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BOARD OF MAYOR AND COMMISSIONERS
REGULAR MEETING
August 30, 2018

I m m ediately Follow ing P ublic Hearing
AGENDA

Item No. 1

Meeting Called to Order

Item No. 2

Invocation

Item No. 3

Pledge to the Flag

Item No. 4

Adoption of Agenda

Item No. 5

Approval of Minutes:
June 25th public hearing (2)
June 25th regular meeting
June 25th special called meeting
July 9th special called meeting
July 11th special called work session
July 18th work session
July 23rd public hearing
July 23rd regular meeting
August 1st special called meeting
August 8th special called work session

Item No. 6

Commissioner Updates – Subjects of General Interest and Concern

Item No. 7

Citizens’ Comments:
“It’s another beautiful day in Avondale Estates” – Thomas P. Samford

Item No. 8

Old Business:
Second of Three Readings of Residential & Commercial Tree
Ordinance

Item No. 9

New Business:
Downtown Development Authority (DDA) Boundaries
There has been discussion about amending the boundaries of the
downtown area under the DDA’s purview to include US278 and a few
other properties. The Atlanta Regional Commission assisted City staff to
create a new proposed boundaries map. This was first discussed at the
August 8th special called work session.

State Road and Tollway Authority Grant
The State Road and Tollway Authority (SRTA) awarded the City funds in
the amount of $1,500,000 though the Georgia Transportation
Infrastructure Bank Grant to assist with needed funds for the US 278
project. The City Attorney has reviewed the agreement and the BOMC
must vote to execute the contract.
Application for Rezoning to CBD-PD and Approval of the Related
Development Agreement to Allow the Proposed Trammell Crow
Development at Maple Street and East College Avenue
The Board of Mayor and Commissioners will vote on rezoning and the
development agreement for this proposed mixed-use project at 40/2748
East College Avenue and 134/142 Maple Street. This project would
include 281 apartments and approximately 5,000 square feet of
retail/restaurant space. All associated documents can be found on the
homepage of the City’s website.
Appeal of the Architectural Review Board’s Decision to Deny the
Application for Certificate of Appropriateness for the Proposed
Development by Trammel Crow Residential at Maple Street and
East College Avenue
On August 6th, the ARB unanimously voted to deny the proposed
development.
Item No. 10

Announcements (Commissioner Shortell)
Labor Day is coming up on Monday, September 3rd. The annual Labor
Day 5K and 1-mile fun run will be held that morning at Willis Park. All the
details can be found on the homepage of the City’s website. Also, City
Hall will be closed in observance of the holiday.
Saturday, September 8th will see the return of the Avondale Art Walks
and on the following Saturday, the 15th, the City will host the Southern
Surf StompFest!
Other events to keep in mind include a lantern-making class on Sunday,
September 23rd for the October Lantern Parade and the Avondale
Elementary School Runs the World 5K and fun run planned for Saturday,
September 29th. A busy fall ahead!

Item No. 11

Adjournment

DRAFT

RESOLUTION TO EXECUTE A CONTRACT WITH THE GEORGIA STATE AND
TOLLWAY AUTHORITY FOR GRANT FUNDS FROM THE GEORGIA
DEPARTMENT OF TRANSPORTATION-GEORGIA TRANPORTATION
INFRASTRUCTURE BANK
FOR THE US 278 REDESIGN PROJECT
WHEREAS, the City of Avondale Estates has adopted the 2014 Downtown Master Plan
recommending a redesign and safety improvements along US 278;
WHEREAS, the City of Avondale Estates further pursued the redesign of US 278 which
included a demonstration project and public input as well as feasibility study;
WHEREAS, this project is included in the 2014 DeKalb County Transportation Plan;
WHEREAS, the project has been issued PI # 0015071 by the Georgia Department of
Transportation and design is underway;
WHEREAS, US 278 improvements are a vital element in implementing the Downtown Master
Plan and encouraging healthier and safer transportation system for residents and visitors which
supports local businesses;
WHEREAS, funding is required to implement the project;
NOW, THEREFORE, BE IT RESOLVED, by the Board of Mayor and Commissioners that the
Mayor may execute a contract with the State Road and Tollway Authority to receive $1,500,000
in grant funding.

SO, RESOLVED, this 27th day of August 2018.
THE CITY OF AVONDALE ESTATES

_______________________________
Attest:

_________________________
Gina Hill, City Clerk

Jonathan Elmore, Mayor
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DEVELOPMENT AGREEMENT
THIS DEVELOPMENT AGREEMENT (the “Agreement”) is entered into this
______ day of ________________, 2018 by and between MAPLE MULTI-FAMILY
LAND SE, L.P., a Delaware limited liability company (“Maple”) and the CITY OF
AVONDALE ESTATES, GEORGIA, a Georgia Municipal Corporation (hereinafter
referred to as the “City”). Maple and the City may hereinafter be referred to collectively as
the “Parties” and individually as a “Party.”
WITNESSETH
WHEREAS, Maple either owns or has contracted to acquire certain real property
comprised of 3.935 acres located in Land Lot 248 of the 15th District of DeKalb County, the
City of Avondale Estates, Georgia and as more particularly described by Exhibit “A”
attached hereto and incorporated herein and by this reference made a part hereof (the
“Overall Property”); and
WHEREAS, in keeping with that certain Downtown Master Plan for the City of
Avondale Estates updated March 20, 2014, and adopted by the City as a planning document
(the “Downtown Master Plan”), Maple intends to re-develop the Overall Property as a
mixed use development in conformance with the terms of this Agreement and in material
conformance with Exhibits “B” through “M” attached hereto (collectively, the “Project
Plans”), such Exhibits “B” through “M” being incorporated herein and by this reference
made a part hereof; and
WHEREAS, Maple intends to develop and maintain a publicly accessible roadway
with a pedestrian streetscape (the “Road”) along the northern portion of the Overall
Property, as more particularly described on Exhibit “N” attached hereto and incorporated
herewith (the “Road Plans”); and
WHEREAS, the improvements to be constructed on the Overall Property shall be
referred to herein as the “Project”; and
WHEREAS, Maple may desire to sell or convey a portion of the Overall Property to
a third party and the Parties agree that, unless this Agreement is terminated or amended in
accordance with the terms hereof, any subsequent owner of any portion of the Overall
Property will be bound by the terms hereof; and
WHEREAS, the City has identified certain property owned by the City located in
the same vicinity as the Overall Property, as more particularly described on Exhibit “O”
attached hereto and incorporated herewith (the “Park Property”), which the City desires to
own and operate as a public park; and
WHEREAS, Maple has agreed to improve the Park Property by removing asphalt
from approximately 2.5 acres, grading the area and planting grass thereupon in accordance
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with the plans attached hereto as Exhibit “P” (the “Park Plans”) such that the Park Property
may be owned and operated by the City as a public park (the “Public Park”); and
WHEREAS, the City has adopted that certain Ordinance Number 0605 (the
“Zoning Ordinance”) which establishes certain zoning requirements with respect to the
City’s Central Business District (as defined in the Zoning Ordinance); and
WHEREAS, the Overall Property lies within the City’s Central Business District;
and
WHEREAS, the Parties desire to agree on certain site-specific development controls
that will apply to the Project and those agreements are set forth herein.
NOW, THEREFORE, in consideration of ten dollars in hand paid, other valuable
consideration, and the mutual promises and agreements herein set forth, the parties hereto
agree as follows:
1.

Recitals. The above stated recitals are hereby incorporated into and made a part of
this Agreement.

2.

Exemption of Project from Certain City Zoning Ordinance Provisions.

The Project Plans include certain improvements that may not strictly comply with
those certain articles and sections of the Zoning Ordinance identified below in Part B of this
Section 2 (collectively, the “Exempt Zoning Requirements”). The Parties agree that,
subject to Section 9(g) below, so long as the Project is developed in material conformance
with the Project Plans, attached hereto as Exhibits “B” through “M” and listed below in Part
A of this Section 2, the Overall Property and the Project are exempt from and are not
required to comply with the Exempt Zoning Requirements. The City represents and
warrants to Maple that it has full power and authority to enter into this Agreement and
enforce all the terms and provisions set forth herein. Furthermore, the City represents and
warrants to Maple that it has complied with all public processes, public hearings, and other
applicable laws, regulations, and requirements necessary to authorize the City to enter into
this Agreement, exempt the Overall Property and the Project from the Exempt Zoning
Requirements, and enforce all the terms and provisions set forth herein.
A. Project Plans for the Project:
Exhibit B –

Presentation Cover Sheet, (ARC-01), Sheet Index (AR-02)

Exhibit C-

Demolition Plan

Exhibit D–

Zoning Site Plan

Exhibit E –

Landscape Rendering (L1.0)
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Exhibit F–

Hardscape Plan (L1.1), Hardscape Details (L1.2)

Exhibit G –

Tree Plan (L2.0)

Exhibit H –

Landscape Plan (L3.0), Landscape Details (L3.1)

Exhibit I-

Elevations (AR-03, AR-04)

Exhibit J-

Perspectives (AR-08, AR-09, AR-10, AR-11, AR-12, AR-13)

Exhibit K-

Parking Deck Diagrams (AR-07)

Exhibit L–

Fenestration Calculations (AR-05, AR-06)

Exhibit M-

Material Board (AR-02)

B. Exempt Zoning Requirements:
i.

Article 7 (“General Provisions”). Subject to Section 9(g) below, so long
as the Project is developed in material conformance with the Project
Plans, the Project is exempt from and is not required to comply with
Article 7 of the Zoning Ordinance in its entirety.

ii.

