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3. Community Goals
The Community Goals outlined in this section provide the following elements:

• General Vision Statement

• List of Community Goals

• Community Policies

• Character Areas and Defining Narrative

The Community Goals are the foundation of the Comprehensive Plan and a requirement of the state’s planning 
statutes.  The Plan will build upon the Community Goals by establishing a list of needs and opportunities the 
community intends to address and including action items to address these needs and opportunities in the 
Community Work Program.

Community
Goals

Needs +
Opportunities

Community
Work

Program

Figure 3-1: Community Goals

3.1. PUBLIC INVOLVEMENT 
SUMMARY
As a part of Comprehensive Plan 2034, community 
members were engaged in a variety of ways 
throughout the planning process and encouraged 
to actively voice their opinions about the future 
of Brookhaven. The input collected ultimately 
shaped the overall community goals identified 
in this chapter as well as the priority needs and 
opportunities outlined in Chapter 4.  Below is a high 
level summary of public involvement activities carried 
out throughout the planning process, along with key 
highlights of input collected.  A full summary and 
documentation of the public involvement process is 
provided in Appendix A.1.

INFORMING COMMUNITY MEMBERS
This process used a variety of tools and techniques 
to inform community members of the Comprehensive 
Plan 2034 process including establishment of a 
portal for plan documents and information regarding 
public meetings at the City’s website, the use of 
online resources and social media outlets, and the 
establishment of a Steering Committee to help spread 
the word to different segments of the  population. 
Close coordination with the City of Brookhaven was at 
the core of public involvement.  This process utilized 
the City’s established channels of communication to 
alert the public about the Comprehensive Plan and 
opportunities to become involved. 

ENGAGEMENT OPPORTUNITIES
Stakeholders were engaged through a variety of means 
including the establishment of a Steering Committee 
to guide the process, one-on-one interviews with key 
stakeholders, a community-wide survey, and a series 
of public workshops and meetings.  
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STEERING COMMITTEE
The Steering Committee played an integral role in 
relaying community needs to the Planning Team and 
communicating details of the planning efforts to 
the public.  The committee gave direction at four 
meetings, each of which furthered the plan process:

Meeting 1: Project kick off (March 27, 2014)  

Brainstorming on community needs and opportunities 
identified the need to make Brookhaven more 
walkable, with active streets and a true town center.

Meeting 2: Visioning and goal setting (May 6, 2014)

Discussion on preliminary character areas identified a 
neighborhood center land use plan with key activity 
nodes. The long term vision is to be a model city.

Meeting 3: Needs, opportunities and strategies 
identification (May 29, 2014)

Needs and opportunities were prioritized, and the 
character area visions were clarified in preparation 
for the second public workshop. 

Meeting 4: Community work program review (June 26, 
2014)

A review of the draft work program resulted in 
refinement of five year action items for the City and 
clarification of the City’s desired roles.

In addition to these four meetings, two joint steering 
committee meetings were held (April 24 and June 
12 2014) to allow for coordination with the steering 
committees of parallel planning efforts.

KEY STAKEHOLDER INTERVIEWS
At the onset of the comprehensive planning process, 
the consultant team conducted interviews with key 
community stakeholders.  Interviews were held to 
help support the baseline conditions analysis, begin 
to identify key community initiatives, needs, and 
priorities, and to help inform key discussion points for 
public involvement activities. 

Common Themes

Key Strengths: location, access to MARTA, existing 
neighborhoods and variety of housing stock, 
abundance of parks

Major Drivers of Change for Future Development: 
becoming more urbanized, Buford Highway 
redevelopment, increasing access to other modes 
of travel, MARTA Transit Oriented Development, 
establishing an identity, creating a town center

Priority Needs + Opportunities: improve 
infrastructure to accommodate growth, community 
involvement, creating a town center, smart growth, 
enhancement of growth

Desirable Plan Outcomes: an implementable plan 
with realistic short term work program

COMMUNITY SURVEY

A community survey was administered to gather input 
regarding Brookhaven’s vision. The survey included 
questions highlighting the following topics: daily 
needs and uses, connectivity and community identity, 
redevelopment and infill development, environmental 
concerns, priorities for next five years, and long term 
vision.  A total of 237 surveys were completed. 

Key Takeaways: The majority of participants would 
like Brookhaven to be a residential community with 
neighborhood commercial hubs and higher density 
office/commercial on main roads.

Priorities for Next Five Years (based on ranking): (1) 
Addressing traffic congestion; (2) Improving our parks 
and recreation spaces; (3) Increasing ways to travel 
around on foot or bike; (4) Pursuing redevelopment in 
strategic parts of the city; (5) Establishing an identity 
for our city with signage, strategic streetscaping, 
events, or other activities; (6) Developing a City 
Center; and (7) Maintaining status quo.Steering Committee members brainstorm on the City’s long 

term vision at the May 6 meeting.
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MEETINGS WITH THE GENERAL PUBLIC 
Obtaining input from the general public was a key 
component of the planning process.  Meetings took 
different formats depending on the information that 
needed to be shared and collected at a given stage in 
the process.  

Public Hearing #1 Kick Off with Council (April 22, 
2014) 

This hearing served as an opportunity to formally kick-
off the Comprehensive Plan 2034 process with the 
Brookhaven City Council.  

Community Visioning Workshop (May 15, 2014) 

The purpose of this workshop was to work closely 
with community members to set the pace for 
Comprehensive Plan 2034. community members 
identified strengths, weaknesses, opportunities and 
threats of Brookhaven and shared what they want 
Brookhaven to be known for in 20 years.  A question 
and answer session followed prior to moving on to 
small group character area discussions. 

What We Heard

• Strengths include Brookhaven’s neighborhoods, 
location, MARTA station, and the its trees.

• Weaknesses include the lack of an arts and culture 
scene, parks in need of care, and a desire for 
more government transparency.

• Opportunities include the chance to provide more 
bike/pedestrian friendly areas, to promote local 
merchants and the Brookhaven MARTA station.

• Threats include over-building which results in 
excessive lot coverage, the need to protect 
natural resources and traffic.

• Buford Highway has the potential for 
redevelopment while maintaining its cultural 
diversity.

• The City can be better defined and identified 
through a series of strategically placed gateways. 

• Neighborhood scaled, mixed use development is 
appropriate for many of the character areas.

Needs & Strategies Workshop (June 9, 2014)

This workshop was designed to gather public input 
to help set the priority needs and opportunities for 
Brookhaven and help inform the City’s action plan 
for the next five years.  Feedback from the public 

was used to make sure the right priorities were 
emphasized in Comprehensive Plan 2034. The open 
house was followed by a formal presentation and then 
by the needs and strategies workshop activities.  

What We Heard

• Diversity must include not only ethnic and cultural 
diversity but also economic diversity.

• The majority of input indicated overall support 
for the character area visions and corresponding 
implementation strategies.  

• Further Brookhaven as a walkable and bikeable 
community.

• Encourage redevelopment of underutilized parcels 
along Peachtree Road, Buford Highway, Clairmont 
Road, and Johnson Ferry Road.

Joint Open House (July 21, 2014)

The Open House afforded an opportunity for the 
public to review and provide feedback on highlights 
from the Comprehensive Plan 2034 document as 
well as recommendations form the Comprehensive 
Transportation Plan.  

What We Heard

• Character areas are consistent with the 
community vision, although small adjustments 
could be made to some wording.

• Community Work Program actions are generally 
supported, although minor tweaks could be made.

• Transportation issues and opportunities continue 
to be a top concern.

Public Hearing #2 with the Planning Commission 
(July 23, 2014)

Public Hearing #3 with Council (August 12, 2014)

Public Hearing #4 with the Planning Commission 
(September 3, 2014)

Public Hearing #5 with Council (September 9, 2014)

At each of the public hearings, a summary 
presentation of the Comprehensive Plan 2034 process 
and document was provided.  The public was invited 
to provide comments. 
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3.2. OVERALL VISION STATEMENT
The City’s vision statement provides a general statement and picture of what Brookhaven desires to become in 
the future, including a complete description of desired development patterns in the city.  The vision statement 
is a product of public input collected during the planning process.

VISION STATEMENT
Brookhaven will be a national model for a walkable, urban community that 
preserves its unique character and history of neighborhoods, parks, and 
natural assets while welcoming higher density activity nodes that support 
transit use, biking, community hubs, sense of place, and diversity of 
residents and businesses.  

Neighborhoods

Parks and natural assets

Higher density actvity hubs

Walkable, urban community
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LAND USE + TRANSPORTATION 
COORDINATION
Achieve greater walkability, 
bikeability, and overall mobility 
for day-to-day activities through 
transportation and land use 
coordination.

DIVERSITY
Preserve the economic and 
cultural diversity of the 
Brookhaven community.

UNIQUE BROOKHAVEN
Establish an identity and brand 
for the City of Brookhaven.

TRANSIT ORIENTED DESIGN
Pursue Transit Oriented 
Development (TOD) as a key 
strategy to shaping the city’s 
future.

A CITY OF PARKS
Enhance the City’s parks and 
recreation system.

SUSTAINABILITY
Develop reputation as a forward 
thinking and sustainable city.

ECONOMIC PROSPERITY
Ensure a balanced economic 
environment.

NEIGHBORHOODS
Preserve the city’s unique 
neighborhoods and communities.

BUFORD HIGHWAY GATEWAY
Promote Buford Highway to 
enhance this strategic location in 
the city.

3.3. COMMUNITY GOALS 
As a part of the overall community goals, the City identified specific goals it seeks to achieve in the future.  
The following are strategic goals identified for Brookhaven’s future based on stakeholder and public input. At 
a later time, the City may desire to assign a point system to each of these goals to help prioritize action items 
for City pursuit in the future.  In Chapter 4, the each of the needs and opportunities are linked back to these 
goals. See Chapter 4 for additional description of this linkage.  
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3.4. COMMUNITY POLICIES
Community policies are those that City staff and elected officials will use to guide day-to-day decisions that 
are consistent with achieving the overall Community Goals.  These policies are general in nature and do not 
require a specific action or funding stream but should general guidance to help with local decisions. The City of 
Brookhaven may wish to add to these overarching policies as it continues to define itself as a model city.

LAND USE
• We will promote the development of small 

commercial nodes at appropriate locations in the 
city, as identified by the Character Area Map.

• Our community will work with regional partners to 
further multi-use trail development along creek 
corridors and other strategic routes within the 
city.

• We will encourage good health and an active 
community by promoting urban design that 
provides connectivity among uses.

• We will collaborate with adjacent Cities of Sandy 
Springs, Dunwoody, Chamblee and Atlanta as well 
as DeKalb County to ensure coordinated growth.

• We will ensure sidewalks are included as a part 
of public improvements associated with new 
development activity.

• We will further the development of small 
public spaces such as squares and passive parks 
throughout our community.

• We will preserve the look and feel of Brookhaven 
as a green community through zoning and 
development decisions.

The Virginia Highland neighborhood in Atlanta is a good 
model for neighborhood commercial
(Photo credit: vahi.org)

A small pocket space can be included in private 
development to contribute to the City’s public spaces
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COMMUNITY FACILITIES AND RESOURCES
• We will support the City’s Police Department by 

ensuring it has the resources it needs to further 
the city a safe place to live, work, and play.

• We will work with DeKalb County Public Schools to 
ensure City’s planning efforts are being considered 
in programming and planning for schools.

• Our community will continue to promote 
community policing program to help maintain a 
safe Brookhaven.

• We will promote a united character among our 
City’s parks and facilities by using similar signage 
and other aesthetic treatments such as stone 
walls and similar vegetation.

• We will continue to provide a variety of methods 
for information sharing regarding city activities, 
including website, regular newsletters, and other 
mechanisms. 

• We will preserve the tree cover of city as new 
development occurs.

• We will protect natural drainage ways in the city.

• We will support ecological/best management 
practices for landscaping and stormwater 
management.

• We will implement the goals and strategies of the 
Parks and Recreation Master Plan.

Unique signage can help distinguish Brookhaven’s parks and 
greenspaces (photo credit: historicinmanpark.blogspot.com)

Encouraging bioswales and other ecological design solutions 
can help promote positive stormwater management
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ECONOMIC DEVELOPMENT
• Our community will work with economic 

development partners, including Brookhaven 
and DeKalb County Development Authorities, 
Perimeter Community Improvement District, and 
the Brookhaven and DeKalb County Chambers of 
Commerce to further city goals.

• We will continue to promote a business friendly 
environment through streamlined business 
licensing and development/zoning processes.

• We will work with economic development partners 
and City businesses to promote transit use of area 
workers.

• We will actively pursue establishment of 
destinations within Brookhaven through the Office 
of Tourism and Community Development arm of 
city.

• We will support the local business community in 
its regular activities.

• Our community will encourage the modernization 
and development of quality office space for 
incubator space and for small firms.

Transit access and amenities can help attract businesses and 
promote fewer cars on the road

Modern office options, as a part of mixed use development 
can be appealing to small firms
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POPULATION
• We will promote policies and programs that 

maintain the diversity of ages and ethnicities in 
Brookhaven.

• We will provide a supportive environment for 
community events and activities.

• We will continue to provide translation services 
that ensure all community members are well 
connected in our city.

• We will provide opportunities for the public 
to regularly engage in our City’s planning and 
programs.

HOUSING
• We will continue code enforcement activities to 

ensure safe and healthy living environments.

• We will promote Lifelong Communities principles.

• We will support the development of a variety of 
housing types and price points in our community 
to support the diverse housing needs of current 
and future residents.

• We will work with DeKalb County to implement 
the Consolidated Plan in the city.

Community engagement is an important tool for 
maintaining an open city and involved community

The mix of housing options at the Brookleigh development 
on Johnson Ferry Road is a good model for future housing in 
Brookhaven
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3.5. CHARACTER AREAS AND DEFINING NARRATIVE
The Character Area Map, along with the character area narratives that follow, lay out a vision, specific goals, 
appropriate land uses, and implementation strategies for Brookhaven’s unique sub-areas, districts, and 
neighborhoods.  The character areas are based on two primary sets of factors: 1) areas of similar character, 
development time period, development types, and/or unique traits, and 2) areas that the community envisions 
developing in a coordinated fashion.  There are 13 character areas in total: 8 are primarily residential in 
nature, and 5 are community activity centers of varying intensities.  Existing residential densities are provided 
for each of the eight residentially-focused areas.  Recommended residential densities and building heights 
are provided for each of the five community activity centers.  These parameters are intended to help support 
implementation of the community’s vision as further explained below.

RECOMMENDED RESIDENTIAL DENSITIES + 
BUILDING HEIGHTS
Five character areas have recommended residential 
densities and building heights designated within 
their character area narratives.  These include 
Perimeter Center, Blackburn Park Neighborhood 
Center, Peachtree Center Overlay District, Lenox 
Park, and the Buford Highway Corridor.  These areas 
are envisioned as appropriate for change and suitable 
for mixed-use development at varying degrees of 
intensity.  The Buford Highway Corridor has three 
designated intensity areas, given the wide diversity 
in development types seen as appropriate within this 
area. 

These recommendations have been developed to 
provide guidance in making development decisions 
within these areas and have been crafted through 
a combination of Steering Committee input and 
guidance from previous local and regional plans.  

EXISTING RESIDENTIAL DENSITIES 
Eight character areas include existing residential 
density calculations.  These have been developed 
for 1) character areas which are predominantly 
comprised of single-family residential neighborhoods, 
including the Lakes District, Lynwood Park, Osborne, 
Historic Brookhaven, Ashford Park-Drew Valley, 
Brookhaven Fields-Brookhaven Heights, and Roxboro, 

and 2) the Briarwood Park character area, largely 
comprised of townhomes and condominiums.  The 
vision for these areas includes the preservation of the 
existing residential character, including maintaining 
the existing residential densities unique to each 
character area.  This calculation could be used to 
provide guidance on future development decisions by 
helping identify if proposed residential developments 
maintain the existing residential densities of the 
surrounding character area.  

Existing residential densities were developed using 
2013 tax parcel data; this data set identifies the year 
built for all residential parcels including detached 
and attached single family homes and condominiums 
but excluding apartments. The total number of 
residential parcels for each Character Area was 
calculated by selecting and tallying all parcels with 
a “year built” attribute not equal to zero/null. The 
residential acreage total of each Character Area 
(excluding apartments) was calculated by 1) selecting 
and tallying all parcels with a “ residential year 
built” attribute not equal to zero/null and 2) visually 
identifying and selecting all parcels that appear to be 
common areas surrounding townhome and/or condo 
parcels.  These two numbers were combined to get 
total acreage, and then this total was divided into 
the total number of residential parcels to calculate 
the residential density of each of the eight character 
areas.
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Figure 3-2: Character Area Map (See larger map in 
Appendix A.3)

The overall Future Land Use Vision is supported by 
unique features and characteristics that should help 
further guide Brookhaven’s future land use decisions 
and public investment decisions. Each of these unique 
features and characteristics is highlighted on the 
following six pages, preceding the character area 
narratives.  They include: 

• Gateway Features 
• Neighborhood Commercial Target Areas 
• Areas Requiring Special Attention 
• Healthy, Active Living Resources 
• Priority Redevelopment Parcels

Increasing walkability, bikeability, and overall mobility 
in all of Brookhaven’s character areas is viewed as 
important.  This should be considered an inherent 
component of  of the vision for each of the 13 
character areas and the overall long-term vision of 
Brookhaven. The City’s Comprehensive Transportation 
Plan provides detailed implementation strategies for 
furthering walkability, bikeability, and overall mobility 
within the city.
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GATEWAY FEATURES

In addition to the 13 character area designations, 
the Character Area Map also identifies areas 
appropriate for Gateway Features.   A Gateway 
Feature designation has been applied to areas where 
entry markers are needed to signify entrance into 
the City of Brookhaven.  These features may include 
signage, architecture, public art, fountains and 
landscaping.  Gateway features provide the City with 
the opportunity to build a unique image and identity.  
These are distinctive areas that have the ability to 
shape the public’s perception of the city upon arrival. 

The city currently lacks entry markers at its most 
prominent entryways, including Peachtree Road, 
Buford Highway, Ashford Dunwoody Road, Johnson 
Ferry Road, Druid Hills Road, and the Brookhaven 
MARTA station.  These heavily traveled corridors 
represent the most logical location for public 
investment in gateway features, since the majority 
of visitors enter the city through these roadways. The 
Character Area Map identifies 11 areas where gateway 
features are needed.  These locations were identified 
through public input gathered at the visioning 
workshop.  They have been prioritized for public 
investment based upon the most heavily traveled 
roadways within the city.  

To have the biggest impact on establishing a 
community identity, gateway features should be 
consistent in design. The scale of these gateways 
may vary based upon roadway size.  Defining ‘major’ 
and ‘minor’ gateways may be necessary wayfinding 
initiatives are further pursued by the City.  Peachtree 
Road has been identified as an appropriate location 
to feature grander gateways, given its perception as 
Brookhaven’s ‘Main Street.’  

A limited number of standard signs mark entrance into 
Brookhaven (top). Additional gateway features can 
help build a unique image for Brookhaven as has been 
accomplished in other communities using a combination 
of murals (Austin, middle), landmark signs (City of Canby, 
bottom left), and pedestrian markers (Charlotte, bottom 
right).

photo credit: securitysigns.com

photo credit: thefrontlinemusic.com

photo credit: 
www.pedbikeimages.org
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NEIGHBORHOOD COMMERCIAL TARGET AREAS
The Character Area Map designates Neighborhood 
Commercial Target Areas.  Neighborhood commercial 
is defined as small-scale retail development that 
serves the needs of the surrounding residential 
neighborhood.  Typical uses include restaurants, 
pharmacies, convenience stores, dry cleaners, and 
salons.  Target areas are a special policy overlay 
placed upon residential character areas to identify 
locations were neighborhood commercial is desirable.  

These target areas are not identified in character 
areas that are planned to contain neighborhood 
commercial uses throughout.  These character 
areas include the Buford Highway Corridor, 
Peachtree Corridor Overlay District, Blackburn 
Park Neighborhood Center, and Perimeter Center. 
Neighborhood Commercial Target areas are 
strategically located to provide convenient retail 
and services within walking distance of surrounding 
neighborhoods.  They are identified for areas 
currently underserved with neighborhood commercial 
uses.  They have been prioritized to fill in the ‘gaps’ 
of residential areas that do not have retail uses in 
comfortable walking distance (1/4-1/2 mile). 

