recommendation



Local Precedents - Perimeter Center

• Visioning
• LCI Master Plan
• Various initiatives

• Coding Updates
• Perimeter Center Overlay
• Perimeter Center Districts 



Perimeter Center (PC)
Overlay

• Street type map
• Required with redevelopment

• Major Parkways
• Primary Streets
• Secondary Streets



PC Overlay

• Street design
• Between the curbs
• Subject to city engineer review

• Multiple “frontage options” 
• Depending on adjacent uses



PC Overlay

• Building design
• Materials
• Design Details

• Other special standards
• Gas stations
• Drive-throughs



PC Districts

• Building types
• Specific types defined
• Setbacks and other standards 

vary by district



PC Districts

• Open space 
• Different standards for small and large sites
• Custom open space standards
• Specific types defined
• High quality amenities required



Recommended Zoning Approach

• Follow the LCI recommendation 
for a customized new zoning 
district for Dunwoody Village

• Improve design quality
• Incorporate recent planning
• Use PC structure, where possible



Open Space Character

• Doesn’t need to be big
• Can take many forms
• Smaller open spaces 

would be required by 
zoning



Open Space Character

• Doesn’t need to be big
• Can take many forms
• Smaller open spaces 

would be required by 
zoning



Open Space Locations

• Required open space 
locations

• Potentially funded by City
• Potential civic building anchor
• Many other open spaces will 

be created throughout the 
village with redevelopment, as 
required by zoning



Open Space Locations

• Required open space 
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Potential Public Parking Deck Locations

• Publicly funded
• Could serve as catalyst for 

development
• Screened by buildings or high 

architectural quality



Potential Public Parking Deck Locations
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Potential Dunwoody Village (DV) Districts
• Four districts based on current 

Overlay plus Dunwoody UMC:
• DV-1: Village Commercial
• DV-2: Village Office
• DV-3: Village Residential
• DV-4: Village Center

• Include most current Overlay 
standards

• Provide targeted updates, per the 
LCI study and this process

• Incorporate a Regulating Map



Walking Tour

• Divide into groups
• Each group will have a guide
• Observe sidewalk widths, building 

setbacks, and other aspects

















Activity Stations

• Draft zoning boards and worksheet
• Draft proposed street framework and pedestrian connections
• Build your own street