Article 11 (“District Development Standards”). Subject to Section 9(g)
below, so long as the Project is developed in material conformance with
the Project Plans, the Project is exempt from and is not required to
comply with Article 11 of the Zoning Ordinance, except the following
Sections of Article 11, which shall apply to the Project:
a. Article 11, Section 1113.05(I)(B)(1 and 2) regarding Open Space
implementation and maintenance,
b. Article 11, Section 1113.06(I)(E) regarding placing utilities
underground,
c. Article 11, Section 1113.08(II) regarding loading and screening,
d. Article 11, Section 1113.09(I)(C)(12) regarding parking facility
illumination, and
e. Article 11, Section 1113.10(B and C) regarding storefront
illumination and lighting;

iii.

Article 12 (“Development Standards”). Subject to Section 9(g) below, so
long as the Project is developed in material conformance with the Project
Plans, the Project is exempt from and is not required to comply with
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Article 12 of the Zoning Ordinance except the following Sections of
Article 12, which shall apply to the Project:
a. Article 12, Section 1201(VIII) regarding fire safety,
b. Article 12, Section 1201(IX) regarding outdoor storage, and
c. Article 12, Section 1204 (I and II) regarding parking areas.
3.

Applicability of City Ordinances to the Project.

The Parties expressly agree that, except as otherwise expressly provided herein, all
applicable City ordinances shall remain in full force and effect and the Project and Overall
Property shall be governed by all such applicable City ordinances. Notwithstanding
anything set forth in this Agreement or in any ordinance that is applicable to the Overall
Property to the contrary, so long as the Project is developed materially in accordance with
the terms of this Agreement, the zoning conformance status of the Project shall be deemed
to be legally conforming in all respects.
4.

Casualty or Condemnation.

In the event that all or any portion of the improvements to the Overall Property are
substantially damaged by fire or other casualty or condemned, the owner of the Overall
Property shall have the right to rebuild a new development on the Overall Property, and the
improvements to be re-built (the “New Project”) shall be exempt from the Exempt Zoning
Requirements and shall be deemed to be legally conforming in all respects so long as (a) the
number of units in the New Project is the same or fewer than the number of units set forth in
the Project Plans, (b) the building height of the New Project is the same or lower than the
building height set forth in the Project Plans, and (c) the unit size of the New Project is the
same or similar to the unit size set forth in the Project Plans. Provided however, that the
plans and specifications related to the exterior design aesthetic of the New Project must be
submitted to the City’s Architectural Review Board and approved before building permits
for the New Project will be issued. For purposes of this Section 4, the improvements to the
Overall Property shall be deemed to be substantially damaged by fire or other casualty or
condemned if (i) the portion of the Overall Property that is damaged or destroyed has a cost
of repair that is in excess of ten percent (10%) of the cost to construct the Project, as
reasonably determined by Maple, or (ii) the portion of the Overall Property that is
condemned has a value in excess of ten percent (10%) of the cost to construct the Project, as
reasonably determined by Maple or such condemnation proceeding results in a violation of
laws and/or applicable regulations.
5.

Special Provisions.

In consideration of the mutual promises and covenants set forth herein, subject to
Section 9(g) below, Maple agrees to develop the Project in material conformance with the
following special conditions, which the Parties recognize are not generally applicable to
other developments within the City:
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A. Multi-family units: The Overall Property is permitted to include no more than
270 residential units. Such units must average at least 920 square feet per unit.
B. Intentionally Deleted.
C. Streetlights. All streetlights for the Project shall be 150w HPS King Luminaire
Post-Top light fixtures on 12 foot mounting height Stresscrete fluted poles.
6.

Permitted Uses for the Project.

The Parties recognize and acknowledge that (i) Article 9 of the Zoning Ordinance
requires conditional use approval by the City for multi-family uses in the Central Business
District Area 3 Zone and (ii) the Overall Property is within the Central Business District
Area 3 Zone. Execution of this Agreement by the City is intended to and hereby does
constitute the City’s conditional use approval for the multi-family aspect of the Project as
required under Article 9 of the Zoning Ordinance, pursuant to Section 1115.03 of the
Zoning Ordinance. The Parties agree that, upon execution of this Agreement, Maple is not
required to obtain any further approval from the City for the multi-family aspect of the
Project under Article 9 of the Zoning Ordinance. Any use of the Overall Property other than
the multi-family use shall be subject to the provisions of Article 9 of the Zoning Ordinance
for the Central Business District Area 3 Zone.
7.

Notices.

All notices, requests, demands or other communications hereunder shall be in
writing and deemed given (a) when delivered personally (including by courier), or (b) on the
third (3rd) day after said communication is deposited in the U.S. Mail, by registered or
certified mail, return receipt requested, postage prepaid, or (c) on the next business day after
said communication is delivered to a nationally recognized overnight courier (e.g. FedEx),
addressed as set forth below:
If to Maple:

Mr. Leonard Wood Jr.
Trammell Crow Residential
3715 Northside Parkway, Suite 450
Atlanta, Georgia 30327

With a copy to:

Mr. Justin Adams
Trammell Crow Residential
3715 Northside Parkway, Suite 450
Atlanta, Georgia 30327

If to the City:

City of Avondale Estates
Attention: City Manager
21 North Avondale Plaza
Avondale Estates, Georgia 30002
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With a copy to:

Robert E. Wilson
City Attorney, City of Avondale Estates
Wilson, Morton & Downs, LLC
125 Clairemont Avenue, Suite 420
Decatur, Georgia 30030

8.

Reserved.

9.

Miscellaneous Provisions.

a.
The Parties hereby mutually represent that all necessary approvals for such
Parties to enter into this Agreement have been detailed and that by virtue of the signatures
herein below, the Parties acknowledge that they are authorized to execute this Agreement.
b.
The Parties intend for this Agreement to be severable, and if any provisions
shall be construed to be illegal or invalid for any reason, such illegal or invalid part of this
Agreement shall not affect the legality or validity of the other provisions set forth herein,
provided that the Project remains practicable in the absence of such invalid or illegal
provision.
c.
The Parties represent and acknowledge that in executing this Agreement they
do not rely upon, and have not relied upon, any representation or statement made by any
other Party by any other Party’s agents, representatives, or attorneys with regard to the
subject matter, basis or effect of this Agreement except as specifically provided herein.
d.
This Agreement shall be binding upon each of the Parties hereto and their
heirs, administrators, representatives, executors, successors and assigns, and upon any
corporations, partnerships, or business entities owned or operated by any of the Parties. This
Agreement and the duties, covenants, and obligations hereby imposed constitute covenants
running with the land, and are binding upon and shall inure to the benefit of the City and the
owner of the Overall Property, and their respective heirs, successors, and assigns and their
successors in title.
e.
This Agreement may be executed in multiple counterparts, and all such
counterparts shall be taken together so that they may constitute a completely executed
Agreement between the Parties.
f.
This Agreement may not be assigned by Maple to any other party except to a
firm, corporation, limited liability company, or other entity (i) that is controlled by or under
common control with Maple or (ii) that is under the day-to-day management of Maple or an
affiliate of Maple. Maple shall provide the City 10 days advance written notice of such
assignment, except as otherwise expressly stated herein. Additionally, upon completion of
development of the Project and issuance of all required certificates of occupancy, Maple
may assign this Agreement to any individual or entity, in connection with a sale of the
Project and the Overall Property to such individual or entity.
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g.
This writing represents the entire Agreement between the Parties. No
amendment to this Agreement shall be effective unless consented to in writing by all Parties
hereto. Notwithstanding anything in this Agreement to the contrary, minor modifications to
the Project Plans may be approved by the City Manager on behalf of the City without the
specific approval of the governing body, the City or any other party and without an
amendment to this Agreement.
h.
Upon completion of development of the Project, so long as the Project has
been developed in material accordance with this Agreement (subject to Section 9(g)), if
requested by Maple, the City shall deliver to Maple an estoppel certificate confirming that
the Project is in compliance with all terms of this Agreement and that Maple is in
compliance with all terms of this Agreement.
i.
The parties recognize that O.C.G.A. § 13-10-90, et seq., regarding illegal
immigrants, and related state regulations may apply to the performance of certain work
required for the Project whether performed by Maple, or their agents, employees,
contractors, subcontractors or assigns.
j.
To the extent compliance with O.C.G.A. § 13-10-90, et seq. is required,
Maple agrees that it will be solely responsible for ensuring such compliance and agrees to
indemnify, defend and hold harmless the City, its elected officials, administrators, other
employees, and agents, for any fine or other penalty incurred by the City for a violation by
Maple of such act.
10.