A series of sites appropriate for neighborhood 
commercial were initially identified through a public 
visioning exercise.  These have been refined and 
prioritized to reflect sites that exhibit the potential 
to support successful neighborhood commercial uses.  
Factors used to identify target areas include current 
zoning designations, exiting land uses, visibility and 
accessibility from major thoroughfares and centralized 
locations that serve multiple neighborhoods.    

photo credit: securitysigns.com

Neighborhood commercial can help further a walkable and 
bikeable envrionment while providing desired amenities for 
adjacent neighborhoods as well as an active streetlife.
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AREAS REQUIRING SPECIAL ATTENTION
There are several areas of Brookhaven that require 
special attention due to the unique value they play 
in the ecosystem and heritage of both the city and 
greater Atlanta Region.  Each of the following areas 
require unique attention as development occurs:

• Wetlands - These resources include forested 
wetlands, lakes, ponds, and emergent wetlands.  
They play an important role in holding water, 
preventing flooding, and serving as habitat for diverse 
animals.  The bulk of Brookhaven’s wetlands lie north 
of Peachtree Road near notable water bodies. 

• Creeks - The North Fork Peachtree Creek and 
Nancy Creek are widely recognized as important 
resources in the city.  These, along with the City’s 
floodplains, should be given special attention 
within development proposals.

• Historic Districts on the National Register - 
Historic Brookhaven and Oglethorpe University 
help define the region’s heritage and should be 
preserved.  Additional local protection is needed 
to help achieve this.

• Multi-use Trails - Brookhaven has the beginnings 
of what is anticipated to be a well-connected 
trail network linking the city internally and to 
points outside of the city.  While this resource 
is not yet considered of regional importance, 
the City’s Parks and Recreation Master Plan lays 
out a detailed plan for enhancement. Further 
development of these trails should be prioritized.

Figure 3-3: Areas Requiring Special Attention Map    
(See larger map in Appendix A.3)

Brookhaven’s development 
regulations include a 
series of provisions that 
maintain consistency with 
the Metropolitan North 
Georgia Water Planning 
district plans and the Part 
5 Environmental Planning 
Criteria of the Georgia 
Planning Act, administered 
by the Environmental 
Protection Division of the 
Georgia Department of 
Natural Resources. Appendix 
A.2.2. (Natural Resources 
section) documents this 
analysis. Chapters 4 and 5 
identify additional strategies 
to further protect the City’s 
watershed and natural 
resources.
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HEALTHY/ACTIVE LIVING RESOURCES
Healthy and active living infrastructure is an 
important priority for Brookhaven’s future.  Through 
the visioning process, the desire to create a more 
active environment where individuals, families, and 
friends can walk and bike through the city while easily 
accessing transit, parks, and important community 
resources was identified.  Figure 3-4 identifies the 
multitude of such resources in the city.  Providing 
connections and furthering synergies among these 
resources will help further Brookhaven’s quality of 
life.  Important resources to be leveraged include:

• Wellness District at Medical Center - There is 
a major wellness district within arms reach of 
Brookhaven - a major asset to the city’s residents 
to be leveraged.

• Master Active Living Plans - These plans lay 
out a good road map to further active living in 
two of the city’s most important activity areas: 
Buford Highway Corridor and Blackburn Park 
Neighborhood Center.  A recommendation of this 
plan is to formally adopt these sub area plans.

• Senior Housing and Resources - A vision has 
been set for Brookhaven to continue as a 
lifelong community.  While there are some 
senior resources currently in the city, there is 
room for improvement.  The City should support 
opportunities for residents to age in place.

Figure 3-4: Healthy/Active Living Resources Map       
(See larger map in Appendix A.3)
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Figure 3-5: Priority Redevelopment Parcels Map (See 
larger map in Appendix A.3)

PRIORITY REDEVELOPMENT PARCELS

As a part of the baseline conditions analysis, a 
preliminary inventory of vacant and underdeveloped 
parcels was identified.  Through the planning 
process and coordination with the Buford Highway 
Improvement Plan and Economic Development 
Strategy a series of priority redevelopment parcels 
were identified, as indicated in Figure 3-5 to the 
right.  

Priority redevelopment sites are primarily located in 
the Buford Highway Corridor as it is seen as having 
the highest potential and need for redevelopment in 
upcoming years.  Other parcels were identified in the 
public involvement process and further supported by 
their identification in other plans that these areas 
should serve a higher use in the community to better  
achieve the community vision. 

Priority Redevelopment Parcels include:

• Parcels identified in the Buford Highway Plan, 
primarily focused around North Druid Hills and 
Briarwood Road as well as re-purposing tracts as 
pocket parks.

• The Brookhaven MARTA station parking lots,  
planned for redevelopment as a part of MARTA’s 
Transit Oriented Development initiative.

• Former Harris Teeter along Peachtree Road and 
Hastings Nursery sites.

• Kroger Shopping Plaza at Johnson Ferry Road.
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Priority redevelopment areas shown above: (top left) Druid Hills Road at Buford Highway; (top right) A greenway is 
planned for along North Fork Peachtree Creek, to be coordinated with redevelopment; (bottom left) MARTA station 
parking lots are targeted for redevelopment in the next five years; (bottom right) The Kroger Shopping Plaza could be 
better utilized by developing out parcels to help create a more dense and walkable environment. This opportunity was 
identified in the DeKalb Master Active Living Plan.
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B r o o k h a v e n  C h a r a C t e r  a r e a  S t u d y

COMPREHENSIVE PLAN SUPPLEMENT

2 0 1 6

5-Year Comprehensive Plan Update Page 58 of 540



B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y  |  3

Acknowledgements
This effort would not have been possible without the collaboration of key groups and individuals in the 

Brookhaven community including residents, business owners, elected officials and the Project Management 

Team which consisted of City staff and the consultant team. A special thank you is offered to the community 

at large for sharing their ideas and feedback throughout this process. The following individuals played a 

lead role in the Character Area Study development process:  

City of Brookhaven Mayor and Council

John Ernst, Jr., Mayor

Linley Jones, District 1

John Park, District 2

Bates Mattison, District 3

Joe Gebbia, District 4

  

Character Area Representatives

Susan Breunig, Lakes District

Michael Diaz, Buford Highway Corridor; Lynwood Park

Michael Elliott, Historic Brookhaven

Sally Eppstein, Roxboro

Jen Heath, Brookhaven Heights-Brookhaven Fields

Rajib Khan, Buford Highway Corridor

Lauren Rock, Lenox Park

Marty Sik, Osborne

Ken Yates, Ashford Park-Drew Valley

5-Year Comprehensive Plan Update Page 59 of 540



4  |  B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y  |  5

Introduction
In 2014, the City of Brookhaven with the help of its residents, finalized Comprehensive Plan 2034, a city 

wide plan that set the direction for the future of land use in Brookhaven. As a key component of the plan, 

it arranges the City into 13 Character Areas and identifies and provides descriptions, vision statements and 

general implementation strategies for each. Following adoption of the plan, the City found that additional 

review and policy development was necessary for 11 of the Character Areas to further define how to 

maintain, preserve and enhance the existing residential neighborhoods. To that end, the Character Area 

Planning Study was launched in June 2016.  

The intended outcome of this six-month process was to bring more clarity and specificity to the Character 

Areas by expanding public input. Therefore, as a cornerstone of the study, a broad engagement process 

was designed and implemented in order to reach and hear from a wide variety of City stakeholders. In all, 

19 outreach events were held including public meetings, charrettes, and a pop-up event. A comprehensive, 

interactive website complemented the events. Together, these efforts provided an extensive volume of 

input used to formulate additional narrative on the vision and future form of Brookhaven’s residential areas. 

How This Document will be Used

The Character Area Study serves as a supplement to Comprehensive Plan 2034, not as a replacement. It 

will be a reference to staff for analyzing new land use petitions and will help lay the foundation for the 

pending re-write of the City’s zoning ordinance. Once the new zoning code is adopted, the Character Area 

Study will be used to identify and implement specific community desires and to inform future updates of 

the code. Other elements of Comprehensive Plan 2034 were not addressed within this planning process.  

This document contains seven sections:

•	 Public Engagement: an overview of the tools and methodologies used to engage the public

•	 City Wide Outcomes: a summary of input received that applies to Brookhaven as a City, regardless of 

Character Area

City of Brookhaven Staff 

Ben Song, Director, Department of Community Development (Past)

Patrice Ruffin, AICP, Director of Community, Department of Community Development (Acting)

Taylor Baxter, AICP, Planner, Department of Community Development 

Drew Murray, Planner , Department of Community Development 

Aronda Smith, Planner, Department of Community Development 

Ann Marie Quill, Manager, Department of Communications

Consultant Team 

Kristine Hansen-Dederick, AICP, Sycamore Consulting, Inc. 

Jen Price, AICP, Sycamore Consulting, Inc.

Jeff Hendrick, AIA, LEED AP, Rosser International 

Fritz Clauson, Urban Interactive Studios
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•	 City	Wide	Special	Topics:	a	summary	of	discussion	points	that	are	applicable	to	Brookhaven	as	a	City,	

overall

•	 Character	Area	Outcomes:	revised	vision	statements,	updated	implementation	strategies,	and	

appropriate	land	uses	for	each	Character	Area

•	 Big	Ideas:	an	overview	of	and	public	reaction	to	three	development	concepts

•	 Other	Concerns:	a	summary	of	concerns	that	arose	during	the	study	process	that	were	outside	of	the	

scope	of	this	process	

•	 Appendix:	a	collection	of	supporting	materials	and	documents

What’s Inside...
Public Engagement     7

City Wide Outcomes   11

City Wide Special Topics  12

Character Area Outcomes  13

Big Ideas      28

Other Concerns    31

Appendix     33

Public Engagement
People perform their best work when they are meaningfully engaged. The ultimate 
goal for this process was for the community to feel the connection of the Character 
Area strategies and the Comprehensive Plan to their everyday life.
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Public involvement was at the foundation of the Brookhaven 
Character Area Study. Community stakeholders were 
engaged through a series of Kick-Off meetings, two rounds 
of Character Area Charrettes, and a pop-up event. 
 
Outreach was implemented throughout the four distinct 
phases of the project:  

• Phase I: Kick-Off
• Phase II: Character Area Charrette Series I & II
• Phase III: Charrette Follow Up
• Phase IV: Project Close Out

Online engagement was a key component of the outreach 
process, throughout all phases. Concurrent with the Kick-Off 
meetings in Phase I, the interactive website was launched 
to provide additional education and a feedback mechanism. 
Elements of the website include a project information page 
with background on the Comprehensive Plan and other 
project resources such as maps and Frequently Asked 
Questions; meeting materials such as flyers, presentations, 
boards, and handouts; and an online activities section where 
respondents could answers to surveys and comment on 
project outcomes. Additionally during the charrettes series, 
stakeholders could register to attend and submit feedback. 

During the July through October 2016 timeframe, the 
outreach events attracted a total of 325 participants and a 
total of 1738 users or unique visitors were actively engaged 
in 2720 sessions on the website.   

Phase I: Project KIcK-off serIes 
The Kick-Off Meeting Series was held at the onset of the 
process to educate the community on the objectives of 
the Character Area study, the intent of this process and to 
introduce the Character Area Charrette Series. Attendees 
were also invited to sign up for the first round of charrettes. 
Both midday and evening meeting options were available 
for a total of four Kick-Off meetings on the following dates:

• July 14, 2016: St. Martin’s Episcopal Church 
• July 14, 2016: Brookhaven City Hall 
• July 19, 2016: Briarwood Park Recreation Center
• July 19, 2016: Brookhaven City Hall 

A total of 170 individuals signed into the meetings, 91 
individuals on the July 14th meetings and 79 individuals 
on the July 19th meetings. Attendees included residents, 
property owners, and representatives from the Planning 
Commission, neighborhood associations, and local agencies 
such as the Latin American Association.  

A great deal of effort was invested into getting stakeholders 
involved during the Kick-Off phase, as this was the primary 
opportunity to educate attendees about the intended focus 

and outcomes of the process. 

Outreach methods used to promote the Kick-Off sessions 
are summarized below:

• The City Communications Department distributed flyers 
electronically to its well established database of City 
stakeholders. 

• Information was posted on the City’s social media sites. 
• Large format signs were placed throughout the City of 

Brookhaven and strategic intersections. 
• Hard copies of the flyer were distributed to businesses 

throughout Brookhaven
• Hard copies of the flyer were posted at all Brookhaven 

Park & Recreation Centers and at the Brookhaven 
Public Library

• Information was made available to attendees at the 
July 6 and July 16 Food Truck Roundup Events. 

• A project website was established (www.
BrookhavenCharacterAreaStudy.com) to serve as a 
repository for information, documents, and project 
updates.

Phase II: character area charrette 
serIes

Round I Charrette Series
The Round I Charrette Series consisted of interactive 
workshops that allowed the community to work together 
to further refine the Character Areas. For the purpose of 
this study, the Character Areas were combined into the 
following seven groupings:
 
• August 16, 2016: Historic Brookhaven
• August 22, 2016: Brookhaven Heights-Brookhaven 

Fields & Briarwood Park 
• August 26, 2016: Ashford Park-Drew Valley
• August 29, 2016: Lynwood Park & Osborne
• August 30, 2016: Roxboro & Lenox Park

• August 31. 2016: Buford Highway Corridor
• September 1, 2016: The Lakes District & Blackburn Park 

The Charrettes included stakeholders from each Character 
Area Group and allowed for discussions about strategies 
specific to that geographic area. Meetings began with a 
15 minute open house where attendees were invited to 
provide input on the Vision statement as outlined in the 
Comprehensive Plan. Following the open house period was 
a brief overview of the process and purpose and facilitated 
discussion at tables. Attendees were asked to validate 
known issues and characteristics of their Character Area. 
Additionally, attendees were asked to complete and submit 
a series of visual preference surveys and questionnaires 
that captured their input. All attendees received a Character 
Area summary page from the current Comprehensive Plan, 
as well as a glossary of terms.
     
The visual preference surveys included a series of images 
depicting various development types for the categories of 
residential, commercial, bicycle and pedestrian facilities, 
and alternative developments. Respondents were provided 
choices under each development type, asking the location 
of where he or she felt the development type would be 
most appropriate given these options:  

• Interior of Character Area
• Along Major Corridors
• Transition Areas along Edges
• Not Appropriate Anywhere
• Another Place 

Under each category were several subcategories with varying 
specifics relating to height, scale, setbacks, intensity, mix 
of uses, design and functionality. The development types 
presented in the survey were representative of those 
typically seen in Brookhaven or the greater Atlanta-region, 
and those not seen now, but that may be an option for 
the area. The goals of the visual surveys were to solicit 
feedback on development preferences, introduce potential 
new development types for the city, and spark discussion 
and conversation among the charrette attendees. A total 
of 169 stakeholders attended the Round I Charrette Series 
and a total of 164 preference surveys were returned.   

Pop-Up Idea Session Summary
At the conclusion of the Round I Charrettes, the project 
team decided to host an additional outreach event to ensure 
input from Brookhaven’s Hispanic and Latino stakeholders. 
The Pop-Up Idea Session was held on Saturday, October 
1st at Northeast Plaza and gave stakeholders the option 
of providing feedback via an abbreviated version of the 
preference survey. Project staff talked to 20 stakeholders 
over the two hour period and received critical input regarding 
the future of the Buford Highway Corridor.
 

Round II Charrette Series
Input from the Round I Charrette Series roundtable 
discussions and the preference survey results were used to 
better understand the desires of Brookhaven’s stakeholders 
and to inform recommendations. The Round II Charrette 
Series was used to present these outcomes and to validate 
findings. Attendees were asked to provide feedback on 
the Character Area vision statement, draft implementation 
strategies and appropriate land uses. Additionally, the 
team used this time to get reactions to “Big Ideas” for 
Brookhaven, a few sketch concepts that the project team 
heard as a result of Round I Charrette feedback. As with 
Round I, the Character Areas were combined into the 
following seven groupings:
 
• September 14, 2016: Historic Brookhaven 
• September 15, 2016: The Lakes District & Blackburn Park 
• September 19, 2016: Brookhaven Heights-Brookhaven 

Fields & Briarwood Park
• September 20, 2016: Ashford Park-Drew Valley
• September 22, 2016: Lynwood Park & Osborne 
• September 26, 2016: Roxboro & Lenox Park 
• September 28, 2016: Buford Highway Corridor

A total of 80 stakeholders attended the Round II Charrette 
Series.

The Kick-Off meetings resulted in a database of interest for 
individual Charrettes, therefore outreach for the Round I and 
Round II series relied heavily upon email communication 
to this database, as well as additional outreach methods 
used to promote the Charrette series, summarized below: 

• The City Communications Department distributed flyers 
electronically to its well established database of City 
stakeholders. 

• Information was posted on the City’s social media sites. 
• Hard copies of the flyer were posted at all Brookhaven 

Park & Recreation Centers and at the Brookhaven 
Public Library.

• The project website was used to promote the charrettes 
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and to allow attendees to sign up.  
 
Phase III: charrette folloW UP
Following the Round II Charrette Series, additional engagement 
was sought through the interactive project website to 
collect additional input and advertise “Next Steps” and 
the final stages of the project. Outreach methods used to 
promote “Next Steps” include a postcard email blast to the 
full study database as well as a reminder email. A total of 
186 online feedback forms were collected. Eighteen (18) 
online comments were received on the “Big Ideas”.
  

Phase IV: Project close-out
Presentations were developed highlighting the process, input 
and approved recommendations for each of the Character 
Areas and delivered to the City Planning Commission and the 
City Council. Resident spokespersons from each Character 
Area volunteered to take part in this process as a way to 
show buy-in and to formally conclude the public engagement 
process. The project website will remain active until the 
end of January 2017 to allow residents the opportunity to 
view final study documents.

City Wide Outcomes 

What We ValUe
Values are our priorities - the things that we feel are 
important. Input showed that Brookhaven’s stakeholders 
value its single-family neighborhoods and the natural 
environment among other things. 

• The culture and feel of the Character Areas are important 
to residents. They want their neighborhoods to feel 
like home.

• A distinct and unique identity were viewed as important 
to many.

• Character Areas such as the Lakes District, Lenox 
Park, Historic Brookhaven, Roxboro, and Brookhaven 
Heights-Brookhaven Fields value a very traditional style 
of development. 

• Maintaining inclusion - in income, family size, and age 
- was viewed as important.

• Thoughtful development that first considers the proportion 
of some existing land use types before allowing new 
development was desired. 

What We eNVIsIoN 
How does Brookhaven see itself in the future? What do 
stakeholders envision for their communities? Some ideas 
offered include: 

• An opportunity for innovative development in Character 
Areas such as Lynwood, Osborne, the Buford Highway 
Corridor, Briarwood Park, Blackburn Park, and Ashford 
Park-Drew Valley. 

• Stability and consistency in neighborhoods.
• Local, not regional, neighborhood-serving commercial 

uses.
• Bike lanes and sidewalks to connect people to destinations.
• Limited negative impacts of new developments on 

traffic, stormwater, trees, and schools.
• Adequate buffers between areas of varying uses, 

intensity and density.
 
 

What challeNGes Us 
Challenges should be viewed as prime opportunities for 
growth. If we can identify potential obstacles to getting 
to what we envision for Brookhaven, then we can begin 
to develop solutions to address them. 

• Sustainability: concerns that infrastructure cannot 
accommodate any more growth (people or vehicular) 
and will further stress stormwater, trees, congestion 
and schools.

• Affordability: maintaining and preserving an affordable 
stock of options, especially in the Buford Highway 
corridor is seen as a challenge. 

• Compatibility: while there were split opinions on the 
compatibility of residential infill with existing homes, 
those who expressed it as a challenge stated that the 
top issues are the proximity of infill homes to the street 
and adjacent properties; infill homes are out of scale 
with existing homes; and infill homes sometimes cover 
too much of the lot. 

• Encroachment: protecting the areas where single-family 
areas meet or abut other land uses.

• Density: how best to balance inevitable growth with a 
desire to maintain a high quality of life.