Development of Road and Public Park

In consideration of the mutual promises and covenants set forth herein, Maple agrees
(i) to develop the Road in accordance with the Road Plans and execute a declaration to be
recorded in the land records of DeKalb County, Georgia to allow the public to utilize the
Road for pedestrian and vehicular purposes and require Maple to maintain the Road, and (ii)
to construct the improvements upon the Park Property in accordance with the Park Plans
(the “Public Park Development”), all as more particularly set forth in this Section 10
below. The Parties specifically agree as follows:
A. Development of the Road. Maple shall, at its sole expense, develop the Road in
material conformance with the Road Plans, provided, however, the
improvements in the Road shall be subject to review and approval by the fire
marshal and CSX Railroad and the Road Plans may be revised to the extent
required by the fire marshal or CSX Railroad. In the event the fire marshal or
CSX Railroad requires adjustments to the Road Plans, Maple and the City
Manager shall collaborate in good faith to revise the Road Plans in a manner
mutually acceptable to the parties, which such approval not be unreasonably
withheld, conditioned or delayed. The City Manager shall have the authority to
approve the revised Road Plans on behalf of the City. In the event of a required
revision of the Road Plans, the parties shall endeavor to maintain as many of the
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features of the original Road Plans as possible. The Project shall provide for a
minimum width of 50 feet between the northern property line of the Overall
Property and the proposed building to develop the Road.
(i.) Maple shall notify the City when it believes that construction of the Road is
complete so that the City can inspect the Road for compliance the Road Plans. If
the City determines that the Road does not comply with the Road Plans, it shall
promptly give detailed notice of any deficiency to Maple. When the Road is
completed in conformity with the Road Plans, the City shall promptly give notice
of approval of the Road to Maple.
(ii.)Upon notice to Maple of approval of the Road by the City, Maple shall
execute a declaration in a form approved by the City attorney and customary for
this type of grant (the “Road Property Declaration”). Maple shall execute and
record the Road Property Declaration as a precondition to issuance of any
certificate of occupancy for the Project.
B. Development of Public Park. Maple shall, at its sole expense, complete the
Public Park Development in material conformance with the Park Plans.
(i.) The City represents and warrants that the Park Plans have been approved by
the City and all applicable governmental entities. The City shall issue any and
all permits and other approvals necessary for Maple to complete the Public Park
Development, at no cost to Maple and within ten (10) business days following
submittal of the request by Maple.
(ii.) Maple shall complete construction of the Public Park Development,
including planting and establishing grass as indicated on the Park Plans, by April
1, 2019. Maple may elect to plant seed or install sod. In any event, Maple shall
be responsible for watering and maintaining the grass until Public Park
Completion. For every day beyond April 1, 2019, that Maple does not achieve
Public Park Completion, Maple shall pay to the City a penalty of Five Hundred
Dollars ($500).
(iii.) Maple shall notify the City when it believes that the Public Park
Development is complete so that the City can inspect the Public Park for
compliance with the Park Plans, including the presence of established green
grass. If the City determines that the Public Park does not comply with the Park
Plans, it shall promptly give detailed notice of any deficiency to Maple. When
the Public Park is completed in conformity with the Park Plans, the City shall
give notice of acceptance of the Public Park Development to Maple.
(iv.) Upon Public Park Completion, the City shall deliver to Maple a certificate
confirming that the Public Park is complete and has been constructed in
accordance with the Park Plans, and that Maple’s obligation to construct the
Public Park has been satisfied in full. For the avoidance of doubt, upon Public
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Park Completion, Maple shall have no further obligations or liabilities with
respect to the Public Park. For purposes of this Agreement, the term “Public
Park Completion” means the date on which (i) Maple has completed
construction of the Public Park Development substantially in accordance with the
Park Plans and the Public Park Development has been accepted by the City, (ii)
Maple has paid in full all contractors and subcontractors who performed work on
the Public Park, and (iii) Maple has delivered to the City a final, unconditional
lien waiver from Maple’s general contractor for the Public Park Development.
(v.) A certificate of occupancy for the Project will not be issued prior to Public
Park Completion and payment of any penalty due for late completion pursuant to
this Section.
(vi.) Maple shall at all times maintain, at its sole expense, comprehensive general
liability insurance with a single limit amount of not less than $1,000,000.00 and
an aggregate of $2,000,000.00 against claims for personal injury and damage to
property. Maple shall indemnify and hold harmless the City, including its agents
and employees, from any claim in the nature of personal injury (including death)
or damage to property arising out of Maple’s performance of the work associated
with the Public Park Development.
C. Access and Construction Easement in favor of Maple. Contemporaneously with
the execution of this Agreement, the City shall grant and convey to Maple a nonexclusive easement over, upon, and across the Park Property for purposes of
completing the Public Park Development, which easement shall be in a form
approved by the City attorney and customary for this type of grant (the “Access
and Construction Easement”).
11.

Lot Combination Plat

Upon completion of the Project in all respects, and prior to the issuance of a
certificate of occupancy for the Project, Maple shall record a lot combination plat on the
DeKalb County property records that will designate the entire Overall Property as a single
parcel.
12.

Building Permit Fees

Maple shall pay the full amount due for building permit fees for the Project
(excluding the Public Park) based on the value of the improvements in accordance with City
Code Section 5-79.
[EXECUTION APPEARS ON THE FOLLOWING PAGE]
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IN WITNESS WHEREOF, the Parties hereto have signed this Agreement under
seal the day and year first above written.

City of Avondale Estates, Georgia
Attest:

a Georgia Municipal Corporation

______________________________
Gina Hill, City Clerk

______________________________
Mayor Jonathan Elmore

[Municipal Seal]

Date:

Approved as to form:

______________________________
Robert E. Wilson, City Attorney

Signed, sealed and delivered
in the presence of:
________________________
Witness

________________________
Notary Public
My commission expires:
[NOTARY SEAL]

[EXECUTION CONTINUES ON THE FOLLOWING PAGE]
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MAPLE MULTI-FAMILY LAND SE, L.P.,
a Delaware limited liability company
By: Maple Multi-Family Development, L.L.C.,
a Texas limited liability company, its general
partner
By:
Name: ______________________________
Title: _______________________________
Signed, sealed and delivered
in the presence of:
________________________
Witness

________________________
Notary Public
My commission expires:
[NOTARY SEAL]

Appeal of Denial of Application
Alexan Gateway Development
Application by Maple Multi-Family Land SE, L.P (the “Applicant”)
Denial by the City of Avondale Estates Architectural Review Board (the “ARB”)
Pursuant to the authority granted in Section 1522 of the City of Avondale Estates Zoning
Ordinance, the Applicant is appealing the August 8, 2018 denial of a certificate of approval by
the ARB. The denial adversely affects the Applicant’s ability to develop the3.953 acre property
located at 2748 and 2870 East College Avenue, 134 and 142 Maple Street (tax parcels 15 248
22002, 15 248 22012, 15 248 22010 and 15 248 22001). Section 1522 of the City of Avondale
Estates Zoning Ordinance authorizes the Board of Mayor and Commissioners to hear appeals of
ARB decisions based on an alleged abuse of discretion. Pursuant to this appeal, the Applicant
contends the ARB abused its discretion in denying the certificate of approval application.
Section 1514(2) provides the following with respect to the review criteria for the ARB’s
consideration of certificates of approval:
The ARB shall approve an application and issue a certificate of approval for
commercial, educational, industrial, mixed-use or other non-residential property if
it finds that the proposed new construction, addition to or demolition of an
existing structure or other change in appearance would be consistent with the
aesthetic and architectural urban fabric of the area. In making this determination,
the ARB shall consider, in addition to any other pertinent factors, (1) building
scale; (2) building façade materials; (3) architectural style; (4) general design and
arrangement of the architectural features involved; and (5) the relationship thereof
to the exterior architectural style and pertinent features of other structures in the
neighborhood.
The proposed development is complementary and consistent with the aesthetic and architectural
urban fabric of the area. The property is located at the western edge of the City and the majority
of the properties within the immediate vicinity of the property have not been redeveloped for
many years and are not necessarily indicative of the desired aesthetic and architectural character
for this area as recommended by the Downtown Master Plan or contemplated by the ARB’s
design guidelines for areas poised for redevelopment. The only recently redeveloped property in
the area within the City limits is the South City Partners development under construction
immediately west of the proposed development across Hillyer Avenue. The South City project
received ARB approval and therefore must have been deemed by the ARB to be consistent with
the aesthetic and architectural urban fabric of the area. The ARB’s denial of the Application
constituted an abuse of discretion given the scope of the proposed development, the character of
the area and the approval of the South City project.
A. Building Scale:
Building scale is consistent with South City project under construction immediately west
of the proposed development across Hillyer Avenue. The South City development has a
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building height of approximately 77 feet along East College Avenue and throughout the
development. The proposed development has a proposed height of 49’-6” on East
College Avenue and a maximum height of 73 feet within the development. The proposed
height for the Applicant’s development is less than approved by the ARB for South
City’s development and scales the height down as development moves east into the City
of Avondale Estates. Attached as Exhibit “A” is a diagram depicting this information.
Further, the proposed density is in keeping with the South City Partners development.
The South City Partners development zoning allows 202 units on 3.18 acres, with at least
0.57 acres to be dedicated as a park which equates to a density of 63.5 units per acre
before dedication and 77.39 units per acre after the park dedication. The proposed
development contemplates 286 units on 3.935 acres which equates to a density of 72.68
units per acre. The building scale is consistent with the urban fabric.
B. Building Façade Materials
The use of board and batten materials and neutral gray and brown colors are used
throughout the Avondale neighborhood. In the proposed development the same colors
and materials are used to relate back to the residential architecture. The use of brick and
glazing on proposed front façade relates to details used in other brick buildings along
North Avondale Road as well as the South City project under construction. The
Industrial/Tudor style helps add scale and character that is seen throughout the
neighborhood.
C. Architectural Style, General Design and Arrangement of the Architectural Features
Involved and the Relationship Thereof to the Exterior Architectural Style and Pertinent
Features of Other Structures in the Neighborhood.
On page AR-17 of the ARB submittal the Application outlines and shows how the façade
materials embrace the neighborhood’s architectural designs. Red accent colors relate to
the dark red that is often seen in the architecture along East College Avenue and North
Avondale Road. This color is celebrated on the building fins. The bay window on the
proposed front façade celebrates bay windows used in the Tudor style architecture seen
on North Avondale Road. The bay window nods to the local context while keeping a
more contemporary tone. The light colors also relate to local residential houses. Homes
off East College Avenue are light grey with dark accent shutters. The proposed
development uses that same language.
Further, the design guidelines published on the City of Avondale website for the
Architectural Review Board are organized into character areas by property location, however, no
recommendations are provided for the subject property. A third party consultant prepared a
report for the ARB regarding whether to approve the certificate of approval for the proposed
development based on the guidelines, indicating the gateway and warehouse character areas are
applicable. Use of the design guidelines given the absence of an identified character area for the
property constitutes an abuse of discretion.

Additionally, the subject property is undergoing a rezoning request to a planned development
district which will address issues such as building scale and architectural style and features. The
denial of the application by the ARB while this rezoning request was pending constitutes an
abuse of discretion.
Based on the factors identified in this appeal, the Applicant requests that the Board of Mayor
and Commissioners reject the determination made by the ARB with respect to the certificate of
approval. The Applicant further requests that the Board of Mayor and Commissioners approve
the certificate of approval for the development based on the plans proposed in the rezoning
request for the CBD-PD zoning.

City of Avondale Estates, GA
ARCHITECTURAL REVIEW BOARD
Monday, August 6, 2018
7:00 p.m.
Action Minutes
Members Present:

David Sacks, Chair
Frank Brown
Christine McMahan
Kathleen Minnix
Peter Yoxall
Debbie Toole, Consultant

Staff Present:

Caryl Layton
Ken Morris

Item 1.

Meeting Called to Order:
 David Sacks called the meeting to order.

Item 2.

Approval of minutes from July 2, 2018.
 Christine McMahan made a motion to approve the minutes.
 Kathleen Minnix seconds the motion.
 All are in favor.

Item 3.

Old Business: None

Item 4.

New Business:
 Wells and Hobbs Streets – Avondale Residential/Inline Communities –
Construct six new townhouse buildings with a total of 33 residential
units in two phases of development.
o Jason Braga, John Davis, Lionel Johnson, were present at this
meeting.
o Jason Braga presented an overview of the project.
o Debbie Toole delivered the review of the consultant’s report prior to
discussion.
o Commission and applicant had discussion about overall height,
materials, front and rear elevations, and lack of windows on the first
level side elevation.
o David Sacks opened the floor for public comment/discussion.
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o Peter Yoxall made a motion to defer a decision until the September 5
meeting when revised design drawings with adjustments to elevations
would be presented.
o Christine McMahan seconds the motion.
o All were in favor.


Item 5.

Maple Multi-Family Land SE, L.P. – Justin Adams - Construct a 286unit apartment complex with street-level retail space and rear parking
garage. Seven existing buildings currently on the site were approved for
demolition by the ARB at the June 2018 meeting.
o Justin Adams, Jason Gadsden, Jay Silverman, were present at this
meeting.
o Jay Silverman with TCR delivered an introduction to the project
mainly speaking on the architectural aspects of design and materials.
He noted the design team’s incorporation of the City’s Tudor
architecture in the resubmitted design.
o Debbie Toole delivered the review of the consultant’s report prior to
discussion.
o The Commission discussed aspects of the development and made
remarks on bulleted items noted in the consultant’s report as it
related to the project. The discussion included the topics of height
and scale, façade as it relates to the Gateway area, architecture,
building materials and landscape.
o David Sacks opened the floor for public comment/discussion. The
public spoke about noted concerns mentioned in prior meetings that
had still not been addressed by the applicant. Scale, density, design
and development footprint were repeated concerns from attendees of
the meeting.
o Peter Yoxall made a motion to deny approval based on the property
not being compatible with the commercial district as a result of scale,
including, height and footprint concerns, the unfocused architectural
design of the façade of the entire building, and the concerns with
respect to the landscape plan, including, the lack of greenspace.
o Christine McMahan seconds the motion.
o All were in favor.

Other items deemed appropriate for discussion:
 Charles Welch - 2700 East College Avenue – Internally illuminated
ground monument sign & projecting blade sign for the Willis at
Avondale Estates. (Sam’s Crossing)
o Charles Welch and Corey Anderson, were present at this meeting.
o The applicant presented several variations of proposed signage for
discussion. The signage is to be installed at the Willis - Avondale
Estates apartment homes at 2700 East College Avenue. Requested
feedback was provided to the applicant regarding design, location
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and illumination. The applicant will submit a formal application to be
included on the September 5 agenda of the ARB.
Item 6.

Adjournment:
 Christine McMahan made a motion to adjourn.
 Kathleen Minnix seconds the motion.
 All were in favor.

NOTE: Due to the inadvertent failure of the recording device used during these
proceedings, a complete audio recording is not available. A written recall of events
submitted by individuals who attended the meeting have been submitted and included in
these minutes as SUPPLEMENT A, B, C, D, E.
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City of Avondale Estates
Architectural Review Board
COA Application Review*
Meeting
Applicant:

August 6, 2018 ARB

Maple Multi-Family Land SE, L.P./Justin Adams

Property Address:

2740 East College Avenue

Property Type:

New Multi-Family Residential Construction with First-Floor Commercial,
Central Business District, Western Gateway/extended Ingleside Area