Results of preference surveys, questionnaires, charrette discussions and online feedback 

were evaluated to determine outcomes for the City of Brookhaven as a whole and by each 

individual Character Area. City wide outcomes are summarized broadly as the things that 

stakeholders value, the things that they envision for their community and the things that 

challenge them. 
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sINGle-faMIlY INfIll
During the Round I Charrettes series a brief questionnaire 
was used to gauge stakeholder attitudes toward the 
compatibility of newly constructed residential properties 
with existing homes. When assessing the questionnaire 
results on a city wide basis, opinions were split with just 
slightly more (53%) of stakeholders believing that infill 
homes are compatible with surrounding homes. When 
presented with a list of potential solutions to address infill 
concerns, the following ideas rose to the top:

• Update the zoning code to reduce lot coverage maximums.
• Update the zoning code to reduce height maximums.
• Update the zoning code to increase front, rear and/

or side setbacks.
• Reduce the frequency of variance approvals. 

Another single-family infill solution that received support 
was for the development of single-family design guidelines 
to apply to all new construction. While the development 
of such guidelines is not recommended for the City as a 
whole at this time due to the variety of existing styles and 
lack of consensus city wide on compatibility, there is an 
opportunity to explore revisions to the Zoning Code for 
the specific Character Areas where infill concerns were 
expressed. Those Character Areas include:

• The Lakes District
• Blackburn Park Neighborhood Center
• Roxboro
• Ashford Park-Drew Valley 

stroNGer DefINItIoNs 
The Comprehensive Plan uses the terms of “preserve, 
maintain and enhance”, often in the vision statements 
for the individual Character Areas. One of the requested 
outcomes of the study by the public was to establish 
specific definitions for each of these terms and how they 
relate to Brookhaven.  

Preserve
Preservation is important in all Character Areas. Stakeholders 
desire for the City to keep as much as possible to the 

predominant patterns of development specific to their 
Character Areas. Doing so would provide stability and 
consistency. Stakeholders also want adequate buffers between 
areas of varying uses, intensity and density to ensure a 
gradual transition and in particular, no encroachment on 
single-family residential. Preservation of affordable housing 
is particularly important on Buford Highway, with concerns 
raised on how redevelopment pressure could negatively 
affect the current housing stock. Ultimately, Brookhaven’s 
stakeholders feel that each of their Character Areas have 
a unique culture and feel, and drastic changes could have 
adverse impacts.  

Maintain
Throughout the charrettes, the preference for one-for-one 
replacement was heard. Some individuals expressed that 
the City should encourage replacing “kind with kind”, and 
not replace for example, a single-family home on a one-acre 
lot with four homes on four quarter-acre lots. Others felt 
that the subdivision of lots was agreeable as long as the 
lots were no smaller than the existent zoning allowed. At 
the very least, residents felt there should be no subdivision 
of single-family lots for the purpose of rezoning to higher 
density. Opinions on redevelopment expressed that new 
development does not need to “match” the existing, but 
should remain the same use.  

Enhance
Stakeholders repeatedly expressed that the City should 
focus on development and infrastructure that first benefits 
the existing residents of Brookhaven. Residents desire more 
neighborhood scale and locally-serving commercial uses 
instead of large scale destination centers with regional 
draw. Bicycle lanes and sidewalks to connect to shopping, 
restaurants and recreation were also desired. Lastly, residents 
strongly urged that the City to take a more critical look at 
the impacts of new developments on stormwater, roads, 
trees and schools to limit the negative impacts of these 
new developments on existing residents.   

City Wide Special Topics 
City wide outcomes helped to identify some city wide topics that are applicable to all 

Character Areas. These special topics are summarized below. 

Character Area 
Outcomes
Input was solicited throughout the study process in three major areas for each Character Area: Character 

Area vision, Implementation Strategies and Land Uses. The following pages provide a summary of the 

recommendations, as informed by public input, for each Character Area in these three areas. Some existing 

Comprehensive Plan language is also shown to provide context.

•	 Community Vision: displays the vision statement currently outlined in the Comprehensive Plan. 

Proposed edits to the vision statement are shown in bold and italic font.  

•	 Existing Implementation Strategies: displays the implementation strategies currently outlined in the 

Comprehensive Plan. 

•	 Additional Implementation Strategies: strategies developed as a result of the Character Area Study 

process.  

•	 Appropriate Land Uses: the land uses currently outlined in the Comprehensive Plan.  

•	 Additional Development Recommendations: specific land uses, amenities and development forms 

that were identified as a result of the preference surveys, bringing more definition and specificity to 

the general “Appropriate” land uses identified in the Comprehensive Plan.  

•	 Considerations Moving Forward: identifies opportunities for further study or evaluation beyond this 

study.
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Helpful Definitions
Each Character Area outcome summary includes an “Additional Development Recommendations” section 

which uses terminology that is consistent with land uses, amenities and development forms evaluated by 

the public during the Round I Charrette series. While not an exhaustive list of options, the examples were 

meant to spark conversation and inspire ideas. Some of the examples presented are defined below. The 

original preference survey documents can be found in the Appendix. 

attacheD hoUsING
• Townhome: characterized by a row of attached single-

family housing units, fronting the street with a shared 
rear alley for parking.

• Duplex: two attached residences with a separate 
entrance for each unit.

• Live/Work: a mixture of uses that typically combines 
commercial space on the first floor and residential units 
on the upper floors.

MUltIfaMIlY UNIts
• Apartments: a single building or series of residential 

structures providing for-rent units.
• Mixed-Use: a combination of uses which may include 

commercial, retail or office on the first floor and 
apartments/condominiums on the upper floors.

  
coMMercIal DeVeloPMeNt tYPes
• Suburban: a single or mixed-use development ranging 

from 2 to 6 stories and incorporating amenities such as 
greenspace, expansive parking lots and landscaping.

• Urban: a dense, street-fronting, walkable mixed-use 
development featuring a combination of residential/
retail uses, residential/office uses or one combining 
retail/office without a residential component with 
hidden parking. 

• Neighborhood Scale: a mixed-use or stand-alone retail 
development style that emphasizes the small, pedestrian 
friendly, human-scale.

PeDestrIaN facIlItIes
• Wide Grassy Strip with Lighting: a wide grassy strip 

and pedestrian scale lighting that creates separation 
between pedestrians and the roadway often seen in 
commercial areas.   

• Neighborhood Street with Sidewalk: most often more 
narrow than in commercial areas, 5 feet in width, with 
or without a grass strip for separation. 

MUltI-Use traIls
• Multi-Use Urban Trail: a paved path that creates an active 

transportation corridor through a built environment. 
Urban trails provide mobility for active transportation 
and allow users new, viable everyday travel options 
while creating greenways through developed areas.  

• Multi-Use Gravel Trail: an unpaved, permeable path 
that uses gravel as a surface option. Gravel trails are 
suitable for a wide range of trail activities.

• Multi-Use Concrete/Asphalt Trail: a paved path that uses 
asphalt or concrete as a surface option. This type of 
facility can be used for a variety of purposes including 
pedestrian activity, cycling and running. 

alterNatIVe DeVeloPMeNt tYPes   
Alternative Developments provide opportunities to increase 
diversity by attracting residents of various ages, income 
levels, family size, and lifestyles. These development types 
capitalize on current trends and respond to changing 
demographics in a community.

• Adaptive Re-Use/Loft: often a more industrial feel, 
these promote the reuse of existing spaces such as 
warehouses, institutional or historical structures for 
residential use. 

• Pocket Neighborhoods: small groups of neighboring 
houses tucked into pockets of existing neighborhoods 
and gathered around a shared open space (e.g., 
courtyard, garden, alley, pedestrian walkway). The 
open shared space is the focal point fostering a high 
level of interaction with neighbors.    

• Accessory Dwelling Units: a complete, secondary house 
or apartment on a parcel containing an existing single-
family detached home. Accessory dwelling units may 
provide multi-generational housing for young adult 
children and aging parents; increased affordability; 
options for small households; and small space market 
trends. 

Existing Implementation Strategies 
• Ensure that the proper zoning is in place to maintain the 

character of the single-family residential neighborhoods 
with infill development.

• Conduct neighborhood specific surveys regarding infill 
development for neighborhoods in this Character Area 
that have experienced significant infill.

• Follow recommendations for improvements to Murphey 
Candler Park per the recommendations of the Parks 
and Recreation Master Plan.

• Explore the possibility of developing a linear park and 
trail adjacent to Nancy Creek.

• Protect single-family neighborhoods from encroachment 
by higher-intensity land uses, particularly in the area 
adjacent to the Perimeter Center Character Area.

Additional Implementation Strategies
• Limit the subdivision of lots that will result in increased 

density throughout neighborhoods.
• Maintain required setback and height requirements.  
• Explore accessory dwelling units that are restricted for 

use by relatives (“in-law” suites).
• Consider semi-cluster homes on 1/3-acre lots.
• Establish comfortable walking connections to neighborhood 

commercial.
• Pursue improved connectivity to Murphey Candler Park 

from neighborhoods to north/northeast.
• Develop path to connect Blackburn Park and Murphey 

Candler Park; utilize and preserve Nancy Creek.
• Improve convenience and safety for bicycles and 

pedestrians.
• Enforce buffer between single-family areas adjacent to 

Perimeter Center Character Area and ensure transitional 
uses are contained wholly within the Perimeter Center 
area. 

Appropriate Land Uses 
The Comprehensive Plan identified the following land uses 
as appropriate for this Character Area: 

• Single-Family Residential
• Townhomes
• Institutional 
• Neighborhood Commercial*
• Parks and Recreation
*Only at existing node at Chamblee Dunwoody Road and I-285. 

Additional Development Recommendations
The Character Area Study further identified the following 
land uses, amenities and development forms and specified 
where in the Character Area they would be most appropriate. 
This list does not replace what is currently existing, allowed 
by zoning or appropriate in this Character Area, but should 
be consulted when considering residents’ desires for future 
development and updates to the zoning code. 

Interior of character area 
• Single-family detached homes
• Multi-use trails
• Neighborhood street with sidewalks and bike lanes
• Accessory dwelling units
• Pocket neighborhoods

transition areas along the edges of the character 
area
• Multi-use trails

along Major corridors such as ashford Dunwoody 
road, chamblee Dunwoody road and johnson 
ferry road
• Neighborhood scale retail*
• Sidewalks with wide grassy strip and lighting  
• Sidewalks with paved strip and lighting
• Bike racks, street furniture
• Protected bike lanes
• Multi-use trails
*At Chamblee-Dunwoody Road and I-285.

laKes DIstrIct
Community Vision
The vision for this area is for the single-family neighborhoods to be maintained and preserved. Residential infill development 
should be permitted only if it maintains the single-family detached character of the surrounding neighborhood. 
The Nancy Creek stream corridor has been identified as appropriate for a linear park and trail. An extension of the PATH 
trail through this area and another extension south along Ashford Dunwoody Road should be investigated.

Considerations Moving Forward 
Opinions from residents were split on the use of gravel or asphalt/concrete multi-use trails. More discussion will be 
needed as the linear trail along Nancy Creek advances into implementation. There was also some opposition to pocket 
neighborhoods expressed during the Round II Charrettes, though they scored high on the Round I preference survey. 
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Existing Implementation Strategies 
• Incorporate a series of safe pedestrian crossings along 

Johnson Ferry Road and Ashford Dunwoody Road to 
promote pedestrian connectivity. 

• Identify and implement appropriate traffic calming 
techniques to reduce vehicular speeds and increase 
pedestrian safety. 

• Develop a more user friendly mixed-use zoning district 
to be applied in this area. 

• Pursue opportunities to connect existing path network 
with new pedestrian connections. 

• Implement streetscaping standards that promote 
walkability along portions of Johnson Ferry Road and 
Ashford Dunwoody Road. 

• Expand and amend the Pedestrian Community (PC) 
zoning district in this area per the recommendations 
of the Ashford Dunwoody Master Active Living Plan. 

• Implement improvements to Blackburn Park per the 
recommendations of the Parks and Recreation Master 
Plan. 

Additional Implementation Strategies
• Focus on redevelopment of existing commercial uses in 

the Blackburn Park Character Area before considering 
new construction

• Coordinate with Park and Recreation Department to 
address light pollution issues/nuisance resulting from 
usage of Blackburn Park fields. 

• Increase the availability of passive recreational spaces.
• Establish comfortable walking connections to neighborhood 

commercial.
• Develop path to connect Blackburn Park and Murphey 

Candler Park.
• Improve connection from Blackburn Park to the Cowart 

Family/Ashford-Dunwoody YMCA.
• Improve convenience and safety for bicycles and 

pedestrians.

Appropriate Land Uses 
The Comprehensive Plan identified the following land uses 
as appropriate for this Character Area: 

• Mixed-Use
• Multi-Family Residential
• Townhomes
• Single-Family Residential

• Institutional
• Neighborhood Commercial
• Parks and Recreation

Additional Development Recommendations
The Character Area Study further identified the following 
land uses, amenities and development forms and specified 
where in the Character Area they would be most appropriate. 
This list does not replace what is currently existing, allowed 
by zoning or appropriate in this Character Area, but should 
be consulted when considering residents’ desires for future 
development and updates to the zoning code. 

Interior of character area 
• Single-family detached homes
• Multi-use gravel trails
• Multi-use urban trails
• Multi-use asphalt/concrete trails
• Neighborhood street with sidewalks and bike lanes
• Accessory dwelling units

transition areas along the edges of the character 
area
• Bike racks, street furniture 
• Pocket neighborhoods
• Accessory dwelling units
• Mixed-income attached and detached housing options 

along Major corridors such as ashford Dunwoody 
road, chamblee Dunwoody road and johnson 
ferry road
• Single-family attached townhomes
• Suburban-type neighborhood commercial (3 stories 

with greenspace)
• Neighborhood scale retail
• Sidewalks with wide grassy strip and lighting  
• Sidewalks with paved strip and lighting
• Bike racks, street furniture
• Protected bike lanes
• Multi-use urban trails

blacKbUrN ParK NeIGhborhooD ceNter
Community Vision*
The vision for this area is for it to continue to develop into a walkable neighborhood mixed-use center, through the 
strategic redevelopment of existing uses. This area should exhibit characteristics in which the pedestrian has priority 
over the automobile. Redevelopment into pedestrian-friendly neighborhood commercial and mixed-use developments 
are seen as appropriate for this area.

*No revisions were made to this vision statement

Existing Implementation Strategies 
• Provide incentives to promote the development of 

neighborhood commercial on the commercially zoned 
properties at Windsor Parkway and Osborne Road. 

• Implement improvements to the Lynwood and Osborne 
Parks, per the recommendations of the Parks and 
Recreation Master Plan. 

• Conduct a neighborhood specific survey regarding infill 
development in this area to assess the need for infill 
regulations in this neighborhood. 

• Preserve the tree canopy through ensuring adequate 
protections within the tree ordinance. 

• Update the zoning code to provide for infill compatibility. 

Additional Implementation Strategies
• Encourage the development of the intersection at Windsor 

Parkway and Osborne Road into a neighborhood-only 
commercial node with the following considerations:

• Rezone favorably to allow additional retail and 
restaurant uses 

• Relax setbacks and minimum lot size requirements 
to match existing conditions

• Reduce parking requirements per zoning to 
minimum restaurant needs

• Consider resident-only parking zone along 
adjacent streets

• Allow commercial use on smaller lots
• Allow subdivision of larger lots with minimum lot size 

of R-50.
• Explore options to improve mobility along Windsor 

Parkway such as traffic calming; flow improvement; 
sidewalks and/or bicycle lanes.  

• Promote aging in place and more affordable housing 
through zoning by exploring alternative development types 
such as accessory dwelling units; pocket neighborhoods; 
and mixed-income neighborhoods with attached and 
detached housing types.

• Explore potential of “Morrison Farms” property as active 
and passive recreation, townhomes, cluster homes or 
more affordable housing development.

Appropriate Land Uses 
The Comprehensive Plan identified the following land uses 
as appropriate for this Character Area:  

• Single-Family Residential
• Townhomes
• Institutional
• Neighborhood Commercial
• Parks and Recreation

Additional Development Recommendations
The Character Area Study further identified the following 
land uses, amenities and development forms and specified 
where in the Character Area they would be most appropriate. 
This list does not replace what is currently existing, allowed 
by zoning or appropriate in this Character Area, but should 
be consulted when considering residents’ desires for future 
development and updates to the zoning code. 

Interior of character area 
• Single-family detached homes
• Sidewalks along neighborhood streets
• Multi-use urban, gravel and asphalt/concrete trails
• Accessory dwelling units
• Pocket neighborhoods

transition areas along the edges of the character 
area
• Single-family attached townhomes
• Single-family attached duplexes
• Single-family detached homes
• Neighborhood scale retail
• Sidewalks with paved strip and lighting
• Bike racks, street furniture
• Neighborhood streets with sidewalks and bike lanes
• Multi-use urban trails
• Pocket neighborhoods
• Mixed-income detached/attached housing options
 
along Major corridors such as Windsor Parkway 
and osborne road
• Neighborhood scale retail
• Single-family attached, live/work
• Protected bike lanes
• Bike racks and street furniture
• Neighborhood streets with sidewalks and bike lanes
• Sidewalks with wide grassy strip and lighting

lYNWooD ParK
Community Vision*
The vision for this area is for it to maintain the current character of a traditional neighborhood. This includes single-
family homes on narrow lots with short setbacks and small block sizes. Infill residential development should only be 
permitted if it complements the character of the traditional neighborhood elements found in this Character Area. There 
is currently one small neighborhood commercial use found near the intersection of Windsor Parkway and Osborne Road. 
The development of additional neighborhood commercial uses is desired for this intersection. 

*No revisions were made to this vision statement

5-Year Comprehensive Plan Update Page 66 of 540



1 8  |  B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y  |  1 9

Existing Implementation Strategies 
• Maintain the existing large lot single-family residential 

zoning designation (R-100, which permits lot minimums 
of 15,000 square feet or roughly 1/3 of an acre) to 
ensure the large lot residential character is retained 
in the Character Area described above. 

• Conduct a neighborhood survey to assess the need 
for establishing a City-designated historic district 
designation for portions of this area to help protect 
the historic character of this neighborhood. 

• As development occurs along Peachtree Road, ensure 
appropriate buffers and transitions from higher density 
uses to Historic Brookhaven. 

• Work with the City of Atlanta, to preserve and promote 
the unique heritage and history that Historic Brookhaven 
brings to the area and region. 

• The character of smaller lots should be limited from 
extending further into the historic, large lot character 
within the historic district.

Additional Implementation Strategies
• Improve convenience and safety for bicycles and 

pedestrians.
• Improve connectivity to Brookhaven Park.
• Improve pedestrian connectivity to Town Brookhaven.
• Establish comfortable walking connections to adjacent 

neighborhood commercial.
• Consider connecting discontinuous sidewalks.
• Explore reducing shrubs to accommodate a new sidewalk 

along the golf course along Brookhaven Drive.
• Address spillover parking onto Brookhaven Drive, from 

Brookhaven Station retailers.

Appropriate Land Uses 
The Comprehensive Plan identified the following land uses 
as appropriate for this Character Area: 

• Single-Family Residential
• Parks and Recreation

Additional Development Recommendations
The Character Area Study further identified the following 
land uses, amenities and development forms and specified 
where in the Character Area they would be most appropriate. 
This list does not replace what is currently existing, allowed 
by zoning or appropriate in this Character Area, but should 
be consulted when considering residents’ desires for future 
development and updates to the zoning code. 

Interior of character area 
• Single-family detached homes
• Neighborhood streets with sidewalks and bike lanes
• Neighborhood streets with wide grassy strip, lighting
• Multi-use gravel trails
• Multi-use urban trails
• Multi-use asphalt/concrete trails
• Accessory dwelling units

transition areas along the edges of the character 
area
• Single-family detached homes
• Neighborhood scale mixed-use
• Neighborhood scale retail
• Pocket neighborhoods

along Major corridors such as Windsor Parkway
• Single-family attached
• Multi-family apartments

hIstorIc brooKhaVeN
Community Vision*
The vision for this area calls for the preservation of the golf course and existing historic structures to maintain the 
neighborhood’s architectural heritage. It also calls for the preservation of the large-lot residential character in historic 
and more recently developed areas. Higher-density residential forms and non-residential land uses are not deemed to 
be appropriate within this Character Area, which extends from lots abutting Peachtree Road development in the south 
to Windsor Parkway in the north.

*No revisions were made to this vision statement

Existing Implementation Strategies 
• Ensure that the appropriate zoning is in place to maintain 

the character of the existing single-family residential 
neighborhood. 

• Promote strategies that encourage walking and biking 
to Peachtree Road activity center and neighborhood 
commercial in the Lynwood Park Area and Town 
Brookhaven. 