Project Summary: The proposed project for this site is to construct a 286-unit apartment
complex with street-level retail space and rear parking garage. Seven existing buildings currently
on the site were approved for demolition by the ARB at the June 2018 meeting.
Applicable Guidelines:
ARB Design Guidelines – Site (Placement, Orientation, Scale,
Footprint), pp. 12-21; Structure (Form, Materials, Openings, Details), pp. 24-33; Setting
(Streetfront, Streetscape, Landscape, Illumination, Parking), pp. 36-47
Analysis:
The project proposes to construct a 286-unit apartment complex, with street-level
retail space and a rear parking garage, on an L-shaped, 3.935-acre site that fronts onto East
College Avenue to the south, the rail line to the north, Hillyer Avenue to the west, and the north
portion of Maple Street to the east. The site currently contains 7 buildings that have been
approved for demolition for the re-development. Around the existing buildings, much of the site
is currently covered with concrete and asphalt; grassed areas exist between some of the buildings
and along the rail line at the rear of the site. The site slopes downward from East College Avenue
at the front to the rail line at the rear.
The proposed new construction will consist of two apartment buildings connected with a multistory parking garage. Building 1000, the larger of the two apartment buildings, will front onto
East College Avenue, with its west side elevation along Hillyer Avenue. The south front
elevation of Building 1000 will consist of two sections with a recessed courtyard between them.
The section at the corner of East College and Hillyer will be three stories in height; the street
level will contain retail space. The other section will be four stories in height and will contain the
fitness/amenity space for residents at street level with no streetfront access. Behind these two
front sections, the building height will increase to five stories; the site will be stepped down to
the rear to help minimize the effect of the increased building height on the street-front elevation.
An interior courtyard with pool will be located in the center of Building 1000 and will not be
visible from the exterior.
The parking garage will be located behind Building 1000 at the rear of the site. Entrances to the
garage will be located off Hillyer Avenue on the west side and off a new drive extending along
the north rear edge of the site. Apartments will hide the garage’s west and east end elevations.
The garage will be open and visible on the north side facing the rail line.
Building 2000 will be located at the east end of the parking garage; its north elevation will face
the rail line, and its east elevation will face Maple Street. This building will also be five stories in
height.
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The three- and four-story front-elevation sections of Building 1000 fronting onto East College
and Hillyer will contain retail and resident fitness/amenity spaces on the first floor; these spaces
will have traditional aluminum-frame (dark bronze) storefront windows and entrance doors (no
exterior entrance doors in fitness/amenity space) and will be finished with red brick veneer. A
flat metal canopy will extend over the retail storefronts in the three-story section. The residential
floors above the storefronts will contain vinyl-clad windows and fiberglass balcony doors; the
exterior walls will be finished with a mix of horizontal wood siding, horizontal fiber cement
siding, and fiber cement board-and-batten panels. The material color palette will include medium
and dark browns, light and dark grays, and brownish red. Balconies will be protected with flat
metal canopy roofs; metal balcony railings will have metal mesh panels.
The five-story building sections of both Building 1000 and Building 2000 will also contain
vinyl-clad windows and fiberglass balcony doors and will be finished with a mix of horizontal
wood siding, horizontal fiber cement siding, and fiber cement board-and-batten panels. Balconies
will have flat metal canopy roofs/floors, and the metal balcony railings will have vertical
aluminum pickets. Both apartment buildings will have flat roofs finished with TPO roofing
behind parapet walls. The parking garage will be constructed of poured concrete.
The site’s street frontage along East College Avenue will contain an 8-foot wide concrete
sidewalk with planting areas between the sidewalk and the street curb. Behind the sidewalk and
between Building 1000’s two front sections, a recessed courtyard paved with concrete will
provide outdoor eating and gathering space for the public and residents. The courtyard will be
outlined with low granite retaining walls and planting areas, including a river rock bed and raised
planters. At the corner of East College and Hillyer, a concrete area with red brick veneer
retaining walls and concrete steps will provide access from the sidewalk to the first-floor retail
space. Street furniture will include metal benches, trash receptacles, and bicycle racks.
Along Hillyer Avenue and the building’s west side elevation, board-formed concrete retaining
walls will support a concrete ADA-accessible ramp and a service ramp. A 5-foot wide sidewalk
will extend along Hillyer; planting areas will be located along the building’s west elevation,
including bump-out areas for street trees. On-street parking will be located along Hillyer between
the street trees. The main entry into the parking garage will be from Hillyer.
Along the site’s north rear edge, a new 22-foot wide drive will connect Hillyer Avenue and
Maple Street and provide a second entry point into the parking garage. A 7-foot wide sidewalk
and planting areas will extend along this new drive and the complex’s north rear elevation. A
sidewalk and planting areas will also extend along Maple Street at the east end of Building 2000;
a sidewalk into the interior of the property will lead to a garden courtyard. An open space
amenity will be located adjacent to Maple Street; an existing wall and fence will remain in place
in this area to separate existing properties from the new complex. Planting areas and grassed
areas will extend along the entire east side of the property.
All existing trees on the site will be removed. Along the East College Avenue street frontage,
street trees will be planted behind the sidewalk. Understory street trees will be planted between
the sidewalk and the street curb. Additional understory trees will be planted around the recessed
courtyard. Along Hillyer Avenue, street trees will be planted in bump-out planting areas between
street parking areas. Additional street trees will be located along the rear elevation and along
Maple Street.
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Street light poles will be located along East College Avenue, the new rear drive, and Maple
Street. The cast aluminum poles will be 14’-6” tall with a black finish; the lighting fixtures will
be mounted on a curved arm. Wall lights will be mounted on exterior walls at the recessed
courtyard.
The ARB Design Guidelines include the following guidelines for new construction in the
Gateway and Warehouse character areas that apply to this proposed project:
Site
The proposed site plan should reflect the community’s traditional context and development
pattern, specifically in terms of placement, orientation, scale, and footprint; preserve communityvalued landscape features; incorporate and reference community-valued architecture; reflect the
community’s overall quality of development; reinforce and establish a traditional façade line and
a pedestrian-friendly site; and consider and implement creative site planning alternatives.
 Placement – The site should reflect the community’s traditional pattern of placement with
a consistent façade line which delineates the street and prioritizes the pedestrian.
Gateway character guidelines recommend a zero lot line along East College Avenue.
Along secondary and tertiary streets, and in Warehouse character areas, larger breaks in
the façade line or alternative setbacks may be considered for established natural features
or site amenities. Use corner lots to mark the façade lines for both frontages.
o The placement of Building 1000 along East College Avenue, with two frontelevation sections placed approximately parallel to the street, set back slightly
from the zero lot line, and separated by a recessed courtyard, still presents a
consistent façade line along the street. The recessed courtyard creates a break in
the façade line, but the façade line is defined at the courtyard by street trees and
landscaping. Drives into the complex are located on Hillyer Avenue and at the
rear of the site. Building setback from the public sidewalk ranges from 10 to 22
feet along East College. The corner of the site at East College and Hillyer avenues
is delineated by the building elevation along each street, emphasizing the street
intersection. Sidewalks along the streets and within the complex, the recessed
public courtyard just behind the East College sidewalk, and marked pedestrian
crossings at the entrances to the parking garage create a pedestrian-friendly
environment.
 Orientation – New buildings should be oriented with the front elevation and primary
entrances toward the street.
o The proposed Building 1000 is appropriately oriented with its front elevations
toward East College Avenue and its main side elevation along Hillyer Avenue.
The corner building placement is emphasized by the detailing of the front and side
elevations of Building 1000’s front corner section, including entrances into both
elevations. The other front section does not include a primary entrance facing East
College Avenue, although the detailing matches that of the other storefront. The
parking garage is appropriately located at the rear of the complex and is out of
sight from both Hillyer Avenue and Maple Street.
 Scale – New construction should maintain and reinforce the established scale of twostory buildings, particularly along primary street frontages in Gateway areas. However,
building heights may be increased away from the primary street elevation provided there
is diminished visibility of the building, and in non-frontage locations. New construction
in Warehouse areas may be up to three stories in height.
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o The proposed Building 1000 is three- and four-stories high along the primary
street frontage of East College Avenue, higher than is recommended by the ARB
guidelines. The remainder of the building increases in height to five stories behind
the two front sections. To compensate for the increased height, the first five-story
section of the building is set back behind the 3- and 4-story front sections. Then,
the site is stepped down so that the roof height of the building’s rear section is
equal to or lower than the roof height of the front sections. Building 2000 is also
five stories high but is in a non-frontage location.
o The 2014 Downtown Master Plan Update states that Multifamily Residential
developments may be up to 5 stories in height, particularly in the Northern
Gateway area where topography is lower; Mixed Use developments may be 3 to 4
stories in height. (2014 Downtown Master Plan Update, p. 69) The Plan also
states that large-scale redevelopment opportunities exist in the Western Gateway
area and that buildings along US 278 (East College) may be one-story in height,
but buildings farther north adjacent to the rail line may be 3 to 4 stories in height.
(2014 Downtown Master Plan Update, p. 82)
Footprint – New construction should respect the limited footprint of traditional buildings
within the community, breaking up the overall building mass to appear as multiple
buildings.
o The proposed complex consists of one large building with connected parking
garage and a separate but still connected building at the rear, creating one very
large building footprint. The two separate and smaller sections of Building
1000’s front elevation along East College Avenue help give the appearance of
more traditionally sized building footprints and of multiple buildings. The
remainder of the building is divided into multiple sections, somewhat
reflecting multiple buildings along a street. The existing street grid is
maintained, as there appear to be no other streets or alleys within the block.

Structure
The proposed architectural design should reflect the community’s traditional context and built
environment, specifically in terms of form, materials, openings, and details; incorporate and
reference community-valued architecture, including traditional building materials and significant
design elements; reflect the same overall quality of construction as the existing built
environment; and reflect the limited scale of buildings and pedestrian character of the
community and minimize the visual impact of larger-scaled structures and utilitarian
appurtenances.
 Form – In Gateway character areas, use traditional building forms, matching the visual
character of the community’s traditional buildings in terms of vertical emphasis.
Traditional or modern building forms may be used in Warehouse character areas. Parapet
roof forms are appropriate.
o The proposed front-elevation sections of Building 1000 that front onto East
College Avenue reflect traditional commercial building forms with a vertical
emphasis and a traditional commercial visual character that includes street-level
storefronts and upper-level windows. The proposed parapet roof form is
appropriate.
o The first-floor storefront windows continue along a portion of the Hillyer Avenue
elevation of Building 1000, maintaining the appropriate traditional commercial
building appearance. The remainder of the Hillyer Avenue side elevation has a
more residential appearance on the first floor but continues to have large expanses
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of windows and balcony doors. Upper floors have window and balcony door
openings. Building 2000 has the same residential appearance.
Materials – Use brick and mortar, particularly on primary streets in Gateway areas, and
reflect the community’s traditional color palette. Avoid the use of half-timbering, out-ofscale modular materials, and synthetic substitutes. The use of new or innovative materials
may be considered, particularly in Warehouse areas. Parapets with hidden roof materials
are appropriate.
o The proposed front-elevation sections of Building 1000 will be finished with red
brick veneer on the first floor only; the upper floors will be finished with a mix of
horizontal wood siding, horizontal fiber cement siding, and fiber cement boardand-batten panels. The remaining sections of the buildings will be finished with a
similar mix of horizontal wood siding, horizontal fiber cement siding, and fiber
cement board-and-batten panels. The use of red brick on the first-floor storefronts
facing East College Avenue is appropriate. The use of horizontal wood siding,
particularly unpainted, is not a traditional siding material for commercial
buildings. Fiber cement siding and board-and-batten panels are new materials that
may be considered appropriate.
o Storefront frames on the front-elevation sections will be aluminum. Windows will
be vinyl (no further information is provided for proposed windows). Exterior
balcony and entrance doors will be fiberglass. All storefront, window, and door
frames will be dark bronze in color. Aluminum storefront frames in a dark color
are appropriate. Vinyl windows are not acceptable unless shown to be of a type
that will give the same profile and appearance as aluminum- or wood-frame
windows.
o The material color palette will include medium and dark browns, light and dark
grays, dark bronze, and brownish red. This color palette reflects the community’s
traditional color palette, with the exception of the unpainted wood siding.
o TPO roofing materials will be hidden by parapet walls. The parapet walls will be
capped with metal which is appropriate.
Openings – New construction should reflect traditional commercial building fenestration,
with storefront windows at the street level and regularly spaced, residentially-scaled
openings on upper stories. For new commercial buildings in the Gateway character area
fronting onto East College Avenue and Avondale Road, fenestration at the sidewalk level
should be at least 75% (80% preferred) of the front façade width and at least 7 feet in
height. Extend fenestration at least 25% of the building depth along the side elevation
from the front façade. Avoid solid wall sections more than 25 feet in length. Traditional
or alternative storefront configurations at sidewalk level may be considered. On upperfloor levels, use a solid-to-void ratio approaching 4-to-3 for single windows, and respect
the existing alignment and patterns of upper-floor windows. Alterative window
configurations, such as recessed openings and modern balconies, may be considered in
Warehouse character areas.
o The three-story front section of Building 1000 at the corner of East College and
Hillyer has street-level storefront windows along both East College and Hillyer;
these windows are approximately 9 feet in height and make up 93% of the wall
area facing East College and 75% of the wall area facing Hillyer (based on
fenestration calculations provided). The four-story front section of Building 1000
facing East College also has street-level storefront windows (no exterior
entrances) that are approximately 7 feet in height and make up approximately
82% of the wall area (calculated from drawings provided). These storefront
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window areas are appropriate for buildings facing East College. Both front
sections of Building 1000 have storefront windows continued along the side
elevations to more than 25% of the building section’s depth. Long solid wall
sections are avoided.
o The upper-floor rows of windows on the front sections of Building 1000 reflect
the traditional alignment and patterns of upper-floor windows in the central
business district. On the elevations facing East College, the windows are grouped
in threes, and the outer-most window bays extend outward to reference bay
windows found in the Tudor Village. The ratio of solid-to-void for upper-floor
openings on the front elevations is not calculated.
o The remainder of the east side elevation of Building 1000 along Hillyer Avenue
has both storefront and alternative storefront (floor-length windows with patio
door) configurations at the street level and on the upper floors. The use of
alternative storefront configurations is appropriate in this non-frontage area. The
fenestration pattern continues to reflect existing alignments and patterns. The
fenestration ratio for the residential section is 58% for the Hillyer Avenue
elevation and 49% for the Building 2000 elevations (based on fenestration
calculations provided). Balconies are located along all elevations, including the
East College Avenue front elevations.
Details – New construction should reflect the City’s traditional architectural details,
particularly in terms of type, placement, and degree, in Gateway areas. Use modern
interpretations of Tudor Revival details to articulate buildings in a manner similar to
traditional buildings, particularly along East College Avenue and Avondale Road. Use
architectural details to emphasize a building’s roofline and/or corners, around windows
and entrances, and to emphasize story divisions, particularly between the storefront level
and upper stories. Use of modern and creative details is appropriate for Warehouse areas.
o Proposed building details reflect traditional architectural details in some areas,
while other proposed details are more modern. The use of red brick around the
street-level storefront spaces emphasizes the first-floor retail space; continuing the
brick around the corner and along the Hillyer Avenue elevation emphasizes the
corner location. The red brick also delineates the first-floor storefront area from
the upper floors, as traditional commercial buildings do. Window groupings are
emphasized with different materials from the surrounding wall areas. The use of
vertical fins to separate various portions of the building’s side elevations is a more
modern detail. The buildings’ rooflines are not emphasized with traditional
cornices but simply end in a parapet cap.
o Some of the proposed building details reflect modern interpretations of Tudor
Revival details, such as the grouping of windows, the outward extension of
window groups to reflect bay windows, and the use of “board-and-batten” panels
around window groups to reflect half-timbering.

Setting
The proposed setting and landscape design should reflect the community’s traditional context
and established natural environment; preserve community-valued landscape features and
incorporate them in an integral fashion; reflect the same overall quality as in the existing
community environment; and create an attractive and inviting setting for the proposed structure
and minimize the negative impact of utilitarian appurtenances.
 Streetfront – Maintain traditional commercial-type building forms, with open first-floor
storefronts to invite customers into retail spaces, and upper-floor rows of windows that
reflect upper-floor use. Signs should be appropriate materials and only externally lit.
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o The proposed building sections with frontage along East College and Hillyer
avenues are designed to appear as traditional commercial buildings even though
the large majority of the space will be residential use. These sections have a
traditional commercial building form, with first-floor storefronts, a distinction
between the first floor and upper floors, and upper-floor rows of windows,
presenting a streetfront design that is appealing to pedestrians. The recessed
courtyard between the two front sections invites pedestrians and customers into
the buildings. Even though the east-most front section does not have an outside
entrance but houses amenity space for residents, the outward appearance is that of
a storefront.
o A flat metal storefront awning is proposed over the retail space storefront between
the storefront windows and transom area, in the traditional location of awnings.
Metal awnings or flat canopies are considered appropriate for industrially-styled
properties.
o Proposed signage for the retail spaces is shown in perspective drawings above the
storefronts in the traditional sign area. No information is given on signage for the
residential complex.
o HVAC units will be located on the buildings’ roofs and hidden by parapet walls.
Streetscape – Streetscape elements between the buildings and the street should create a
pedestrian-friendly “outdoor room.”
o The proposed streetscape between Building 1000 and East College and Hillyer
avenues will include sidewalks along the length of the property on both streets;
ADA-accessible ramp and service ramp; a paved area between the sidewalk and
retail spaces as well as the Leasing/Amenity apartment entrance; and a recessed
courtyard with outdoor dining and gathering space. These streetscape amenities
will provide an inviting, accessible, and pedestrian-friendly environment. Street
furniture will include benches, trash receptacles, and bicycle racks and will be
consistent with City design standards.
o Sidewalks along the new rear drive, along Maple Street, and within the complex
will provide a pedestrian-friendly environment.
Landscape - The existing tree canopy should be protected. Open spaces should be
provided. Plantings should enhance architectural features, strengthen vistas, and provide
shade. Achieve unity of landscape design by use of a somewhat limited palette and
repetition but diversify plantings to avoid wholesale loss of a specific species. Walkways
should be brick, concrete, or stone.
o The few existing trees on the property will be removed. Street trees will be
planted behind the sidewalk along East College, in bump-out planting areas along
Hillyer, and behind the sidewalk along the rear drive and Maple Street.
Understory trees will be planted between the sidewalk and street curb. Additional
planting areas and raised planters will be located around the recessed courtyard
and along the buildings’ front elevations. The proposed trees and plantings along
East College and Hillyer will provide a pleasantly landscaped and inviting area
for pedestrians.
o Two additional open landscaped spaces will be provided for residents – one
accessible from Maple Street and the second between Buildings 1000 and 2000.
o Proposed sidewalks, the recessed courtyard, and walkways within the complex
will all be concrete, as recommended. Additional hardscape features and materials
include tumbled granite retaining walls, a river rock bed, and brick veneer
retaining walls and planters; all of these materials are appropriate.
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Illumination – Use lighting to highlight on-site pedestrian crossings, parking, and open
spaces. Limit pole height and use night-sky protective fixtures. For supplemental zones,
use adjacent wall fixtures or decorative poles. On the building, use fixtures appropriate to
the building’s architectural design; wall-washing lighting fixtures are recommended.
o Street light poles and fixtures will be cast aluminum with a black finish; poles will
be 14’-6” tall; lighting fixtures will be mounted on a curved arm and will be a
downward-facing cone shape. Wall-washing lights will be mounted on exterior
walls at the recessed courtyard and will face downward. These street and wall
lights are appropriate.
Parking – Locate parking areas in side and rear yards, avoiding off-street parking in front
of primary buildings. Provide for inter-connectivity between parking lots and pedestrian
access to adjacent properties; utilize pedestrian crossings. Utilize perimeter and interior
landscaped areas to mitigate visibility of paved areas. Provide for overstory trees in
parking areas.
o Proposed parking for apartment complex residents will be provided in a parking
garage located at the rear of the complex and hidden from view along Hillyer
Avenue and Maple Street by apartment buildings. The parking garage will only be
visible from the rear drive. Sidewalks provide pedestrian connectivity from the
parking garage to the remainder of the property and adjacent properties.
o Additional on-street parking will be available along Hillyer Avenue. This parking
will be visually mitigated with street trees located in bump-out planting areas.
o Pedestrian crossings at the entrances to the parking garage on Hillyer Avenue and
the rear drive will be appropriately marked for safe crossing.