• Preserve the tree canopy through ensuring adequate 
protections within the tree ordinance. 

Additional Implementation Strategies
• Allow subdivision of larger lots with minimum lot size 

of R-50.
• Provide buffers between the Peachtree Corridor Overlay 

District (PCOD) and single-family neighborhoods to 
ensure appropriate and gradual height and density 
transitions.

• Promote aging in place and more affordable housing 
through zoning by allowing alternative development 
types such as accessory dwelling units and pocket 
neighborhoods.

• Explore opportunities to protect Character Area residents 
against parking overflow from the Peachtree Corridor 
Overlay District.  

Appropriate Land Uses 
The Comprehensive Plan identified the following land uses 
as appropriate for this Character Area:  

• Single-Family Residential
• Townhomes
• Parks and Recreation 

Additional Development Recommendations
The Character Area Study further identified the following 
land uses, amenities and development forms and specified 
where in the Character Area they would be most appropriate. 
This list does not replace what is currently existing, allowed 
by zoning or appropriate in this Character Area, but should 
be consulted when considering residents’ desires for future 
development and updates to the zoning code. 

Interior of character area 
• Single-family detached homes
• Neighborhood streets with sidewalks and bike lanes
• Pocket neighborhoods

transition areas along the edges of the character 
area
• Neighborhood streets with sidewalks and bike lanes
• Multi-use urban trails

along Major corridors such as ashford Dunwoody 
road, chamblee Dunwoody road and johnson 
ferry road
• Neighborhood sidewalks with grassy strip and lighting
• Neighborhood sidewalks with narrow paved strip and 

lighting
• Protected bike lanes
• Neighborhood street with sidewalks and bike lanes
• Bike racks, street furniture 

osborNe 
Community Vision
The vision for the Osborne Character Area is to preserve and maintain the existing residential neighborhoods, while 
promoting improved connectivity where possible. The current cul-de-sac development pattern provides a sense 
of privacy and security to residents, but does limit pedestrian and vehicular connectivity by creating a series of 
dead-end streets. Opportunities to connect these streets through pedestrian or bicycle connections should be pursued 
only as the area, and community desires, change over time. Only single-family residential and parks and recreation 
land uses are seen as appropriate for this area.
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Existing Implementation Strategies 
• Identify and implement appropriate traffic calming 

techniques to reduce vehicular speeds and increase 
pedestrian safety. 

• Pursue pocket green space interventions on former 
FEMA lots that can double as stormwater management 
facilities and small parks, per the recommendations of 
the Parks and Recreation Master Plan. 

• Conduct neighborhood specific surveys regarding infill 
development for neighborhoods in this Character Area 
that have experienced significant infill. 

• Provide incentives to promote the development of 
neighborhood commercial at the intersection of Dresden 
Road and Clairmont Road. 

• Encourage parcel consolidation along Clairmont Road 
to provide for fewer curb cuts and larger development. 

• Update the zoning code to provide for infill compatibility.

Additional Implementation Strategies 
• Establish transitional buffers that provide appropriate 

and gradual height and density transitions between the 
Peachtree Corridor Overlay District and single-family 
neighborhoods.

• Ensure greater enforcement of existing codes, such as 
front, side and rear setback requirements, to protect 
neighborhoods and promote consistency in development.

• Promote more affordable housing and aging in place 
through zoning by allowing alternative development 
types such as accessory dwelling units and pocket 
neighborhoods in appropriate locations.

• Create an opportunity for the redevelopment of Clairmont 
Road into a boulevard-style corridor with neighborhood-
scale commercial (up to 3 stories).

• Limit the subdivision of lots for infill development.
• Explore traffic calming measures within neighborhoods.
• Pursue sidewalk connectivity throughout Character 

Area neighborhoods.
• Preserve single-family and restrict further commercial 

development on Dresden from Conasauga Avenue east 
to the intersection of Clairmont Road and Dresden Drive.

• Establish separate guidelines to differentiate passive 
greenspace and developed park areas.

Appropriate Land Uses 
The Comprehensive Plan identified the following land uses 
as appropriate for this Character Area: 

• Single-Family Residential
• Neighborhood Commercial
• Institutional
• Parks and Recreation

Additional Development Recommendations
The Character Area Study further identified the following 
land uses, amenities and development forms and specified 
where in the Character Area they would be most appropriate. 
This list does not replace what is currently existing, allowed 
by zoning or appropriate in this Character Area, but should 
be consulted when considering residents’ desires for future 
development and updates to the zoning code. 

Interior of character area 
• Single-family detached homes
• Neighborhood street with sidewalks and bike lanes
• Multi-use gravel trails
• Accessory dwelling units
• Pocket neighborhoods

transition areas along the edges of the character 
area
• Single-family attached townhomes
• Single-family attached duplexes
• Single-family attached live/work units
• Multi-family adaptive reuse lofts
• Mixed-use neighborhood scale residential/retail
• Neighborhood scale retail
• Bike racks, street furniture
• Mixed-income detached/attached housing options

ashforD ParK - DreW ValleY
Community Vision
The vision for the Ashford Park-Drew Valley area is for the existing single-family residential neighborhoods to be 
maintained and preserved. Infill residential development should be permitted only if it is in keeping with this current 
residential form. Neighborhood commercial development is seen as appropriate for the intersection of Clairmont Road 
and Dresden Drive. This would serve residents on the eastern side of the Character Area outside of the comfortable 
walking distance to the existing neighborhood commercial provided within the Brookhaven Village area. 

along Major corridors such as clairmont road and 
Dresden Drive (from Peachtree road to camille Drive)
• Single-family attached townhomes
• Single-family attached duplexes
• Single-family attached live/work units
• Multi-family adaptive reuse lofts
• Mixed-use neighborhood scale residential/retail
• Neighborhood scale retail
• Co-working space

Considerations Moving Forward 
Opinions were split on the addition of accessory dwelling units and pocket neighborhoods with slightly more in favor. 
It is recommended that they are included as land uses, but further discussion may be required in the Update of 
Zoning Code.
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Existing Implementation Strategies 
• Provide appropriate buffers between proposed Transit 

Oriented Development (TOD) in the adjacent Peachtree 
Corridor Overlay District and single-family neighborhoods. 

• Conduct neighborhood specific surveys regarding infill 
development within Brookhaven Fields and Brookhaven 
Heights to assess if infill regulations need to be changed 
in these areas 

• Preserve the tree canopy through ensuring adequate 
protections within the tree ordinance. 

• Implement improvements to Clack’s Corner, Fernwood 
Park, and Briarwood Park, per the Parks and Recreation 
Master Plan. 

• Update the zoning code to provide for infill compatibility.

Additional Implementation Strategies 
• Buffers between the Peachtree Corridor Overlay District 

and single-family neighborhoods should provide 
appropriate and gradual height and density transitions.

• Ensure greater enforcement of existing codes to protect 
neighborhoods, especially during new construction.

• Promote aging in place and more affordable housing 
through zoning by allowing alternative development 
types such as accessory dwelling units and pocket 
neighborhoods.

• Explore opportunities to protect Character Area 
residents against parking and cut-through traffic from 
the Peachtree Corridor Overlay. 

• Revisit and refine the Peachtree Corridor Overlay District.

Appropriate Land Uses 
The Comprehensive Plan identified the following land uses 
as appropriate for this Character Area:  

• Single-Family Residential
• Townhomes
• Institutional 
• Parks and Recreation 

Additional Development Recommendations
The Character Area Study further identified the following 
land uses, amenities and development forms and specified 
where in the Character Area they would be most appropriate. 
This list does not replace what is currently existing, allowed 
by zoning or appropriate in this Character Area, but should 
be consulted when considering residents’ desires for future 
development and updates to the zoning code. 

Interior of character area 
• Single-family detached homes
• Neighborhood street with sidewalks and bike lanes
• Multi-use gravel trails
• Accessory dwelling units
• Pocket neighborhoods

transition areas along the edges of the character 
area
• Single-family attached townhomes
• Single-family attached duplexes
• Single-family attached live/work units
• Suburban neighborhood commercial (3 stories with 

greenspace)
• Multi-use asphalt/concrete trails
• Retail/artist lofts
• Mixed-use residential with shared gardens
• Single-family detached (narrow structure on narrow lot)
• Mixed-income detached or attached housing options

along Major corridors such as North Druid hills road
• Sidewalks with wide grassy strip and lighting
• Sidewalks with narrow paved strip and lighting  
• Multi-use urban trails
• Bike racks
• Protected bike lanes 

brooKhaVeN heIGhts - brooKhaVeN fIelDs 
Community Vision
The vision for the Brookhaven Heights-Brookhaven Fields Character Area is to maintain, preserve, and enhance the 
existing single-family residential neighborhoods. Residential infill development should only be permitted if it maintains 
the current residential form. Neighborhood commercial was not identified as a need within this Character Area given 
the area’s proximity to commercial developments along the Dresden Drive and Peachtree Road corridors. The area is 
also well served by three parks in the vicinity offering passive and active recreation options (Fernwood Park, Clack’s 
Corner and Briarwood Park) and as a result has not been identified as in need of additional park space.

Existing Implementation Strategies 
• Conduct a small-area planning study within Lenox Park. 

This study should include a concept plan identifying 
areas appropriate for additional development and the 
appropriate scale and type of development. It should 
also recommend any needed changes to land use 
regulations to help facilitate the desired development 
types. 

• Develop a new more user friendly mixed-use zoning 
district to be applied in this area.

• Encourage neighborhood commercial and mixed-use 
development with a retail component within this area.

Additional Implementation Strategies
• Encourage neighborhood commercial that promotes 

walking, not driving.
• Maintain the central walking trail and passive open 

spaces.
• Improve pedestrian accessibility and crosswalks.

Appropriate Land Uses 
The Comprehensive Plan identified the following land uses 
as appropriate for this Character Area: 

• Single-Family Residential
• Multi-Family Residential
• Neighborhood Commercial
• Hotel
• Office
• Townhomes
• Mixed-Use
• Parks and Recreation

Additional Development Recommendations
The Character Area Study further identified the following 
land uses, amenities and development forms and specified 
where in the Character Area they would be most appropriate. 
This list does not replace what is currently existing, allowed 
by zoning or appropriate in this Character Area, but should 
be consulted when considering residents’ desires for future 
development and updates to the zoning code. 

Interior of character area 
• Single-family detached homes
• Single-family attached duplexes
• Neighborhood scale retail
• Neighborhood scale mixed-use residential/retail/office 

(3 stories)
• Sidewalks with wide grassy strip and lighting  
• Sidewalks with paved strip and lighting 
• Bike lanes, bike racks, street furniture
• Multi-use urban trails
• Multi-use gravel trails
• Multi-use asphalt/concrete trails

transition areas along the edges of the character 
area
• Single-family attached townhomes
• Single-family attached live/work units
• Neighborhood street with sidewalks and bike lanes
• Co-working space

along Major corridors such as Windsor Parkway
• Single-family attached townhomes
• Neighborhood scale mixed-use residential/retail/office 

(4 stories)
• Neighborhood street with sidewalks and bike lanes
• Protected bike lanes
• Multi-use gravel trails

leNox ParK
Community Vision*
This vision for this Character Area is for it evolve into a more vibrant ‘live-work-play’ environment. The area currently 
contains significant ‘live’ and ‘work’ components, but lacks a ‘play’ component. This could be addressed through adding 
more destinations, which may include restaurants, coffee shops, neighborhood commercial and services. The area 
includes significant open space that could accommodate additional development. Previous planning efforts for this area 
have identified it as being appropriate for town center style compact mixed-use development.
*No revisions were made to this vision statement

5-Year Comprehensive Plan Update Page 69 of 540



2 4  |  B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y  |  2 5

Existing Implementation Strategies 
• Develop a more complete sidewalk network along 

Briarwood Road and add pedestrian crossings at 
intersections and adjacent to Briarwood Park entry 
points. 

• Ensure that the area is properly zoned to ensure a mix 
of appropriate land uses. 

• Ensure that new developments provide connectivity to 
Buford Highway activity center area. 

• Implement improvements to Briarwood Park per the 
recommendations of the Parks and Recreation Master 
Plan. 

• Preserve the tree canopy through ensuring adequate 
protections within the tree ordinance. 

• Promote redevelopment opportunities identified as 
appropriate within the Buford Highway Improvement 
Plan and Economic Development Strategy. 

Additional Implementation Strategies 
• Promote aging in place and more affordable housing 

through zoning by allowing alternative development 
types such as accessory dwelling units and pocket 
neighborhoods.

• Ensure greater enforcement of existing codes to protect 
neighborhoods, especially during new construction.

• Preserve the residential character of the Character Area.
• Explore relocating utilities underground. 
 
Appropriate Land Uses 
The Comprehensive Plan identified the following land uses 
as appropriate for this Character Area: 

• Multi-Family Residential
• Townhomes
• Single-Family Residential
• Parks and Recreation
• Institutional

Additional Development Recommendations
The Character Area Study further identified the following 
land uses, amenities and development forms and specified 
where in the Character Area they would be most appropriate. 
This list does not replace what is currently existing, allowed 
by zoning or appropriate in this Character Area, but should 
be consulted when considering residents’ desires for future 
development and updates to the zoning code. 

Interior of character area 
• Single-family attached townhomes
• Single-family attached duplexes
• Single-family detached homes
• Sidewalks on neighborhood streets with bike lanes
• Multi-use asphalt/concrete trails
• Single-family detached (narrow structure on narrow lot)
• Tiny houses
• Accessory dwelling units
• Pocket neighborhoods

transition areas along the edges of the character 
area
• Single-family attached townhomes
• Single-family attached duplexes
• Single-family attached duplexes
• Single-family attached live/work units
• Mixed-use residential with shared garden
• Mixed-income with detached and attached housing

along Major corridors such as ashford Dunwoody 
road, chamblee Dunwoody road and johnson 
ferry road
• Multi-Family Apartments 
• Sidewalks with wide grassy strip and lighting
• Sidewalks with narrow paved strip and lighting
• Bike racks, street furniture
• Protected bike lanes
• Co-working space
• Retail/artist lofts

brIarWooD ParK 
Community Vision*
The vision for the Briarwood Park Character Area is to continue to be an area of high-quality, higher-density townhome 
and condominium development. Major land use changes which deviate from the existing land use mix are not seen as 
appropriate for this area. Briarwood Park itself should be maintained and improved as necessary to continue to provide 
recreational opportunities within comfortable walking distance of area residents. The future vision also includes a more 
complete sidewalk network along Briarwood Road and safe pedestrian crossings that would serve to better link the 
park to surrounding developments.

*No revisions were made to this vision statement

Existing Implementation Strategies 
• Implement the recommendations of the Parks and 

Recreation Master Plan to expand park space to this 
underserved portion of the city.

• Preserve the tree canopy through ensuring adequate 
protections within the tree ordinance.

• Provide incentives to promote the development of 
neighborhood commercial at the intersection of North 
Druid Hills Road and Lenox Park Boulevard. 

• Update the zoning code to provide for infill compatibility.* 
*Opposition was expressed at the charrettes for this 
Comprehensive Plan recommendation. Attendees asked for 
this strategy to be removed.  

Additional Implementation Strategies: 
• Maintain single-family detached housing in interior of 

Character Area.
• Maintain current density allowed by district.   
• Consider low-density townhouses along North Cliff Valley.
• Restrict high-density development.
• Develop neighborhood commercial along transition 

area adjacent to Buford Highway corridor.
• Encourage neighborhood commercial that promotes 

walking, not driving.
• Pursue pocket parks instead of regional parks.
• Establish passive parks, without night lighting for 

active recreation.

Appropriate Land Uses 
The Comprehensive Plan identified the following land uses 
as appropriate for this Character Area: 

• Single-Family Residential
• Neighborhood Commercial
• Institutional 
• Parks and Recreation

Additional Development Recommendations
The Character Area Study further identified the following 
land uses, amenities and development forms and specified 
where in the Character Area they would be most appropriate. 
This list does not replace what is currently existing, allowed 
by zoning or appropriate in this Character Area, but should 
be consulted when considering residents’ desires for future 
development and updates to the zoning code. 

Interior of character area 
• Single-family detached homes 
• Neighborhood scale retail 
• Neighborhood street with sidewalks and bike lanes 
• Multi-use gravel trails 

transition areas along the edges of the character 
area
• Single-family attached townhomes 
• Sidewalks with grass strip with lighting 
• Bike racks, street furniture 
• Multi-use asphalt/concrete trails

along Major corridors such as Windsor Parkway
• Sidewalks with wide grassy strip and lighting
• Sidewalks with paved strip and lighting 
• Bike racks, street furniture 
• Protected bike lanes 
• Multi-use urban trails

roxboro
Community Vision
The vision for the Roxboro Character Area is to maintain, preserve, and enhance the existing single-family residential 
neighborhoods. Residential infill development should only be permitted if it maintains the current residential form. 
Subdivision of current single-family lots for the purpose of rezoning to a higher density is discouraged. The 
southwestern portion of the city currently lacks public park space and this has been identified as an important unmet 
need. The vision for this area is to incorporate new park space to better serve local residents.

Considerations Moving Forward 
Opinions from residents were split on the addition of accessory dwelling units, pocket neighborhoods, compact 
homes, and duplexes. Surveys indicated support for these land use types, but attendees of Charrette II voiced strong 
opposition. It is recommended revisiting the opportunity for accessory dwelling units, pocket neighborhoods, compact 
homes and duplexes in the update of the Zoning Code as well as future Comprehensive Plan updates. 
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Existing Implementation Strategies 
• Encourage the redevelopment of key parcels identified 

within the Buford Highway Improvement Plan and 
Economic Development Strategy. 

• Preserve the diversity of the area by promoting 
international businesses and variety of multi-family 
housing types and price points through inclusionary 
zoning techniques.

• Develop and adopt an overlay district for this corridor 
to regulate redevelopment in the corridor.

• Pursue development of additional park space in area 
as identified within the Buford Highway Improvement 
Plan and Economic Development Strategy.

• Leverage North Fork Peachtree Creek as an asset to 
be preserved and better enjoyed by public.

• Limit visual clutter in the corridor by implementing 
adequate sign regulations.

• Explore rebranding and marketing the corridor as an 
international culinary destination.

Additional Implementation Strategies: 
• Task the Affordable Housing Task force with conducting 

a needs assessment for affordable housing along with 
an inventory of current units detailing size, location, 
rental rates and condition.   

• Set affordable housing goals and create policies and 
incentives for developers to meet these goals.

• Promote more affordable and diversified housing options 
through zoning by allowing alternative development types 
such as accessory dwelling units; pocket neighborhoods; 
mixed-income neighborhoods with attached and detached 
housing types; tiny houses; and development of narrow 
structures on narrow lots.

• Develop park space as both passive and active and 
look for opportunities to develop pocket parks.

• Encourage greenspace as part of new developments.
• Create neighborhood access points and connecting 

paths to the Peachtree Greenway.  
• Pursue pedestrian and bicycle safety and connectivity 

with sidewalks, crosswalks and bike paths.

• As current retail centers redevelop, promote mixed-use 
with 3-6 stories with hidden parking, street frontage; 
and pedestrian friendly amenities.

• Encourage neighborhood commercial in transition areas.
• Encourage inter-parcel connectivity with new developments.  
• Create buffer zones between commercial and residential 

areas.  
• Coordinate with neighboring municipalities to create 

cohesiveness and consistency with regard to look, 
feel, and amenities along the Buford Highway corridor.  

• Consider civic or cultural performing arts center to 
showcase local and regional talent and provide event 
space.    

• Create more opportunities for children and youth 
through recreational and social programming.  

• Incorporate crime prevention through environmental 
design (CPTED) principles to strategically address 
concerns with crime. 

Appropriate Land Uses 
The Comprehensive Plan identified the following land uses 
as appropriate for this Character Area:  

• Single-Family Residential
• Multi-Family Residential
• Neighborhood Commercial
• Hotel
• Commercial/Retail
• Institutional
• Industrial
• Office
• Townhomes
• Mixed-Use
• Parks and Recreation

bUforD hIGhWaY corrIDor 
Community Vision
The vision for the Buford Highway Corridor Character Area is for it to transition from an auto-orientated suburban corridor 
into a denser, more walkable and bikeable urban corridor, that features compact pedestrian-friendly development. 
Large shopping centers within the corridor are seen as appropriate areas for mixed-use redevelopment. Higher intensity 
land uses are appropriate in the areas adjacent to I-85, with a step down in intensity near surrounding residential 
character areas to the north. Within this Character Area, the City should strive to balance opportunities for land use 
transformation, the addition of greenspace, redevelopment and economic investment with the desire to preserve 
and maintain affordable housing options, and cultural diversity within the City.  

Additional Development Recommendations
The Character Area Study further identified the following 
land uses, amenities and development forms and specified 
where in the Character Area they would be most appropriate. 
This list does not replace what is currently existing, allowed 
by zoning or appropriate in this Character Area, but should 
be consulted when considering residents’ desires for future 
development and updates to the zoning code. 

Interior of character area 
• Single-family detached homes
• Neighborhood sidewalks/bike lanes
• Multi-use urban trails
• Multi-use gravel trails
• Multi-use asphalt/concrete trails
• Accessory dwelling units
• Pocket neighborhoods
• Mixed-income developments 

transition areas along the edges of the character 
area
• Single-family attached townhomes
• Single-family detached duplexes
• Single-family attached live/work units
• Neighborhood scale mixed-use residential/retail
• Neighborhood scale retail
• Mixed-use residential with shared garden
• Accessory dwelling units
• Pocket neighborhoods
• Tiny Houses
• Single-family detached (narrow structure on narrow lot)
• Mixed-income developments 

along Major corridors such as buford highway, 
North Druid hills road and clairmont road
• Co-working space
• Retail/artist loft
• Mixed-use residential with shared garden
• Single-family attached live/work units
• Multi-family adaptive re-use/lofts
• Multi-family apartments
• Single-family attached townhomes
• Neighborhood scale mixed-use residential/retail/office
• Protected bike lanes 
• Bike racks, street furniture
• Multi-use urban trails
• Multi-use asphalt/concrete trails
• Sidewalks with grass or paved strip with lighting
• Cultural/performing arts center
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Image #1: sketch plan of Windsor Parkway at 
osborne road
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Overview
Stakeholders talked about the need for more neighborhood 
scale commercial in the area that is walkable and accessible 
in the morning and afternoon hours. They were asked to 
consider future redevelopment opportunities at the corner 
of Windsor Parkway and Osborne Road located in the 
Lynwood Park Character Area. 
 
The sketch in Image #1 illustrates potential development 
at the northwest corner of this intersection (the current site 
of the Avellino’s restaurant). It also shows other potential 
uses for adjacent parcels as expressed by stakeholders 
such as a dry cleaners, a bakery and a café. 

The concept assumes that the parcel will be rezoned 
favorably to support additional retail and restaurant uses; 
setbacks will be relaxed to match existing setbacks; and 
that parking requirements could be reduced per zoning to 
minimum restaurant needs. The corner of East Ponce de 
Leon and Church Street in the City of Decatur was provided 

as a good example of the scale and type of development 
that could occur at the intersection (shown in Image #2). 
Stakeholders particularly liked the opportunity for a large 
outdoor seating area, patio umbrellas, and wide, walkable 
sidewalks.

Public Reaction 
Public reaction showed a high level of support for neighborhood 
commercial at this intersection and confirmed the need for 
walkable, neighborhood scale retail in Brookhaven. Drive-
through establishments were not desired. Some concern 
was expressed that development here would encourage 
development on the northeast corner (site of an existing 
church) which could then encourage the conversion of 
single-family homes eastward on Windsor to commercial 
properties. 

Recommendation 
Pursue the opportunity for neighborhood commercial at the 
northwest corner of Windsor Parkway and Osborne Road.    

Big Ideas
Over the course of the Character Area charrettes, the Project Team heard many out of the 

box ideas. Three of the ideas were further developed and presented to the public during the 

Round II Charrettes and were also made available for review and comment on the project 

website.

bIG IDea: NeIGhborhooD coMMercIal at WINDsor ParKWaY aND osborNe roaD

Image #2: the corner of east Ponce de leon avenue and 
church street in the city of Decatur

Overview
Some stakeholders talked about the potential of Clairmont 
Road being transformed into a boulevard by reducing the 
lanes, traffic speeds to create a more pedestrian and bicycle 
friendly road. Residents agreed that Clairmont Road is a 
gateway to Brookhaven and shared ideas for incorporating 
street trees, street furniture, and pedestrian scale lighting.

According to the preference surveys and charrette roundtable 
discussions, residents voiced support for the following land 
uses along Clairmont Road:

• Single-family attached townhomes
• Single-family attached duplexes
• Single-family attached live/work units
• Multi-family adaptive reuse lofts
• Mixed-use neighborhood scale residential/retail
• Neighborhood scale retail
• Co-working space  

A road diet or reduction of lanes to support two lanes of 
traffic, angled parking (where appropriate) and sidewalks 
with street trees protecting pedestrians from traffic was 
shown as a potential scenario for Clairmont Road (see 
Image #4). 

Public Reaction 
While there was initial support for this idea during the 
Round I Charrettes, online input showed major concern 
for the impact of this concept on traffic on this already 
busy north/south artery. Instead, many favored better 
coordinated traffic lights to get drivers to their destinations 
with fewer impediments. Concern was also expressed with 

the reduction of travel lanes to accommodate on-street 
parking. Some stakeholders also felt that limiting curb 
cuts would encourage developers to form assemblages of 
existing residential properties which would be counter to 
long-term existing plans to limit commercial to one-lot-deep 
along Clairmont Road. 

Those in favor of exploring Clairmont Road improvements 
expressed a desire for more greenery on the roadway such 
as a planted median. There was also support for wider 
sidewalks that promote walkability.  

Recommendation 
Identify opportunities to create a more walkable corridor 
without reducing the number of travel lanes on Clairmont 
Road. 

bIG IDea: claIrMoNt roaD corrIDor IMProVeMeNts “roaD DIet”

Image #4: a clairmont road “diet” could reduce the current 
capacity of the roadway and incorporate street trees and 

Image #3: clairmont road corridor Improvements
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Overview
Pocket neighborhoods are small groups of neighboring houses 
gathered around a shared open space such as a courtyard, 
garden, alley or pedestrian walkway. The open shared space 
is the focal point of the little community fostering a high 
level of interaction with neighbors. Called so because they 
are tucked into pockets of existing neighborhoods and often 
located near walkable destinations, pocket neighborhoods 
could fill the need for more affordable housing options in 
Brookhaven.
 
The sketch in Image #5 considers the Morrison Farms 
property in the Lynwood Character Area as an example of 
an appropriately sized location for a pocket neighborhood 
in Brookhaven. The sketch assumes the following:

• The property will be rezoned favorably to contiguous 
similar residential properties on Club Place, Mabry Oaks 
Drive and Dunbarton Trace.

• The opportunity for a pathway connection to Mabry 
Oaks Drive should be considered.

• The street surround the park will be a one-way street.  

Public Reaction 
Public reaction to the pocket neighborhood was positive but 
mixed. There was support for a true pocket neighborhood 
and not just another group of cluster homes on a cul-de-sac. 
Responses favored walkways that connect existing cul-de-
sacs to one another resulting in a new walkable grid to 
encourage other means of transportations than car-only.

The idea was also seen as an option to provide smaller, 
more affordable housing, a need expressed throughout 
the public engagement process. 

Those opposed to the idea felt that pocket neighborhoods 
would only create more cul-de-sacs which are seen by 
some as hindrances to true connectivity. 

Recommendation 
Explore the idea of pocket neighborhoods within Character 
Areas that expressed some interest in this concept, which 
includes: 

• Briarwood Park
• Brookhaven Heights-Brookhaven Fields
• The Buford Highway Corridor
• Lynwood Park 
• Lakes District
• Osborne

The City’s current Residential Neighborhood Conservation 
District, which encourages creative residential planning and 
development while preserving unique environmental features 
as an appropriate starting point for this recommendation. 

bIG IDea: PocKet NeIGhborhooDs

Image #6: Pocket neighborhoods are small groups of 
neighboring houses gathered around a shared open space such 
as a courtyard, garden, alley or pedestrian walkway.

Image #5: Pocket Neighborhood concept

Concern Where to Go for More Information 

Traffic Congestion
Signal Timing
Transportation

City of Brookhaven Comprehensive Transportation 
Plan

Ashford-Dunwoody Corridor Study

Stormwater Issues Public Works, Stormwater Division

Watershed Issues Nancy Creek Watershed Improvement Plan

Tree Protection Policies City of Brookhaven Tree Ordinance

MARTA TOD Development MARTA TOD Study Process

Zoning (general) Zoning Code Rewrite Process

Peachtree Creek Greenway Peachtree Creek Greenway Master Plan

Affordable Housing City of Brookhaven Affordable Housing Task Force

Sidewalks
Bike Lanes

Brookhaven Bicycle, Pedestrian and Trail Plan

Parks and Recreation Comprehensive Parks and Recreation Master Plan

Peachtree Corridor Overlay District Brookhaven-Peachtree Overlay District Study 

Other Concerns
Throughout the study process discussions, concerns were raised that were outside of the 

scope of the Character Area Study. Below is a listing of the concerns and the past, current 

or pending City initiative that addresses them. 
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Appendix

Appendix A: Summary of Kick Off Meetings

Appendix B: Summary of Charrette Series, Round I

Appendix C: Visual Preference Surveys 

Appendix D: Infill Questionnaire

Appendix E: Summary of Charrette Series, Round II

Appendix F: Character Area Feedback Forms
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Appendix A
Summary of Kick Off Meetings
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Appendix B
Summary of Charrette 
Series, Round I
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Appendix C
Visual Preference Surveys 
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___Another Place: 

Co Working Space  Retail /Artist Lofts  Mixed-Use Residential w/Shared Garden 
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Input solicited throughout the study process fell into three major areas for each Character Area: 

 Character Area vision 
 Implementation Strategies 
 Land Uses 

The following pages provide a summary of the input received for each Character Area drafted by the 
Consultant Team for these three major areas. 

 Proposed edits to the vision statement are shown in bold and italic font.  
 Proposed Implementation Strategies are shown under the heading “Additional Implementation 

Strategies to consider as the result of stakeholder feedback” 
 Proposed Land Uses are shown under the heading “Appropriate Land Uses – Specific” 
 Other notes pertinent to the evaluation of input are indicated with an asterisk and a section 

titled “Notes” at the end of the summaries. 
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Roxboro 
The vision for the Roxboro character area is to maintain, preserve, and enhance the existing single-
family residential neighborhoods. Residential infill development should only be permitted if it is 
maintains the current residential form.  Subdivision of current single-family lots for the purpose of 
rezoning to a higher density is discouraged.  The southwestern portion of the city currently lacks public 
park space and this has been identified as an important unmet need. The vision for this area is to 
incorporate new park space to better serve local residents. 

 
Comprehensive Plan Strategies: 

 Implement the recommendations of the Parks and Recreation Master Plan to expand park space 
to this underserved portion of the city. 

 Preserve the tree canopy through ensuring adequate protections within the tree ordinance. 
 Provide incentives to promote the development of neighborhood commercial at the intersection 

of North Druid Hills Road and Lenox Park Boulevard. * 
 Update the zoning code to provide for infill compatibility. 

*Opposition was expressed at the charrettes for this Comprehensive Plan recommendation.  Attendees 
asked for this strategy to be removed.   

 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 
1. Maintain single-family detached housing in interior of character area. 
2. Maintain current density allowed by district.    
3. Consider low-density townhouses along N. Cliff Valley. 
4. Restrict high-density development. 
5. Develop neighborhood commercial along transition area adjacent to Buford Highway corridor. 
6. Encourage neighborhood commercial that promotes walking, not driving. 
7. Pursue pocket parks instead of regional parks. 
8. Establish passive parks, without night lighting for active recreation. 

 

Appropriate Land Uses – General: 
 Single-Family Residential  
 Neighborhood Commercial  
 Institutional  
 Parks and Recreation 

 
Appropriate Land Uses – Specific: 
 

Interior of Character Area 
 Single-family, detached homes  
 Neighborhood scale retail  
 Neighborhood sidewalks/bike lanes  
 Multi-use gravel trail  
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In Transition Areas  
 Single-family attached townhomes  
 Sidewalks with grass strip w/lighting  
 Bike racks and street furniture  
 Multi-Use concrete trail 
 
On Major Corridors   
 Sidewalks with grass strip or paved w/lighting  
 Bike racks and street furniture  
 Protected bike lanes  
 Multi-use urban trail 

 

 
Notes:  
Opinions were split on the addition of accessory dwelling units, pocket neighborhoods, compact homes, 
and duplexes. Survey indicated support for these land use types, but attendees of Charrette II voiced 
strong opposition.  Recommend revisiting the opportunity for accessory dwelling units, pocket 
neighborhoods, compact homes and duplexes in Zoning Update, as well as future Comp Plan updates.  
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THE LAKES 
The vision for this area is for the single-family neighborhoods to be maintained and preserved.  
Residential infill development should be permitted only if it maintains the single-family detached 
character of the surrounding neighborhood. The Nancy Creek stream corridor has been identified as 
appropriate for a linear park and trail. An extension of the PATH trail through this area and another 
extension south along Ashford Dunwoody Road should be investigated. 

 

Comprehensive Plan Strategies  
 Ensure that the proper zoning is in place to maintain the character of the single family 

residential neighborhoods with infill development. 
 Conduct neighborhood specific surveys regarding infill development for neighborhoods in this 

character area that have experienced significant infill. 
 Follow recommendations for improvements to Murphey Candler Park per the recommendations 

of the Parks and Recreation Master Plan. 
 Explore the possibility of developing a linear park and trail adjacent to Nancy Creek. 
 Protect single-family neighborhoods from encroachment by higher-intensity land uses, 

particularly in the area adjacent to the Perimeter Center character area. 

 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 
1. Limit the subdivision of lots that will result in increased density throughout neighborhoods. 
2. Maintain required setback and height requirements.   
3. Explore accessory dwelling units that are restricted for use by relatives (“in-law” suites). 
4. Consider semi-cluster homes on 1/3-acre lots. 
5. Establish comfortable walking connections to neighborhood commercial. 
6. Pursue improved connectivity to Murphey Candler Park from neighborhoods to 

north/northeast. 
7. Develop path to connect Blackburn Park and Murphey Candler Park; utilize and preserve Nancy 

Creek. 
8. Improve convenience and safety for bicycles and pedestrians. 
9. Enforce buffer between single-family areas adjacent to Perimeter Center character area and 

ensure transitional uses are contained wholly within the Perimeter Center area.  

 

Appropriate Land Uses - General 
As outlined in the Comprehensive Plan:  

 Single-Family Residential 
 Institutional  
 Neighborhood Commercial* 
 Parks and Recreation 

 
*Only at existing node at Chamblee Dunwoody Road and I-285. 
Appropriate Land Uses – Specific 

 
Interior of Character Area 
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 Single-family, detached homes 
 Multi-use trails 
 Sidewalks along neighborhood streets with bike lanes 
 Accessory dwelling units 
 Pocket neighborhoods*  

 
*some opposition, but scored high on survey.     

 
Along Major Corridors 
 Neighborhood scale retail* 
 Sidewalks with grassy strip or paved strip 
 Bike racks & street furniture 
 Protected bike lanes 
 Multi-use trails 
 

*At Chamblee-Dunwoody Road and I-285. 
 

Transition Areas 
 Multi-use trails 

 

 
Notes:  
Opinions were split on the use of gravel or concrete multi-use trails.  More input will be needed as 
Nancy Creek linear trail advances into implementation.  
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BLACKBURN PARK 
The vision for this area is for it to continue to develop into a walkable neighborhood mixed use center, 
through the strategic redevelopment of existing uses.  This area should exhibit characteristics in which 
the pedestrian has priority over the automobile. Redevelopment into pedestrian-friendly neighborhood 
commercial and mixed-use developments are seen as appropriate for this area. 

 

Comprehensive Plan Strategies 
 Incorporate a series of safe pedestrian crossings along Johnson Ferry Road and Ashford 

Dunwoody Road to promote pedestrian connectivity.  
 Identify and implement appropriate traffic calming techniques to reduce vehicular speeds and 

increase pedestrian safety.  
 Develop a more user friendly mixed-use zoning district to be applied in this area.  
 Pursue opportunities to connect existing path network with new pedestrian connections.  
 Implement streetscaping standards that promote walkability along portions of Johnson Ferry 

Road and Ashford Dunwoody Road.  
 Expand and amend the Pedestrian Community (PC) zoning district in this area per the 

recommendations of the Ashford Dunwoody Master Active Living Plan.  
 Implement improvements to Blackburn Park per the recommendations of the Parks and 

Recreation Master Plan.  

 
Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Focus on redevelopment of existing commercial uses in the Blackburn Park character area 
before considering new construction 

2. Coordinate with Park and Recreation Department to address light pollution issues/nuisance 
resulting from usage of Blackburn Park fields.  

3. Increase the availability of passive recreational spaces. 
4. Establish comfortable walking connections to neighborhood commercial. 
5. Develop path to connect Blackburn Park and Murphey Candler Park. 
6. Improve connection from Blackburn Park to the Cowart Family/Ashford-Dunwoody YMCA. 
7. Improve convenience and safety for bicycles and pedestrians. 

 

Appropriate Land Uses - General 
 Mixed-Use 
 Multi-Family Residential 
 Townhomes 
 Single-Family Residential 
 Institutional 
 Neighborhood Commercial 
 Parks and Recreation 

 

Appropriate Land Uses – Specific 
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Interior of Character Area 
 Single-family, detached homes 
 Multi-use gravel trails 
 Multi-use urban trails 
 Multi-use asphalt/concrete trails 
 Sidewalks along neighborhood streets with bike lanes 
 Accessory dwelling units 

 
Along Major Corridors 

 Single-family attached 
 Suburban type neighborhood commercial (3 stories maximum with greenspace) 
 Neighborhood scale retail 
 Sidewalks with grassy strip or paved strip 
 Bike racks & street furniture 
 Protected bike lanes 
 Multi-use urban trails 

 
Transition areas 

 Bike racks and street furniture  
 Pocket neighborhoods 
 Accessory dwelling units 
 Mixed income attached and detached   

 

 
Notes:  
N/A 
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OSBORNE 
The vision for the Osborne character area is to preserve and maintain the existing residential 
neighborhoods, while promoting improved connectivity where possible. The current cul-de-sac 
development pattern provides a sense of privacy and security to residents, but does limit pedestrian 
and vehicular connectivity by creating a series of dead-end streets.  Opportunities to connect these 
streets through pedestrian or bicycle connections should be pursued only as the area, and community 
desires, change over time. Only single-family residential and parks and recreation land uses are seen as 
appropriate for this area. 

 
Comprehensive Plan Strategies 

 Ensure that the appropriate zoning is in place to maintain the character of the existing single 
family residential neighborhood.  

 Promote strategies that encourage walking and biking to Peachtree Road activity center and 
neighborhood commercial in the Lynwood Park Area and Town Brookhaven.  

 Preserve the tree canopy through ensuring adequate protections within the tree ordinance.  

 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Allow subdivision of larger lots with minimum lot size of R50. 
2. Provide buffers between the Peachtree Corridor Overlay District (PCOD) and single family 

neighborhoods to ensure appropriate and gradual height and density transitions. 
3. Promote aging in place and more affordable housing through zoning by allowing alternative 

development types such as accessory dwelling units and pocket neighborhoods. 
4. Explore opportunities to protect character area residents against parking overflow from the 

Peachtree Corridor Overlay District.   
 

Appropriate Land Uses - General 
 Single-Family Residential 
 Townhomes 
 Parks and Recreation  

 

Appropriate Land Uses – Specific 
 
Interior of Character Area 

 Single-family, detached homes 
 Neighborhood sidewalks with bike lanes 
 Pocket neighborhoods 

 
Along Major Corridors 

 Neighborhood sidewalks with grassy strip or narrow paved strip and lighting 
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 Protected bike lanes 
 Neighborhood sidewalk with bike lanes 
 Bike racks, street furniture  

 
In Transition Areas 

 Neighborhood sidewalks with bike lanes 
 Multi-use urban trail 

 

 
Notes:  
N/A  

9 8  |  B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y  |  9 9

5-Year Comprehensive Plan Update Page 107 of 540



1 0 0  |  B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y  |  1 0 1

5-Year Comprehensive Plan Update Page 108 of 540



1 0 2  |  B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y  |  1 0 3

5-Year Comprehensive Plan Update Page 109 of 540



 

12 
 

LYNWOOD PARK 
The vision for this area is for it to maintain the current character of a traditional neighborhood. This 
includes single-family homes on narrow lots with short setbacks and small block sizes. Infill residential 
development should only be permitted if it complements the character of the traditional neighborhood 
elements found in this character area. There is currently one small neighborhood commercial use found 
near the intersection of Windsor Parkway and Osborne Road. The development of additional 
neighborhood commercial uses is desired for this intersection. 