Recommendation: Based on the ARB Design Guidelines, approval of the proposed project is
recommended if the ARB finds that the following items are appropriate and meet the ARB
guidelines:
 Is the buildings’ three- to five-story height appropriate for this Western Gateway and
Warehouse character area?
 Is the one very large building footprint appropriate for this area?
 Is the delineated façade line along East College Avenue, with setback and recessed
courtyard, acceptable as a Western Gateway property?
 Does the buildings’ architectural design reflect the City’s traditional built environment
and architecture?
 Are the proposed vinyl windows appropriate for the buildings? Additional information
such as window profile and frame size should be provided.
 Are unpainted horizontal wood siding, fiber cement board-and-batten panels, and
horizontal fiber cement lap siding appropriate finish materials in the Gateway area?
 Is the landscape plan appropriate?
 What type and design of signage will be installed to identify the complex?

*Reviewed by WLA Studio. This review is based on materials received by the applicant at the
time of review. New information from the applicant and/or a site visit to the subject property
may amend the recommendation.
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SUPPLEMENT A
Submitted Wednesday, August 15, 2018 8:53am
By Debbie Toole
City of Avondale Estates
Architectural Review Board
August 6, 2018 Meeting
Meeting Notes
Applicant:

Maple Multi-Family Land SE, L.P./Justin Adams

Property Address:

2740 East College Avenue

David Sacks, ARB Chair, laid out procedures for ARB’s discussion and consideration of the
project; noted bullet list of questions to be considered by the ARB in COA Application Review
Recommendation to be discussed item by item.
Summary of proposed project given by Applicant.
Summary of COA Application Review given by Debbie Toole, WLA Studio, Consultant:
 Brief proposed project description; project located in both Western Gateway/extended
Ingleside (Warehouse) character areas.
 Summary of ARB Design Guidelines – Site, Structure, Setting – that apply to this project;
generally how the project meets/does not meet these guidelines.
The following questions were discussed by the ARB:
 Is the buildings’ three- to five-story height appropriate for this Western Gateway and
Warehouse character areas? The following remarks were made:
o Three- to four-story height overall, rather than five-story, would be better.
o Five-story height farther back on the lot may be okay.
o Large scale of the project is an issue.
 Is the one very large building footprint appropriate for this area?
o The very large footprint was discussed in earlier meetings, but the designers did
not take earlier comments into consideration and did not address the footprint
issue.
o South City project is not to be considered as a template for future development.
 Is the delineated façade line along East College Avenue, with setback and recessed
courtyard, acceptable as a Western Gateway property?
o Proposed delineated façade line along East College considered acceptable.
 Does the buildings’ architectural design reflect the City’s traditional built environment
and architecture?
o Appreciation was expressed for designers making an attempt to scale down the
buildings at the streetfront and to incorporate elements from the City’s traditional
architecture.
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o However, the design looks like too many other developments in other
communities.
o Too many materials are used; “lots going on.”
o Long expanses of facades are not broken up enough.
o Design would be better if there were not so many different designs/elements.
o Proposed design/scale seem overwhelming.
o The main problem is the large scale of the project.
o The design appears as large “blocks” put together.
Are the proposed vinyl windows appropriate for the buildings?
o Vinyl windows may be appropriate if they are commercial grade with appropriate
depth/profile.
Are unpainted horizontal wood siding, fiber cement board-and-batten panels, and
horizontal fiber cement lap siding appropriate finish materials in the Gateway area?
o Too many materials in the design.
o More brick on the first and second floors would be more in keeping with
Avondale Estates.
o Use 1 or 2 materials rather than so many.
o Less mass.
Is the landscape plan appropriate?
o Landscaping comment – some plantings specified as trees are not really trees, but
are too small.
o Streetscape – needs to be adjusted to match what is being built; more room is
needed for mature trees.