  
Comprehensive Plan Strategies 

 Provide incentives to promote the development of neighborhood commercial on the 
commercially zoned properties at Windsor Parkway and Osborne Road.  

 Implement improvements to the Lynwood and Osborne Parks, per the recommendations of the 
Parks and Recreation Master Plan.  

 Conduct a neighborhood specific survey regarding infill development in this area to assess the 
need for infill regulations in this neighborhood.  

 Preserve the tree canopy through ensuring adequate protections within the tree ordinance.  

 Update the zoning code to provide for infill compatibility.  
 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 
 Encourage the development of the intersection at Windsor Parkway and Osborne Road into a 

neighborhood-only commercial node with the following considerations: 
o Rezone favorably to allow additional retail and restaurant uses  
o Relax setbacks to match existing conditions 
o Reduce parking requirements per zoning to minimum restaurant needs 
o Consider resident-only parking zone along adjacent streets 

 Allow subdivision of larger lots with minimum lot size of R 50. 
 Explore options to improve mobility along Windsor Parkway, ex. traffic calming; flow 

improvement; sidewalks and/or bicycle lanes.   
 Promote aging in place and more affordable housing through zoning by allowing alternative 

development types such as accessory dwelling units; pocket neighborhoods; and mixed-income 
neighborhoods with attached and detached housing types. 

 Explore potential of “Morrison Farms” property as active and passive recreation and/or 
townhomes or cluster homes residential development. 
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Appropriate Land Uses - General 
 Single-Family Residential 
 Townhomes 
 Institutional 
 Neighborhood Commercial 
 Parks and Recreation 

 
Appropriate Land Uses – Specific 
 
Interior of Character Area 

 Single-family, detached homes 
 Sidewalks along neighborhood streets 
 Multi-use urban, gravel and asphalt/concrete trails 
 Accessory dwelling units 
 Pocket neighborhoods 

 
Along Major Corridors 

 Neighborhood scale retail 
 Single-family attached, live/work 
 Protected bike lanes 
 Bike racks and street furniture 
 Neighborhood sidewalks with bike lanes 
 Wide grassy strip with lighting 

 
In Transition Areas 

 Single-family attached townhomes 
 Single-family attached duplexes 
 Single-family, detached homes 
 Neighborhood scale retail 
 Sidewalks with paved strip & lighting 
 Bike racks & street furniture 
 Neighborhood sidewalks with bike lanes 
 Multi-use urban trail 
 Pocket Neighborhoods 
 Mixed income detached/attached housing options 

 

 
Notes:  
N/A  
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BRIARWOOD PARK 
 
The vision for the Briarwood Park character area is to continue to be an area of high-quality, higher-
density townhome and condominium development. Major land use changes which deviate from the 
existing land use mix are not seen as appropriate for this area.  Briarwood Park itself should be 
maintained and improved as necessary to continue to provide recreational opportunities within 
comfortable walking distance of area residents.  The future vision also includes a more complete 
sidewalk network along Briarwood Road and safe pedestrian crossings that would serve to better link 
the park to surrounding developments. 
 
Comprehensive Plan Strategies  
 

 Develop a more complete sidewalk network along Briarwood Road and add pedestrian crossings 
at intersections and adjacent to Briarwood Park entry points.  

 Ensure that the area is properly zoned to ensure a mix of appropriate land uses.  
 Ensure that new developments provide connectivity to Buford Highway activity center area.  
 Implement improvements to Briarwood Park per the recommendations of the Parks and 

Recreation Master Plan.  
 Preserve the tree canopy through ensuring adequate protections within the tree ordinance.  
 Promote redevelopment opportunities identified as appropriate within the Buford Highway 

Improvement Plan and Economic Development Strategy.  
 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 
 Promote aging in place and more affordable housing through zoning by allowing alternative 

development types such as accessory dwelling units and pocket neighborhoods. 
 Ensure greater enforcement of existing codes to protect neighborhoods, especially during new 

construction. 
 Preserve the residential character of the character area. 
 Explore relocating utilities underground.  

 
Appropriate Land Uses - General 

 Multi-Family Residential 
 Townhomes 
 Single-Family Residential 
 Parks and Recreation 
 Institutional 

 
Appropriate Land Uses – Specific 
Interior of Character Area 

 Single-family attached housing options such as townhomes and duplexes 
 Single-family detached homes 
 Sidewalks on neighborhood streets with bike lanes 
 Multi-use asphalt/concrete trails 
 Narrow homes on narrow lots 
 Tiny houses 
 Accessory dwelling units 
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 Pocket neighborhoods 
 
Major Corridors: 

 Multi-Family Apartments  
 Wide grassy strip, narrow paved strip lighting 
 Bike racks, furniture 
 Protected bike lanes 
 Co-Working space 
 Retail artists’ lofts 

 
In Transition Areas 

 Single-family attached townhomes; duplexes; live/work housing 
 Mixed use residential w/shared  garden 
 Mixed income with detached and attached housing 

 

 
Notes:  
N/A  
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BROOKHAVEN HEIGHTS – BROOKHAVEN FIELDS  
 
The vision for the Brookhaven Heights-Brookhaven Fields character area is to maintain, preserve, and 
enhance the existing single-family residential neighborhoods. Residential infill development should only 
be permitted if it maintains the current residential form.  Neighborhood commercial was not identified 
as a need within this character area given the area’s proximity to commercial developments along the 
Dresden Drive and Peachtree Road corridors. The area is also well served by three parks in the vicinity 
offering passive and active recreation options (Fernwood Park, Clack’s Corner and Briarwood Park) and 
as a result has not been identified as in need of additional park space. 
 
Comprehensive Plan Strategies 

 Provide appropriate buffers between proposed Transit Oriented Development (TOD) in the 
adjacent Peachtree Corridor Overlay District and single-family neighborhoods.  

 Conduct neighborhood specific surveys regarding infill development within Brookhaven Fields 
and Brookhaven Heights to assess if infill regulations need to be changed in these areas  

 Preserve the tree canopy through ensuring adequate protections within the tree ordinance.  
 Implement improvements to Clack’s Corner, Fernwood Park, and Briarwood Park, per the Parks 

and Recreation Master Plan.  
 Update the zoning code to provide for infill compatibility. 

 
Additional Implementation Strategies to consider as the result of stakeholder feedback: 

 Buffers between the Peachtree Corridor Overlay District and single family neighborhoods should 
provide appropriate and gradual height and density transitions. 

 Ensure greater enforcement of existing codes to protect neighborhoods, especially during new 
construction. 

 Promote aging in place and more affordable housing through zoning by allowing alternative 
development types such as accessory dwelling units and pocket neighborhoods. 

 Explore opportunities to protect character area residents against parking and cut-through traffic 
from the Peachtree Corridor Overlay.  

 Revisit and refine the Peachtree Corridor Overlay District. 
 
Appropriate Land Uses - General 
 

 Single-Family Residential 
 Townhomes 
 Institutional 
 Parks and Recreation 

 
Appropriate Land Uses – Specific 
 
Interior of Character Area 

 Single-family, detached homes 
 Sidewalks along neighborhood streets with bike lanes 
 Multi-use gravel trails 
 Accessory dwelling units 
 Pocket neighborhoods 
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Along Major Corridors 
 Wide grassy strip with light, narrow paved 
 Multi use urban trail 
 Bike racks 
 Protected bike lanes  

 
In Transition Areas 

 Single-family attached townhomes 
 Single-family attached duplex 
 Single-family attached live/work units 
 Suburban type neighborhood commercial (3 stories maximum with greenspace) 
 Multi-use asphalt/concrete trails 
 Retail/artist lofts 
 Mixed-use residential with shared gardens 
 Single-family detached (narrow structure on narrow lot) 
 Mixed income detached or attached housing options 

 

 
Notes:  
N/A 
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LENOX PARK 
 
This vision for this character area is for it evolve into a more vibrant ‘live-work-play’ environment. The 
area currently contains significant ‘live’ and ‘work’ components, but lacks a ‘play’ component. This could 
be addressed through adding more destinations, which may include restaurants, coffee shops, 
neighborhood commercial and services.  The area includes significant open space that could 
accommodate additional development. Previous planning efforts for this area have identified it as being 
appropriate for town center style compact mixed-use development. 
 
Comprehensive Plan Strategies 

 Conduct a small-area planning study within Lenox Park. This study should include a concept plan 
identifying areas appropriate for additional development and the appropriate scale and type of 
development. It should also recommend any needed changes to land use regulations to help 
facilitate the desired development types.  

 Develop a new more user friendly mixed-use zoning district to be applied in this area. 
 Encourage neighborhood commercial and mixed-use development with a retail component 

within this area. 
 
Additional Implementation Strategies to consider as the result of stakeholder feedback: 

 Encourage neighborhood commercial that promotes walking, not driving. 
 Maintain the central walking trail and passive open spaces. 
 Improve pedestrian accessibility and crosswalks. 

 
Appropriate Land Uses - General 

 Single-Family Residential 
 Multi-Family Residential 
 Neighborhood Commercial 
 Hotel 
 Office 
 Townhomes 
 Mixed-Use 
 Parks and Recreation 

 
Appropriate Land Uses – Specific 
 
Interior of Character Area 

 Single-family, detached homes 
 Duplexes 
 Neighborhood scale retail 
 Mixed-Use residential/retail/office – 3 stories 
 Sidewalks with grass or paved w/lighting  
 Bike lanes, racks and street furniture 
 Multi-use trails – urban, gravel and/or concrete 

 
In Transition Areas 

 Single-family attached townhomes 
 Single-family attached live/work units 
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 Neighborhood sidewalks/bike lanes 
 Co-working space 

 
On Major Corridors  

 Single-family attached townhomes 
 Mixed-use residential/retail/office – 4 stories 
 Neighborhood sidewalks/bike lanes 
 Protected bike lanes 
 Multi-use trail 

 

 
Notes:  
N/A  
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HISTORIC BROOKHAVEN 
 
The vision for this area calls for the preservation of the golf course and existing historic structures to 
maintain the neighborhood’s architectural heritage. It also calls for the preservation of the large-lot 
residential character in historic and more recently developed areas. Higher-density residential forms and 
non-residential land uses are not deemed to be appropriate within this character area, which extends 
from lots abutting Peachtree Road development in the south to Windsor Parkway in the north. 
 
Comprehensive Plan Strategies 

 Maintain the existing large lot single-family residential zoning designation (R-100, which permits 
lot minimums of 15,000 Sq. Ft. or roughly 1/3 of an acre) to ensure the large lot residential 
character is retained in the character area described above.  

 Conduct a neighborhood survey to assess the need for establishing a City-designated historic 
district designation for portions of this area to help protect the historic character of this 
neighborhood.  

 As development occurs along Peachtree Road, ensure appropriate buffers and transitions from 
higher density uses to Historic Brookhaven.  

 Work with the City of Atlanta, to preserve and promote the unique heritage and history that 
Historic Brookhaven brings to the area and region.  

 The character of smaller lots should be limited from extending further into the historic, large lot 
character within the historic district. 

 
Additional Implementation Strategies to consider as the result of stakeholder feedback: 

 Improve convenience and safety for bicycles and pedestrians. 
 Improve connectivity to Brookhaven Park. 
 Improve pedestrian connectivity to Town Brookhaven. 
 Establish comfortable walking connections to adjacent neighborhood commercial. 
 Consider connecting discontinuous sidewalks. 
 Explore reducing shrubs to accommodate a new sidewalk along the golf course along 

Brookhaven Drive. 
 Address spillover parking onto Brookhaven Drive, from Brookhaven Station retailers. 

 
Appropriate Land Uses – General 

 Single-Family Residential 
 Parks and Recreation 

 
Appropriate Land Uses – Specific 
 
Interior of Character Area 

 Single-family, detached homes 
 Sidewalks along neighborhood streets with bike lanes 
 Sidewalks along neighborhood streets with wide grassy strip, lighting 
 Multi-use gravel trails 
 Multi-use urban trails 
 Multi-use asphalt/concrete trails 
 Accessory dwelling units 
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Along Major Corridors 
 Single-family attached 
 Multi-family, apartments 

 
Transition Areas 

 Single-family detached homes 
 Neighborhood scale mixed-use 
 Neighborhood scale retail 
 Pocket neighborhoods 

 

 
Notes:  
N/A  
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ASHFORD PARK - DREW VALLEY 
 
The vision for the Ashford Park-Drew Valley area is for the existing residential form of the single-family 
neighborhoods to be maintained and preserved. Infill residential development should be permitted only 
if it is in keeping with this current residential form.  Neighborhood commercial development is seen as 
appropriate for the intersection of Clairmont Road and Dresden Drive. This would serve residents on the 
eastern side of the character area outside of the comfortable walking distance to the existing 
neighborhood commercial provided within the Brookhaven Village area. 
  
Comprehensive Plan Strategies 

 Identify and implement appropriate traffic calming techniques to reduce vehicular speeds and 
increase pedestrian safety.  

 Pursue pocket green space interventions on former FEMA lots that can double as stormwater 
management facilities and small parks, per the recommendations of the Parks and Recreation 
Master Plan.  

 Conduct neighborhood specific surveys regarding infill development for neighborhoods in this 
character area that have experienced significant infill.  

 Provide incentives to promote the development of neighborhood commercial at the intersection 
of Dresden Road and Clairmont Road.  

 Encourage parcel consolidation along Clairmont Road to provide for fewer curb cuts and larger 
development.  

 Update the zoning code to provide for infill compatibility. 
 
Additional Implementation Strategies to consider as the result of stakeholder feedback: 

 Establish transitional buffers that provide appropriate and gradual height and density transitions 
between the Peachtree Corridor Overlay District and single family neighborhoods. 

 Ensure greater enforcement of existing codes, such as front, side and rear setback 
requirements, to protect neighborhoods and promote consistency in development. 

 Promote more affordable housing and aging in place through zoning by allowing alternative 
development types such as accessory dwelling units and pocket neighborhoods in appropriate 
locations.* 

 Create an opportunity for the redevelopment of Clairmont Road into a boulevard-style corridor 
with neighborhood-scale commercial (up to 3 stories). 

 Limit the subdivision of lots for infill development. 
 Explore traffic calming measures within neighborhoods. 
 Pursue sidewalk connectivity throughout Character Area neighborhoods. 
 Preserve single-family and restrict further commercial development on Dresden from 

Conasauga Ave. east to the intersection of Clairmont Road and Dresden Drive. 
 Establish separate guidelines to differentiate passive greenspace and developed park areas. 

 
* Opinions were split on the addition of accessory dwelling units, pocket neighborhoods, compact homes, 
and duplexes.   
 
 
Appropriate Land Uses – General 

 Single-Family Residential 
 Neighborhood Commercial 
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 Institutional 
 Parks and Recreation 

 
Appropriate Land Uses – Specific 
 
Interior of Character Area 

 Single-family, detached homes 
 Sidewalks, bike lanes along neighborhood streets 
 Multi-use gravel trails 
 Accessory dwelling units* 
 Pocket neighborhoods* 

 
In Transition Areas 

 Single-family attached townhomes 
 Single-family attached duplexes 
 Single-family attached live/work units 
 Multi-family adaptive reuse lofts 
 Mixed-use neighborhood scale residential/retail 
 Neighborhood scale retail 
 Bike racks & street furniture 
 Mixed income detached/attached housing options 

 
On Major Corridors such as Clairmont Road 

 Single-family attached townhomes 
 Single-family attached duplexes 
 Single-family attached live/work units 
 Multi-family adaptive reuse lofts 
 Mixed-use neighborhood scale residential/retail 
 Neighborhood scale retail 
 Co-working space 

 

 
Notes:  
Opinions were split on the addition of accessory dwelling units, pocket neighborhoods, compact homes, 
and duplexes. Survey indicated support for these land use types, but attendees of Charrette II voiced 
opposition.  Recommend revisiting accessory dwelling units, pocket neighborhoods, compact homes, 
and duplexes in Zoning Update, as well as future Comp Plan updates. 
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BUFORD HIGHWAY 
 
The vision for the Buford Highway Corridor character area is for it to transition from an auto-orientated 
suburban corridor into a denser, more walkable urban corridor, that features compact pedestrian-
friendly development. Large shopping centers within the corridor are seen as appropriate areas for 
mixed-use redevelopment. Higher intensity land uses are appropriate in the areas adjacent to I-85, with 
a step down in intensity near surrounding residential character areas to the north.  Within this character 
area, the City should strive to balance opportunities for land use transformation, redevelopment and 
economic investment with the desire to preserve and maintain affordable housing options and cultural 
diversity within the City. 
 
Comprehensive Plan Strategies 

 Encourage the redevelopment of key parcels identified within the Buford Highway Improvement 
 Plan and Economic Development Strategy.  
 Preserve the diversity of the area by promoting international businesses and variety of multi-

family housing types and price points through inclusionary zoning techniques. 
 Develop and adopt an overlay district for this corridor to regulate redevelopment in the 

corridor. 
 Pursue development of additional park space in area as identified within the Buford Highway 

Improvement Plan and Economic Development Strategy. 
 Leverage North Fork Peachtree Creek as an asset to be preserved and better enjoyed by public. 
 Limit visual clutter in the corridor by implementing adequate sign regulations. 
 Explore rebranding and marketing the corridor as an international culinary destination. 

 
Additional Implementation Strategies to consider as the result of stakeholder feedback: 

 Conduct a needs assessment for affordable housing along with an inventory of current units 
detailing size, location, cost and condition.    

 Set affordable housing goals and create policies and incentives for developers to meet these 
goals. 

 Promote more affordable and diversified housing options through zoning by allowing alternative 
development types such as accessory dwelling units; pocket neighborhoods; mixed-income 
neighborhoods with attached and detached housing types; tiny houses; and development of 
narrow lots with narrow houses. 

 Develop park space as both passive and active and look for opportunities to develop pocket 
parks. 

 Encourage greenspace as part of new developments. 
 Create neighborhood access points and connecting paths to the Peachtree Greenway.   
 Pursue pedestrian and bicycle safety and connectivity with sidewalks, crosswalks and bike paths. 
 As current retail centers redevelop, promote mixed-use with 3-6 stories with hidden parking, 

street frontage; and pedestrian friendly amenities. 
 Encourage neighborhood commercial in transition areas. 
 Encourage inter-parcel connectivity with new developments.   
 Create buffer zones between commercial and residential areas.   
 Coordinate with neighboring municipalities to create cohesiveness and consistency with regard 

to look, feel, and amenities along the Buford Highway corridor.   
 Consider civic or cultural performing arts center to showcase local and regional talent and 

provide event space.     
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 Create more opportunities for children and youth through recreational and social programming.  
 
Appropriate Land Uses – General 

 Single-Family Residential 
 Multi-Family Residential 
 Neighborhood Commercial 
 Hotel 
 Retail 
 Institutional 
 Industrial 
 Office 
 Townhomes 
 Mixed-Use 
 Parks and Recreation 

 
Appropriate Land Uses – Specific 
Interior of Character Area 

 Single-family, detached homes 
 Neighborhood sidewalks/bike lanes 
 Multi-use trails – urban, gravel and/or concrete 
 Accessory dwelling units 
 Pocket neighborhoods 
 Mixed income developments  

 
In Transition Areas 

 Single-family attached townhomes 
 Duplexes 
 Single-family attached live/work units 
 Neighborhood scale mixed-use residential/retail 
 Neighborhood scale retail 
 Mixed use residential w/shared garden 
 Accessory dwelling units 
 Pocket neighborhoods 
 Tiny Houses 
 Narrow houses on narrow lots 
 Mixed income developments  

 
On Major Corridors  

 Co-working space 
 Retail/Artist lofts 
 Mixed use residential w/shared garden 
 Single-family attached live/work units 
 Adaptive re-use/lofts 
 Apartments 
 Single-family attached townhomes 
 Mixed-use residential/retail/office 
 Protected bike lanes  

1 4 6  |  B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y B R O O K H A V E N  C H A R A C T E R  A R E A  S T U D Y  |  1 4 7

5-Year Comprehensive Plan Update Page 131 of 540



 

26 
 

 Bike racks and street furniture 
 Multi-use trail – urban or concrete 
 Sidewalks with grass or paved strip w/lighting 
 Cultural/Performing Arts Center 

 

 
Notes:  
N/A 
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The Lakes District 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 

Thank you for your feedback! Please complete this form & return before leaving. 

Vision Statement 

The vision for this area is for the single-family neighborhoods to be maintained and preserved. Residential 
infill development should be permitted only if it complements the character of the surrounding 
neighborhood.  The Nancy Creek stream corridor has been identified as appropriate for a linear park and 
trail.  An extension of the PATH trail through this area and another extension south along Ashford 
Dunwoody Road should be investigated.  

 

Implementation Strategies 

The following implementation strategies were outlined in the Comprehensive Plan and have been confirmed 
through the charrette roundtable discussions: 

 Ensure that the proper zoning is in place to maintain the character of the single family residential 
neighborhoods with infill development. 

 Conduct neighborhood specific surveys regarding infill development for neighborhoods in this 
character area that have experienced significant infill. 

 Follow recommendations for improvements to Murphey Candler Park per the recommendations of 
the Parks and Recreation Master Plan. 

 Explore the possibility of developing a linear park and trail adjacent to Nancy Creek. 
 Protect single-family neighborhoods from encroachment by higher-intensity land uses, particularly 

in the area adjacent to the Perimeter Center character area. 

  

Vision Statement Feedback 

 Yes! I agree with the vision statement 
 I agree with the vision statement, but with these changes: 

 

 

 I do not agree with the vision statement because:  

The Lakes District 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Protect single-family neighborhoods from cut through traffic. 
2. Limit the subdivision of lots that will result in increased density throughout neighborhoods. 
3. Explore accessory dwelling units that are restricted for use by relatives (“in-law” suites). 
4. Promote duplexes instead of townhouses for future multi-family housing alternatives. 
5. Consider semi-cluster homes on 1/3-acre lots in Murphey Candler Park.  
6. Pursue improved connectivity to Murphey Candler Park from neighborhoods to north/northeast. 
7. Establish comfortable walking connections to neighborhood commercial. 
8. Develop path to connect Blackburn Park and Murphey Candler Park; utilize and preserve Nancy 

Creek. 
9. Improve convenience and safety for bicycles and pedestrians. 
10. Explore alternative transit modes such as Brookhaven trolley or shuttle. 
11. Update the zoning code to increase front, rear and/or side setbacks. 
12. Update the zoning code to reduce height maximums. 
13. Explore the feasibility of creating single family design guidelines to apply to all new construction. 

 

Additional Implementation Strategies Feedback 

 Yes! I agree with these additional implementation strategies.  
 I agree with the additional implementation strategies, but with these changes: 

 

 

 

 

 

 

 I do not agree with the following additional implementation strategies (provide #): 
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The Lakes District 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 

 

Appropriate Land Uses - General 

As outlined in the Comprehensive Plan:  

 Single-Family Residential 
 Townhomes 
 Institutional 
 Neighborhood Commercial 
 Parks and Recreation 

 

 

Appropriate Land Uses – Specific 

These Development Types represent those that ranked 
highly on the survey for what respondents prefer in the 
interior of this Character Area or along major corridors 
impacting their Character Area.  

Interior of Character Area 

 Single-family, detached homes 
 Multi-use gravel trails 
 Sidewalks along neighborhood streets with 

bike lanes 
 Accessory dwelling units 
 Pocket neighborhoods 

Along Major Corridors 

 Suburban type neighborhood commercial (3 
stories maximum with greenspace) 

 Neighborhood scale retail 
 Sidewalks with grassy strip or paved strip 
 Bike racks & street furniture 
 Protected bike lanes 
 Multi-use asphalt/concrete trails 

Appropriate Land Uses Feedback 

 Yes! I agree with these land uses.  
 I agree with these land uses, but with these 

changes: 

 

 

 

 

 I do not agree with the following land uses: 

 

Blackburn Park Neighborhood Center 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Thank you for your feedback! Please complete this form & return before leaving. 

Vision Statement 

The vision for this area is for it to continue to develop into a walkable neighborhood mixed use center, 
through the strategic redevelopment of existing uses. This area should exhibit characteristics in which the 
pedestrian has priority over the automobile. Redevelopment into pedestrian-friendly neighborhood 
commercial and mixed-use developments are seen as appropriate for this area.  

 

Implementation Strategies 

The following implementation strategies were outlined in the Comprehensive Plan and have been confirmed 
through the charrette roundtable discussions: 

1. Incorporate a series of safe pedestrian crossings along Johnson Ferry Road and Ashford Dunwoody 
Road to promote pedestrian connectivity.  

2. Identify and implement appropriate traffic calming techniques to reduce vehicular speeds and 
increase pedestrian safety.  

3. Develop a more user friendly mixed-use zoning district to be applied in this area.  
4. Pursue opportunities to connect existing path network with new pedestrian connections.  
5. Implement streetscaping standards that promote walkability along portions of Johnson Ferry Road 

and Ashford Dunwoody Road.  
6. Expand and amend the Pedestrian Community (PC) zoning district in this area per the 

recommendations of the Ashford Dunwoody Master Active Living Plan.  
7. Implement improvements to Blackburn Park per the recommendations of the Parks and Recreation 

Master Plan.  

 

Vision Statement Feedback 

 Yes! I agree with the vision statement 
 I agree with the vision statement, but with these changes: 

 

 

 I do not agree with the vision statement because:  
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Blackburn Park Neighborhood Center 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Focus on redevelopment of existing commercial uses in the Blackburn Park character area before 
considering new construction 

2. Address signage clutter and light pollution due to digital display signage. 
3. Address light pollution issues/nuisance resulting from usage of Blackburn Park fields.  
4. Increase the availability of passive recreational spaces. 
5. Establish comfortable walking connections to neighborhood commercial. 
6. Develop path to connect Blackburn Park and Murphey Candler Park. 
7. Improve connection from Blackburn Park to the Cowart Family/Ashford-Dunwoody YMCA. 
8. Improve convenience and safety for bicycles and pedestrians. 
9. Update the zoning code to increase front, rear and/or side setbacks. 
10. Update the zoning code to reduce lot coverage maximums. 
11. Update the zoning code to reduce height maximums. 

 

Additional Implementation Strategies Feedback 

 Yes! I agree with these additional implementation strategies.  
 I agree with the additional implementation strategies, but with these changes: 

 

 

 

 

 I do not agree with the following additional implementation strategies (provide #): 

 

 

Blackburn Park Neighborhood Center 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Appropriate Land Uses - General 

As outlined in the Comprehensive Plan:  

 Mixed-Use 
 Multi-Family Residential 
 Townhomes 
 Single-Family Residential 
 Institutional 
 Neighborhood Commercial 
 Parks and Recreation 

 

Appropriate Land Uses – Specific 

These Development Types represent those that ranked 
highly on the survey for what respondents prefer in the 
interior of this Character Area or along major corridors 
impacting their Character Area.  

Interior of Character Area 

 Single-family, detached homes 
 Multi-use gravel trails 
 Multi-use urban trails 
 Multi-use asphalt/concrete trails 
 Sidewalks along neighborhood streets with 

bike lanes 
 Accessory dwelling units 

Along Major Corridors 

 Single-family attached 
 Suburban type neighborhood commercial (3 

stories maximum with greenspace) 
 Neighborhood scale retail 
 Sidewalks with grassy strip or paved strip 
 Bike racks & street furniture 
 Protected bike lanes 
 Multi-use urban trails 

Appropriate Land Uses Feedback 

 Yes! I agree with these land uses.  
 I agree with these land uses, but with these 

changes: 

 

 

 

 

 I do not agree with the following land uses: 
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Lynwood Park 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Thank you for your feedback! Please complete this form & return before leaving. 

Vision Statement 

The vision for this area is for it to maintain the current character of a traditional neighborhood. This includes 
single-family homes on narrow lots with short setbacks and small block sizes. Infill residential development 
should only be permitted if it complements the character of the traditional neighborhood elements found 
in this character area. There is currently one small neighborhood commercial use found near the 
intersection of Windsor Parkway and Osborne Road. The development of additional neighborhood 
commercial uses is desired for this intersection. 

 

Implementation Strategies 

The following implementation strategies were outlined in the Comprehensive Plan and have been confirmed 
through the charrette roundtable discussions: 

 Provide incentives to promote the development of neighborhood commercial on the commercially 
zoned properties at Windsor Parkway and Osborne Road.  

 Implement improvements to the Lynwood and Osborne Parks, per the recommendations of the 
Parks and Recreation Master Plan.  

 Conduct a neighborhood specific survey regarding infill development in this area to assess the need 
for infill regulations in this neighborhood.  

 Preserve the tree canopy through ensuring adequate protections within the tree ordinance.  
 Update the zoning code to provide for infill compatibility.  

 

 

Vision Statement Feedback 

 Yes! I agree with the vision statement 
 I agree with the vision statement, but with these changes: 

 

 

 I do not agree with the vision statement because:  

Lynwood Park 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Encourage the development of the intersection at Windsor Parkway and Osborne Road into a 
neighborhood-only commercial node with the following considerations: 

a. Rezone favorably to allow additional retail and restaurant uses  
b. Relax setbacks to match existing conditions 
c. Reduce parking requirements per zoning to minimum restaurant needs 
d. Consider resident-only parking zone along adjacent streets 

2. Explore design guidelines to set standards for building materials to ensure quality of new construction.  
3. Allow subdivision of larger lots with minimum lot size of R 50. 
4. Explore options to improve mobility along Windsor Parkway, ex. traffic calming; flow improvement; 

sidewalks and/or bicycle lanes.   
5. Promote aging in place and more affordable housing through zoning by allowing alternative 

development types such as accessory dwelling units; pocket neighborhoods; and mixed-income 
neighborhoods with attached and detached housing types. 

6. Explore potential of “Morrison Farms” property as active and passive recreation and/or townhomes or 
cluster homes residential development.   

Additional Implementation Strategies Feedback 

 Yes! I agree with these additional implementation strategies.  
 I agree with the additional implementation strategies, but with these changes: 

 

 

 

 

 

 I do not agree with the following additional implementation strategies (provide #): 
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Lynwood Park 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Appropriate Land Uses - General 

As outlined in the Comprehensive Plan:  

 Single-Family Residential 
 Townhomes 
 Institutional 

 Neighborhood Commercial 
 Parks and Recreation

 

Appropriate Land Uses – Specific 

These Development Types represent those that ranked highly on the survey for what respondents prefer in the 
interior of this Character Area and along transition areas that are adjacent to other Character Areas. 

Interior of Character Area 

 Single-family, detached homes 
 Sidewalks along neighborhood streets 
 Multi-use urban, gravel and asphalt/concrete trails 
 Accessory dwelling units 
 Pocket neighborhoods 

In Transition Areas 

 Single-family attached townhomes 
 Single-family attached duplexes 
 Single-family, detached homes 
 Neighborhood scale retail 
 Sidewalks with paved strip & lighting 
 Bike racks & street furniture 
 Neighborhood sidewalks with bike lanes 
 Multi-use urban trail 
 Pocket Neighborhoods 
 Mixed income detached/attached housing options 

Appropriate Land Uses Feedback 

 Yes! I agree with these land uses.  
 I agree with these land uses, but with 

these changes: 

 

 

 

 

 I do not agree with the following land 
uses: 

 

Historic Brookhaven 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 

Thank you for your feedback! Please complete this form & return before leaving. 

Vision Statement 

 The vision for this area calls for the preservation of the golf course and existing historic structures to 
maintain the neighborhood’s architectural heritage. It also calls for the preservation of the large-lot 
residential character in historic and more recently developed areas. Higher-density residential forms and 
non-residential land uses are not deemed to be appropriate within this character area, which extends from 
lots abutting Peachtree Road development in the south to Windsor Parkway in the north.  

 

Implementation Strategies 

The following implementation strategies were outlined in the Comprehensive Plan and have been confirmed 
through the charrette roundtable discussions: 

1. Maintain the existing large lot single-family residential zoning designation (R-100, which permits lot 
minimums of 15,000 Sq. Ft. or roughly 1/3 of an acre) to ensure the large lot residential character is 
retained in the character area described above.  

2. Conduct a neighborhood survey to assess the need for establishing a City-designated historic district 
designation for portions of this area to help protect the historic character of this neighborhood.  

3. As development occurs along Peachtree Road, ensure appropriate buffers and transitions from higher 
density uses to Historic Brookhaven.  

4. Work with the City of Atlanta, to preserve and promote the unique heritage and history that Historic 
Brookhaven brings to the area and region.  

5. The character of smaller lots should be limited from extending further into the historic, large lot 
character within the historic district  

 

Vision Statement Feedback 

 Yes! I agree with the vision statement 
 I agree with the vision statement, but with these changes: 

 

 

 I do not agree with the vision statement because:  
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Historic Brookhaven 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Improve convenience and safety for bicycles and pedestrians. 
2. Improve connectivity to Brookhaven Park. 
3. Improve pedestrian connectivity to Town Brookhaven. 
4. Establish comfortable walking connections to adjacent neighborhood commercial. 
5. Consider connecting discontinuous sidewalks. 
6. Explore reducing shrubs to accommodate a new sidewalk along the golf course along Brookhaven Drive. 
7. Address spillover parking onto Brookhaven Drive, from Brookhaven Station retailers. 

 

 

 

Appropriate Land Uses - General 

As outlined in the Comprehensive Plan:  

 Single-Family Residential 

Additional Implementation Strategies Feedback 

 Yes! I agree with these additional implementation strategies.  
 I agree with the additional implementation strategies, but with these changes: 

 

 

 

 

 I do not agree with the following additional implementation strategies (provide #): 

 

Historic Brookhaven 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 

 Parks and Recreation 

 

 

Appropriate Land Uses – Specific 

These Development Types represent those that ranked 
highly on the survey for what respondents prefer in the 
interior of this Character Area or along major corridors 
impacting their Character Area.  

Interior of Character Area 

 Single-family, detached homes 
 Sidewalks along neighborhood streets with 

bike lanes 
 Sidewalks along neighborhood streets with 

wide grassy strip, lighting 
 Multi-use gravel trails 
 Multi-use urban trails 
 Multi-use asphalt/concrete trails 
 Accessory dwelling units 

Along Major Corridors 

 Single-family attached 
 Multi-family, apartments 

Appropriate Land Uses Feedback 

 Yes! I agree with these land uses.  
 I agree with these land uses, but with these 

changes: 

 

 

 

 

 I do not agree with the following land uses: 
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Osborne 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Thank you for your feedback! Please complete this form & return before leaving. 

Vision Statement 

The vision for the Osborne character area is to preserve and maintain the existing residential 
neighborhoods, while promoting improved connectivity where possible. The current cul-de-sac 
development pattern provides a sense of privacy and security to residents, but does limit pedestrian and 
vehicular connectivity by creating a series of dead-end streets.  Opportunities to connect these streets 
through pedestrian or bicycle connections should be pursued only as the area, and community desires, 
change over time. Only single-family residential and parks and recreation land uses are seen as appropriate 
for this area. 

 

Implementation Strategies 

The following implementation strategies were outlined in the Comprehensive Plan and have been confirmed 
through the charrette roundtable discussions: 

 Ensure that the appropriate zoning is in place to maintain the character of the existing single family 
residential neighborhood.  

 Promote strategies that encourage walking and biking to Peachtree Road activity center and 
neighborhood commercial in the Lynwood Park Area and Town Brookhaven.  

 Preserve the tree canopy through ensuring adequate protections within the tree ordinance.  

 

 

  

Vision Statement Feedback 

 Yes! I agree with the vision statement 
 I agree with the vision statement, but with these changes: 

 

 

 I do not agree with the vision statement because:  

Osborne 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Allow subdivision of larger lots with minimum lot size of R50. 
2. Provide buffers between the Peachtree Corridor Overlay District (PCOD) and single family 

neighborhoods to ensure appropriate and gradual height and density transitions. 
3. Promote aging in place and more affordable housing through zoning by allowing alternative 

development types such as accessory dwelling units and pocket neighborhoods. 
4. Explore opportunities to protect character area residents against parking overflow from the PCOD.   
5. As properties redevelop in the PCOD at Osborne & Peachtree consider low-scale neighborhood 

shopping or mixed use with residential at 3-5 stories maximum.  

  

Additional Implementation Strategies Feedback 

 Yes! I agree with these additional implementation strategies.  
 I agree with the additional implementation strategies, but with these changes: 

 

 

 

 

 

 I do not agree with the following additional implementation strategies (provide #): 
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Osborne 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Appropriate Land Uses - General 

As outlined in the Comprehensive Plan:  

 Single-Family Residential 
 Townhomes 

 Parks and Recreation

 

Appropriate Land Uses – Specific 

These Development Types represent those that ranked highly on the survey for what respondents prefer in the 
interior of this Character Area and along transition areas that are adjacent to other Character Areas. 

Interior of Character Area 

 Single-family, detached homes 
 Neighborhood sidewalks with bike lanes 
 Pocket neighborhoods 

In Transition Areas 

 Neighborhood sidewalks with bike lanes 
 Multi-use urban trail 

 

Appropriate Land Uses Feedback 

 Yes! I agree with these land uses.  
 I agree with these land uses, but with 

these changes: 

 

 

 

 

 I do not agree with the following land 
uses: 

 

Ashford Park – Drew Valley 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Thank you for your feedback! Please complete this form & return before leaving. 

Vision Statement 

The vision for the Ashford Park-Drew Valley area is for the existing character of the single-family 
neighborhoods to be maintained and preserved. Infill residential development should be permitted only if it 
is in keeping with the character of the surrounding residential structures including height, setback and 
architectural compatibility. 

 

Implementation Strategies 

The following implementation strategies were outlined in the Comprehensive Plan and have been confirmed 
through the charrette roundtable discussions: 

 Identify and implement appropriate traffic calming techniques to reduce vehicular speeds and 
increase pedestrian safety.  

 Pursue pocket green space interventions on former FEMA lots that can double as stormwater 
management facilities and small parks, per the recommendations of the Parks and Recreation Master 
Plan.  

 Conduct neighborhood specific surveys regarding infill development for neighborhoods in this 
character area that have experienced significant infill.  

 Provide incentives to promote the development of neighborhood commercial at the intersection of 
Dresden Road and Clairmont Road.  

 Encourage parcel consolidation along Clairmont Road to provide for fewer curb cuts and larger 
development.  

 Update the zoning code to provide for infill compatibility.  

 

Vision Statement Feedback 

 Yes! I agree with the vision statement 
 I agree with the vision statement, but with these changes: 

 

 

 I do not agree with the vision statement because:  
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Ashford Park – Drew Valley 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Establish transitional buffers that provide appropriate and gradual height and density transitions 
between the Peachtree Corridor Overlay District and single family neighborhoods. 

2. Ensure greater enforcement of existing codes, such as front, side and rear setback requirements, to 
protect neighborhoods and promote consistency in development. 

3. Promote more affordable housing through zoning by allowing alternative development types such as 
accessory dwelling units and pocket neighborhoods in appropriate locations.  

4. Update the zoning code to reduce lot coverage maximums. 
5. Update the zoning code to reduce height maximums. 
6. Establish a gateway to Brookhaven at Dresden and Clairmont Roads. 
7. Create an opportunity for the redevelopment of Clairmont Road into a boulevard-style corridor with 

neighborhood-scale commercial (up to 3 stories). 
8. Limit the subdivision of lots for infill development. 
9. Explore options to promote size limit for the construction of new single-family houses (< 4,000 SF). 
10. Explore traffic calming measures within neighborhoods. 
11. Pursue sidewalk connectivity throughout Character Area neighborhoods. 
12. Restrict further commercial development on Dresden from east of existing to Clairmont Road. 
13. Establish separate guidelines to differentiate passive greenspace and developed park areas.  

Additional Implementation Strategies Feedback 

 Yes! I agree with these additional implementation strategies.  
 I agree with the additional implementation strategies, but with these changes: 

 

 

 

 I do not agree with the following additional implementation strategies (provide #): 

 

Ashford Park – Drew Valley 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Appropriate Land Uses - General 

As outlined in the Comprehensive Plan:  

 Single-Family Residential 
 Neighborhood Commercial 

 Institutional 
 Parks and Recreation

 

Appropriate Land Uses – Specific 

These Development Types represent those that ranked highly on the survey for what respondents prefer in the 
interior of this Character Area, along transition areas that are adjacent to other Character Areas, and along major 
corridors such as Clairmont Road. 