Public comments from the audience were then invited. The following comments were
made/items were discussed:
 Streetfront – 10-foot thruway needed.
 Walkability – very important to make the project fit into the community and provide
interaction between community and development.
 More non-residential development is needed on both streetfronts.
 More interaction needed at street-level.
 Rear street discussed.
 Open space provided off Maple Street is very small.
 Transformers need to be screened and not be visible. Applicants noted access
requirements by GA Power.
 Project is too massive.
 Needs more cohesiveness.
 Issues of large scale and footprint not addressed by designers.
 Project references larger-scale buildings near/at the MARTA station rather than the
traditionally smaller-scale buildings in Avondale Estates.
 Needs an overall statement; too much going on.
 More green space and diversification of uses needed.
Motion to deny the application due to (1) scale – too large; (2) lack of coordination in design; (3)
landscape plan – streetfront space, not enough open space.
Motion seconded and passed.
Meeting Notes taken by Debbie Toole, WLA Studio, Consultant
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SUPPLEMENT B
Submitted Wednesday, August 15, 2018 1:39pm
By David Sacks
The TCR project architect, Jay Silverman, gave a brief introduction focused mainly on the
architectural design and how the team had tried to incorporate materials that reflect Avondale
Estates’ existing built environment, and to lessen the industrial character of the original design,
in response to comments made by the ARB in previous meetings. Examples of these design
elements included the increased use of brick, especially on the College Avenue portion of the
building; the introduction of wood siding on the south façade; the color choices; the window
arrangements and board-and-batten material detailing that subtly recall Tudor architecture; and
other elements [refer to Sheet AR-17 of the Application].
ARB consultant Debbie Toole gave a brief synopsis of her analysis of the project. [Refer to
attached copy of her report.]
Chair David Sacks noted that the report concludes with a recommendation to approve the project
“if the ARB finds that the following items are appropriate and meet the ARB guidelines,” and
that the report then lists eight bullet points of items that the ARB is asked to evaluate; David
stated the Board would discuss each of the eight items, then open the floor for public comment.
The Board’s discussions are summarized as follows:
1. Height: Peter Yoxall stated, and all of the members agreed, that the height – in
combination with the large footprint (point 2, below) – gave the project an excessive
scale that was inappropriate to the district and incompatible with the guidelines. Peter
expressed disappointment that the overall scale had not changed since the initial
discussion of the project [February 2018] when the same concerns were noted. Christine
McMahan clarified that the retail portion of the project is at a 4-story height even though
it was described in the application as 3 stories [based on the first floor retail having a
ceiling height equivalent to 2 stories, then having 2 stories of residential above it].
2. Footprint: As noted above the members all agreed that the large footprint was
inappropriate.
3. Façade delineation along College Avenue: none of the members stated a concern that the
façade setback and recessed courtyard did not exactly match the guidelines. David
commented that although the courtyard creates a break in the façade, he felt the façade
treatment in combination with the streetscape design created a well-defined edge, which
is consistent with the intent of the guidelines, and was therefore not a concern.
4. Architectural design: Peter and David both commented that although they appreciated the
work and thought that the architects had put into trying to incorporate details and
materials that were in some way taken from examples in Avondale’s existing historic
district and its downtown [see Sheet AR-17], but that overall the effort did not succeed in
making the project seem compatible for Avondale. Peter commented that – as had been
stated in the initial meeting – the project looked extremely similar to many projects going
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up all over the Atlanta region. He also commented that although he appreciated all the
design references to existing Avondale buildings that there were too many different styles
or examples being incorporated, and that it all seemed overwhelming and not cohesive;
he suggested the design would be more compatible if it limited the number of different
materials and references. David added that the large scale of the building probably
contributed to this effect. He felt that the team had been more successful in making the
College Avenue façade feel more specific to Avondale and less generic, but that the other
three sides seemed generic. Frank Brown asked for clarification that two different
guardrail materials were being used and suggested that one would be better.
5. Vinyl windows: it was noted that “commercial grade” vinyl windows had been approved
for South City Partners and that, even though “decisions of prior boards” are not part of
ARB’s considerations, that vinyl windows of similar quality might be acceptable here.
More information would be needed in order to finalize this.
6. Finish materials: As noted above (point 4), the Board felt that there were too many
different materials used and that the scale of the building made it difficult to come up
with an arrangement of materials that seemed appropriate. Peter suggested that at the
ground floor, at least, the use of brick throughout would be a better fit with Avondale.
David commented that the length and breadth of areas where a single material appears,
for example the areas of dark siding on the east and west elevations, seemed excessive,
and that again, if the footprint were smaller and broken into more than one building, this
concern could be mitigated. It was suggested that if there were two buildings and the one
on College Avenue were faced with brick, while the rear building (which is in the
Warehouse district) could have more modern materials, then that would be more
appropriate. David noted that the consultant’s report had questioned whether wood siding
would be considered appropriate in the Gateway area (facing College Avenue) but the
ARB did not discuss or reach a conclusion on this item.
7. Landscape plan: David noted two concerns with the landscape plan that would need to be
addressed if the project were to go forward. The tree planting/furniture zone along the
College Avenue curb line should be 8 feet deep to match the pattern begun with South
City Partners; this is important in order to one day be able to support large canopy trees
in that location. Also, small species such as Emerald Arborvitae or Oakleaf Holly should
not be included as “trees” for the purposes of ARB review. He stated that the design team
had done a good job creating an appropriate quality of landscape design given what space
they had to work with, but that the quantity of actual usable outdoor space seemed
inadequate.
8. Signage: signage was not included and was not discussed. It was noted that this could be
reviewed as a subsequent/separate submittal, should the project go forward.

Public Comment: Several residents expressed concerns about the project.
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Action
Peter Yoxall motion to deny the application for a COA because of the excessive mass and scale
of the building; because of the uncoordinated architectural design; and because of the landscape
plan. Seconded by Christine McMahan. Motion approved 5-0.

Page 16 of 20

SUPPLEMENT C
Submitted Wednesday, August 15, 2018 9:25am
By Christine McMahan

The Trammel Crow application.
Debbie Toole consultant for WLA studio reviewed her consultant’s report point by point with the
applicant and then turned the discussion over to the board.

The board reviewed all 8 bullet points for appropriateness one by one.



Is the buildings’ three- to five-story height appropriate for this Western Gateway and
Warehouse character area?
Christine asked the question was the 3-story part of the building the same height as the 4-story
part of the building. TCR answered yes. The board agreed that the 4 - 5 stories of the building
was not aligned with the downtown master plan. The college avenue corridor is 2-3 stories
according to the Downtown Master Plan.
 Is the one very large building footprint appropriate for this area?
The ARB board was particularly concerned with the mass and scale of the building and again
agreed it was not aligned with the DMP. We told TCR at previous meetings that the scale and
mass were not appropriate. We discussed requesting they break up the property into smaller
buildings. At earlier meetings but they made no changes.


Is the delineated façade line along East College Avenue, with setback and recessed
courtyard, acceptable as a Western Gateway property?
We thought the proposed delineation was acceptable.


Does the buildings’ architectural design reflect the City’s traditional built environment
and architecture?
We discussed the numerous architectural elements and felt it was not compatible to the
neighborhood. Too many different types of surfaces making it look like a pile of legos.


Are the proposed vinyl windows appropriate for the buildings? Additional information
such as window profile and frame size should be provided.
The board discussed the approval of a vinyl window for South City and agreed that vinyl may be
acceptable if similar to South City. There was no further information on window type offered by
TCR


Are unpainted horizontal wood siding, fiber cement board-and-batten panels, and
horizontal fiber cement lap siding appropriate finish materials in the Gateway area?
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The Board thought all the different architectural elements represented in the drawings were too
much for the district. We understood what TCR was trying to accomplish but thought it was
“too much going on” for Avondale. We felt that a mostly brick façade was more appropriate
 Is the landscape plan appropriate?
The board did not find many issues with the landscape design. David Sacks recommend TCR
pay close attention to plant material specified as trees when they are actually shrubs.
 What type and design of signage will be installed to identify the complex?
I don’t really remember much discussion on this item.
Peter Yoxall made a motion to deny the application and the board voted 5 – 0 in favor of denial.
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SUPPLEMENT D
Submitted Wednesday, August 15, 2018 5:31am
By Frank Brown
Representatives from Trammell Crow came up and were seated.
I believe it was their architect (the man seated closest to me) said that he may have to leave early
as he had to catch a flight. So, if he left before the discussion was over, please do not think he
was angry and storming out. I told him that I understand.
Debbie then read the application and her review.
I cannot remember what the segue was (I believe it was when Peter voiced his disappointment on
the generic material use and design), but I asked if there were in fact two types of metal materials
being used for the balcony rails.
I believe David talked about certain "trees not being trees" pertaining to the landscape plan.
I'm 90% sure that someone on the ARB as well as someone during public comment mentioned
that the E. College first floor was closer to 1 1/2 stories on the bottom level, making it actually 3
1/2 stories on the South elevation.
We opened it up for public comment.
David then said, because he was chair, it may be more appropriate for someone else to open it up
for a motion/vote.
Peter put a motion on the floor for denial based on the inappropriate height, inappropriate
footprint, and generic material not respectful of Avondale Estates. (Those were not his exact
words, but the meaning is the same).
Either Christine or Kathleen seconded the motion, and we all voted for denial, unanimously.
At one point during the meeting, the one rep. next to me did in fact leave early.
As the rest of the T.C. reps were leaving, David basically told, I believe Justin, that he was sorry
we couldn't make this work and maybe in the future they could submit something doable. Again,
not an exact quote. There was no comment from any of the reps.
I hope this helps,
Frank
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SUPPLEMENT E
Submitted Wednesday, August 15, 2018 9:43am
By Peter Yoxall
My motion for denial was based on the property not being compatible with the commercial
district as a result of scale, including, height and footprint concerns, the unfocused architectural
design of the façade of the entire building, and the concerns with respect to the landscape plan,
including, the lack of greenspace.

Below are some additional notes about the meeting:

-

-

The applicant did not respond on the night to any concerns raised by the public or the
board.
The public raised concerns as to scale, height, and massing of the commercial
district. The public also raised concerns that the applicant had not addressed any of the
concerns raised at previous meetings. I specifically concurred with that opinion.
Height and Footprint Concerns: I specifically discussed concerns with the height of the
building in light of board approving the Sam’s Crossing project as a unique project
approved at the height as a result of its location at the gateway to the city, with the intent
that the rest of the commercial district be at a lower height of 2-3 stories, which is more
compatible with the existing commercial district and the overall plan. I also specifically
discussed concerns with the footprint in light of the building being one singular building
and the massing affect that this has. I pointed out that the applicant may have tried to
reduce the massing effect by having recessed facades and a multitude of various designs;
however, I suggested that in my opinion the design had the opposite effect and created a
massing effect
Unfocused architectural design of the façade: I raised concerns over the unfocused
architectural design of the design. I pointed out that the applicant had made an effort to
try and incorporate many architectural designs in the residential and commercial district;
however, my concern was that the result was an unfocused design that was not
compatible with the neighborhood and resulted in a massing effect and the overall
appearance of the property to look like a block of different colored lego blocks, which
was not compatible with the neighborhood. I suggested that the architect focus on two or
three architectural designs from the neighborhood that would be compatible with the
commercial district. I also suggested that Avondale Estates was unlike other
neighborhoods and deserved a more “unique” design as Avondale is unique and that the
stock design of the applicable was not compatible with the commercial district.
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