Interior of Character Area 

 Single-family, detached homes 
 Sidewalks, bike lanes along neighborhood streets 
 Multi-use gravel trails 
 Accessory dwelling units 
 Pocket neighborhoods 

In Transition Areas 

 Single-family attached townhomes 
 Single-family attached duplexes 
 Single-family attached live/work units 
 Multi-family adaptive reuse lofts 
 Mixed-use neighborhood scale residential/retail 
 Neighborhood scale retail 
 Bike racks & street furniture 
 Mixed income detached/attached housing options 

On Major Corridors such as Clairmont Road 

 Single-family attached townhomes 
 Single-family attached duplexes 
 Single-family attached live/work units 
 Multi-family adaptive reuse lofts 
 Mixed-use neighborhood scale residential/retail 
 Neighborhood scale retail 
 Co-working space 

Appropriate Land Uses Feedback 

 Yes! I agree with these land uses.  
 I agree with these land uses, but with 

these changes: 

 

 

 

 

 I do not agree with the following land 
uses: 
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Brookhaven Heights-Brookhaven Fields 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Thank you for your feedback! Please complete this form & return before leaving. 

Vision Statement 

The vision for the Brookhaven Heights-Brookhaven Fields character area is to maintain, preserve, and 
enhance the existing single-family residential neighborhoods. Residential infill development should only be 
permitted if it is appropriate within the context of the surrounding neighborhood including heights, 
setbacks and architectural compatibility. 

 

Implementation Strategies 

The following implementation strategies were outlined in the Comprehensive Plan and have been confirmed 
through the charrette roundtable discussions: 

 Provide appropriate buffers between new Transit Oriented Development (TOD) in the adjacent 
Peachtree Corridor Overlay District and single-family neighborhoods.  

 Conduct neighborhood specific surveys regarding infill development within Brookhaven Fields and 
Brookhaven Heights to assess if infill regulations need to be changed in these areas  

 Preserve the tree canopy through ensuring adequate protections within the tree ordinance.  
 Implement improvements to Clack’s Corner, Fernwood Park, and Briarwood Park, per the Parks and 

Recreation Master Plan.  
 Update the zoning code to provide for infill compatibility.  

 

 

 

 

Vision Statement Feedback 

 Yes! I agree with the vision statement 
 I agree with the vision statement, but with these changes: 

 

 

 I do not agree with the vision statement because:  

Brookhaven Heights-Brookhaven Fields 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Buffers between the Peachtree Corridor Overlay District and single family neighborhoods should provide 
appropriate and gradual height and density transitions. 

2. Ensure greater enforcement of existing codes to protect neighborhoods, especially during new 
construction. 

3. Promote aging in place and more affordable housing through zoning by allowing alternative 
development types such as accessory dwelling units and pocket neighborhoods. 

4. Explore opportunities to protect character area residents against parking and cut-through traffic from 
the Peachtree Corridor Overlay.  

5. Update the zoning code to increase front, rear and/or side setbacks. 
6. Update the zoning code to reduce lot coverage maximums. 
7. Update the zoning code to reduce height maximums. 
8. Revisit and refine the Peachtree Corridor Overlay District.  

 

Additional Implementation Strategies Feedback 

 Yes! I agree with these additional implementation strategies.  
 I agree with the additional implementation strategies, but with these changes: 

 

 

 

 

 I do not agree with the following additional implementation strategies (provide #): 
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Brookhaven Heights-Brookhaven Fields 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

 

Appropriate Land Uses - General 

As outlined in the Comprehensive Plan:  

 Single-Family Residential 
 Townhomes 
 Institutional 
 Parks and Recreation 

 

Brookhaven Heights-Brookhaven Fields 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Appropriate Land Uses – Specific 

These Development Types represent those that ranked 
highly on the survey for what respondents prefer in the 
interior of this Character Area or along transition areas 
that are adjacent to other Character Areas. 

Interior of Character Area 

 Single-family, detached homes 
 Sidewalks along neighborhood streets with 

bike lanes 
 Multi-use gravel trails 
 Accessory dwelling units 
 Pocket neighborhoods 

In Transition Areas 

 Single-family attached townhomes 
 Single-family attached duplex 
 Single-family attached live/work units 
 Suburban type neighborhood commercial (3 

stories maximum with greenspace) 
 Multi-use asphalt/concrete trails 
 Retail/artist lofts 
 Mixed-use residential with shared gardens 
 Single-family detached (narrow structure on 

narrow lot) 
 Mixed income detached or attached housing 

options 

Appropriate Land Uses Feedback 

 Yes! I agree with these land uses.  
 I agree with these land uses, but with these 

changes: 

 

 

 

 

 I do not agree with the following land uses: 
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Lenox Park 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Thank you for your feedback! Please complete this form & return before leaving. 

Vision Statement 

This vision for this character area is for it to evolve into a more vibrant‘live work play’ environment. The 
area currently contains significant ‘live’ and ‘work’ components, but lacks a ‘play’ component. This 
could be addressed through adding more destinations, which may include restaurants, coffeeshops, 
neighborhood commercial and services. 

 

Implementation Strategies 

The following implementation strategies were outlined in the Comprehensive Plan and have been confirmed 
through the charrette roundtable discussions: 

1. Conduct a small-area planning study within Lenox Park. This study should include a concept plan 
identifying areas appropriate for additional development and the appropriate scale and type of  
development. It should also recommend any needed changes to land use regulations to help 
facilitate the desired development types.  

2. Develop a new more user friendly mixed-use zoning district to be applied in this area. 
3. Encourage neighborhood commercial and mixed-use development with a retail component within 

this area. 
 

 

 

 

Vision Statement Feedback 

 Yes! I agree with the vision statement 
 I agree with the vision statement, but with these changes: 

 

 

 I do not agree with the vision statement because:  

Lenox Park 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Encourage neighborhood commercial that promotes walking, not driving. 
2. Maintain the central walking trail and passive open spaces. 
3. Improve pedestrian accessibility and crosswalks.  

 

 

Additional Implementation Strategies Feedback 

 Yes! I agree with these additional implementation strategies.  
 I agree with the additional implementation strategies, but with these changes: 

 

 

 

 

 

 

 

 I do not agree with the following additional implementation strategies (provide #): 
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Lenox Park 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Appropriate Land Uses - General 

As outlined in the Comprehensive Plan:  

 Single-Family Residential 
 Multi-Family Residential 
 Neighborhood Commercial 
 Hotel 

 Office 
 Townhomes 
 Mixed-Use 
 Parks and Recreation 

Appropriate Land Uses – Specific 

These Development Types represent those that ranked highly 
on the survey for what respondents prefer in the interior of 
this Character Area, along transition areas that are adjacent 
to other Character Areas, and along major corridors 

.Interior of Character Area 

 Single-family, detached homes 
 Duplexes 
 Neighborhood scale retail 
 Mixed-Use residential/retail/office – 3 stories 
 Sidewalks with grass or paved w/lighting  
 Bike lanes, racks and street furniture 
 Multi-use trails – urban, gravel and/or concrete 

In Transition Areas 

 Single-family attached townhomes 
 Single-family attached live/work units 
 Neighborhood sidewalks/bike lanes 
 Co-working space 

On Major Corridors  

 Single-family attached townhomes 
 Mixed-use residential/retail/office – 4 stories 
 Neighborhood sidewalks/bike lanes 
 Protected bike lanes 
 Multi-use trail 

 

Appropriate Land Uses Feedback 

 Yes! I agree with these land uses.  
 I agree with these land uses, but with 

these changes: 

 

 

 

 

 

 

 I do not agree with the following land 
uses: 

 

Briarwood Park 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Thank you for your feedback! Please complete this form & return before leaving. 

Vision Statement 

The vision for the Briarwood Park character area is to continue to be an area of high-quality, higher-density 
townhome and condominium development. Major land use changes which deviate from the existing land 
use mix are not seen as appropriate for this area.  Briarwood Park itself should be maintained and improved 
as necessary to continue to provide recreational opportunities within comfortable walking distance of area 
residents.  The future vision also includes a more complete sidewalk network along Briarwood Road and safe 
pedestrian crossings that would serve to better link the park to surrounding developments. 

 

Implementation Strategies 

The following implementation strategies were outlined in the Comprehensive Plan and have been confirmed 
through the charrette roundtable discussions: 

 Develop a more complete sidewalk network along Briarwood Road and add pedestrian crossings at 
intersections and adjacent to Briarwood Park entry points.  

 Ensure that the area is properly zoned to ensure a mix of appropriate land uses.  
 Ensure that new developments provide connectivity to Buford Highway activity center area.  
 Implement improvements to Briarwood Park per the recommendations of the Parks and Recreation 

Master Plan.  
 Preserve the tree canopy through ensuring adequate protections within the tree ordinance.  
 Promote redevelopment opportunities identified as appropriate within the Buford Highway 

Improvement Plan and Economic Development Strategy.  

 

Vision Statement Feedback 

 Yes! I agree with the vision statement 
 I agree with the vision statement, but with these changes: 

 

 

 I do not agree with the vision statement because:  
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Briarwood Park 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Promote aging in place and more affordable housing through zoning by allowing alternative 
development types such as accessory dwelling units and pocket neighborhoods. 

2. Ensure greater enforcement of existing codes to protect neighborhoods, especially during new 
construction. 

3. Protect neighborhoods by reducing variance approvals. 
4. Preserve single-family residential. 
5. Provide sidewalks, bike lanes and pedestrian amenities. 
6. Explore relocating utilities underground.  
7. Update the zoning code to reduce lot coverage maximums. 
8. Update the zoning code to reduce height maximums. 
9. Update the zoning code to increase front, rear and/or side setbacks. 
10. Consider the feasibility of developing single family design guidelines to apply to all new construction. 

 

 

Additional Implementation Strategies Feedback 

 Yes! I agree with these additional implementation strategies.  
 I agree with the additional implementation strategies, but with these changes: 

 

 

 

 

 I do not agree with the following additional implementation strategies (provide #): 

 

 

Briarwood Park 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Appropriate Land Uses - General 

As outlined in the Comprehensive Plan:  

 Multi-Family Residential 
 Townhomes 
 Single-Family Residential 
 Parks and Recreation 
 Institutional 

 

Appropriate Land Uses – Specific 

These Development Types represent those that ranked 
highly on the survey for what respondents prefer in the 
interior of this Character Area or along transition areas 
that are adjacent to other Character Areas. 

Interior of Character Area 

 Single-family attached housing options such as 
townhomes and duplexes 

 Single-family detached homes 
 Sidewalks on neighborhood streets with bike 

lanes 
 Multi-use asphalt/concrete trails 
 Alternative Development options including: 

o Narrow homes on narrow lots 
o Tiny houses 
o Accessory dwelling units 
o Pocket neighborhoods 

In Transition Areas 

 Single-family attached live/work housing 
 Mixed-use residential housing with shared 

gardens 
 Alternative Development options including: 

o Narrow homes on narrow lots 
o Mixed income with detached and 

attached housing 

 

Appropriate Land Uses Feedback 

 Yes! I agree with these land uses.  
 I agree with these land uses, but with these 

changes: 

 

 

 

 

 I do not agree with the following land uses: 
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Roxboro 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

Thank you for your feedback! Please complete this form & return before leaving. 

Vision Statement 

The vision for the Roxboro character area is to maintain, preserve, and enhance the existing 
single family residential neighborhoods. Residentil infill development should only be permitted if it is 
appropriate within the context of the surrounding neighborhood including heights, setbacks and 
architectural compability.   The southwestern portion of the city currently lacks public park space and this 
has been identified as an important unmet need. The vision for this area is to incorporate new park space to 
better serve local residents.  

 
Implementation Strategies 
The following implementation strategies were outlined in the Comprehensive Plan and have been confirmed 
through the charrette roundtable discussions: 

1. Implement the recommendations of the Parks and Recreation Master Plan to expand park space to 
this underserved portion of the city. 

2. Preserve the tree canopy through ensuring adequate protections within the tree ordinance. 
3. Provide incentives to promote the development of neighborhood commercial at the intersection of 

North Druid Hills Road and Lenox Park Boulevard. 
4. Update the zoning code to provide for infill compatibility. 

 
 
 
 

 

 

Vision Statement Feedback 

 Yes! I agree with the vision statement 
 I agree with the vision statement, but with these changes: 

 

 

 I do not agree with the vision statement because:  

Roxboro 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Maintain single-family detached housing in interior of character area. 
2. Maintain current density by limiting residential infill to one-for-one.   
3. Consider low-density townhouses along N. Cliff Valley. 
4. Restrict high-density development. 
5. Promote aging in place and more affordable housing by allowing alternative development types such as 

accessory dwelling units and pocket neighborhoods.   
6. Explore the development of design guidelines to create standards for infill residential construction.  
7. Develop neighborhood commercial along transition area adjacent to Buford Highway corridor. 
8. Encourage neighborhood commercial that promotes walking, not driving. 
9. Pursue pocket parks instead of regional parks. 
10. Establish passive parks, without night lighting for active recreation. 
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Roxboro 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

 

Appropriate Land Uses - General 

As outlined in the Comprehensive Plan:  

 Single-Family Residential 
 Neighborhood Commercial 

 Institutional 
 Parks and Recreation 

Appropriate Land Uses – Specific 

Additional Implementation Strategies Feedback 

 Yes! I agree with these additional implementation strategies.  
 I agree with the additional implementation strategies, but with these changes: 

 

 

 

 

 

 

 I do not agree with the following additional implementation strategies (provide #): 

 

Roxboro 

City of Brookhaven Character Area Study – Feedback Form  www.BrookhavenCharacterAreaStudy.com 
 

These Development Types represent those that ranked highly 
on the survey for what respondents prefer in the interior of 
this Character Area, along transition areas that are adjacent 
to other Character Areas, and along major corridors. 

.Interior of Character Area 

 Single-family, detached homes 
 Neighborhood scale retail  
 Neighborhood sidewalks/bike lanes 
 Multi-use gravel trail 
 Accessory dwelling units 
 Pocket neighborhoods 

In Transition Areas 

 Single-family attached townhomes 
 Single-family detached compact homes 
 Duplexes 
 Sidewalks with grass strip w/lighting 
 Bike racks and street furniture 
 Multi-Use concrete trail 

On Major Corridors  

 Retail/Artist lofts 
 Sidewalks with grass strip or paved w/lighting  
 Bike racks and street furniture 
 Protected bike lanes 
 Multi-use urban trail 

 

Appropriate Land Uses Feedback 

 Yes! I agree with these land uses.  
 I agree with these land uses, but with 

these changes: 

 

 

 

 

 

 

 I do not agree with the following land 
uses: 
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Buford Highway Corridor 

City of Brookhaven Character Area Study – Feedback Form www.BrookhavenCharacterAreaStudy.com 
 

Thank you for your feedback! Please complete this form & return before leaving. 

Vision Statement 

The vision for the Buford Highway Corridor character area is for it to transition from an auto-
orientated suburban corridor into a denser, more walkable urban corridor, that features compact 
pedestrian-friendly development. Large shopping centers within the corridor are seen as 
appropriate areas for mixed use redevelopment. Higher intensity land uses are appropriate in the 
areas adjacent to I-85, with a step down in intensity near surrounding residential character areas to 
the north. Within this character area, the City should strive to balance opportunities for land use 
transformation, redevelopment and economic investment with the desire to preserve and maintain 
affordable housing options and cultural diversity within the City. 

 

Implementation Strategies 

The following implementation strategies were outlined in the Comprehensive Plan and have been 
confirmed through the charrette roundtable discussions: 

 Encourage the redevelopment of key parcels identified within the Buford Highway 
Improvement 

o Plan and Economic Development Strategy.  
 Preserve the diversity of the area by promoting international businesses and variety of multi-

family housing types and price points through inclusionary zoning techniques. 
 Develop and adopt an overlay district for this corridor to regulate redevelopment in the 

corridor. 

Vision Statement Feedback 

 Yes! I agree with the vision statement 
 I agree with the vision statement, but with these changes: 

 

 

 I do not agree with the vision statement because:  

Buford Highway Corridor 

City of Brookhaven Character Area Study – Feedback Form www.BrookhavenCharacterAreaStudy.com 
 

 Pursue development of additional park space in area as identified within the Buford Highway 
Improvement Plan and Economic Development Strategy. 

 Leverage North Fork Peachtree Creek as an asset to be preserved and better enjoyed by 
public. 

 Limit visual clutter in the corridor by implementing adequate sign regulations. 
 Explore rebranding and marketing the corridor as an international culinary destination. 

 

Additional Implementation Strategies to consider as the result of stakeholder feedback: 

1. Conduct a needs assessment for affordable housing along with an inventory of current units 
detailing size, location, cost and condition.    

2. Set affordable housing goals and create policies and incentives for developers to meet these 
goals. 

3. Develop park space as both passive and active and look for opportunities to develop pocket 
parks. 

4. Encourage greenspace as part of new developments. 
5. Pursue pedestrian and bicycle safety and connectivity with sidewalks, crosswalks and bike 

paths. 
6. As current retail centers redevelop, promote mixed-use with 3-6 stories with hidden parking, 

street frontage; and pedestrian friendly amenities. 
7. Encourage neighborhood commercial in transition areas. 
8. Encourage inter-parcel connectivity with new developments.   
9. Create buffer zones between commercial and residential areas.   
10. Coordinate with neighboring municipalities to create cohesiveness and consistency with 

regard to look, feel, and amenities along the Buford Highway corridor.   
11. Consider civic or cultural performing arts center to showcase local and regional talent and 

provide event space.     
12. Create more opportunities for children and youth through recreational and social 

programming.  
13. Promote more affordable housing options through zoning by allowing alternative 

development types such as accessory dwelling units; pocket neighborhoods; mixed-income 
neighborhoods with attached and detached housing types; tiny houses; and development of 
narrow lots with narrow houses. 

14. Create neighborhood access points and connecting paths to the Peachtree Greenway.   
15. Update the zoning code to reduce lot coverage maximums. 
16. Consider the feasibility of developing single-family design guidelines to apply to all new 

construction. 
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Additional Implementation Strategies Feedback 

 Yes! I agree with these additional implementation strategies.  
 I agree with the additional implementation strategies, but with these changes: 

 

 

 

 

 

 

 

 

 

 I do not agree with the following additional implementation strategies (provide #): 

 

Buford Highway Corridor 

City of Brookhaven Character Area Study – Feedback Form www.BrookhavenCharacterAreaStudy.com 
 

 

Appropriate Land Uses - General 

As outlined in the Comprehensive Plan:  

 Single-Family Residential 
 Multi-Family Residential 
 Neighborhood Commercial 
 Hotel 
 Retail 
 Institutional 

 Industrial 
 Office 
 Townhomes 
 Mixed-Use 
 Parks and Recreation 

 
Appropriate Land Uses – Specific                         

These development types represent those that ranked highly on the survey for what respondents prefer in the 
interior of this Character Area, along transition areas that are adjacent to other Character Areas, and along major 
corridors. 

Interior of Character Area 
 Single-family, detached homes 
 Neighborhood sidewalks/bike lanes 
 Multi-use trails – urban, gravel and/or 

concrete 
 Accessory dwelling units 
 Pocket neighborhoods 
 Mixed income developments  

In Transition Areas 
 Single-family attached townhomes 
 Duplexes 
 Single-family attached live/work units 
 Neighborhood scale mixed-use 

residential/retail 
 Neighborhood scale retail 
 Mixed use residential w/shared garden 
 Accessory dwelling units 
 Pocket neighborhoods 
 Tiny Houses 
 Narrow houses on narrow lots 
 Mixed income developments  

On Major Corridors  
 Co-working space 
 Retail/Artist lofts 
 Mixed use residential w/shared garden 
 Single-family attached live/work units 
 Adaptive re-use/lofts 
 Apartments 
 Single-family attached townhomes 
 Mixed-use residential/retail/office 
 Protected bike lanes  
 Bike racks and street furniture 
 Multi-use trail – urban or concrete 
 Sidewalks with grass or paved strip 

w/lighting 
 Cultural/Performing Arts Center 
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Appropriate Land Uses Feedback 

 Yes! I agree with these land uses.  
 I agree with these land uses, but with these changes: 

 

 

 

 

 

 

 

 

 

 

 I do not agree with the following land uses: 
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