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PROJECT INTRODUCTION AND BACKGROUND
- August 2017, Calfee Zoning hired to review Zoning Ordinance and
Design Guidelines for consistency with land use objectives in the
Downtown Master Plan Update of March 2014.

- Review and analysis primarily focused on CBD and Mill District – areas
of greatest desired change.
- Purpose of diagnostic to assist City in determining its priorities and begin
considering approaches to amending the Zoning Ordinance.
- Not a scientific endeavor – based on professional judgment, experience,
and listening to you.
- Intended to prompt dialogue and promote a constructive discussion
around the City’s zoning.

EXISTING ZONING AND DEVELOPMENT PATTERNS

PLAN THEMES AND LAND USE OBJECTIVES
1.

Ensure redevelopment of downtown through higher density developments
containing a wide variety of retail, office, residential and entertainment uses;

2.

Encourage a wider variety of housing options with a multi-generational appeal
in downtown;

3.

Encourage the evolution and adaptive reuse of existing downtown buildings;

4.

Encourage an active public realm by activating existing open spaces as
community gathering space and promoting the creation of new spaces
downtown;

5.

Promote walkability and the use of alternative means of transportation better
connection and linkages to downtown;

6.

Encourage more efficient and sustainable private and public parking solutions
to serve downtown;

7.

Maintain the fabric, character, and quality of existing single-family residential
areas.

GENERAL PRINCIPLES APPLIED

Zoning Should Respect Existing and Reflect Desired Development
Patterns.
Zoning Should Regulate Only What Needs to be Regulated and
Focus on Desired Outcomes.
Zoning Should be the Implementation of a Plan, Not a Barrier to
Achieving the Vision.

APPROACH AND METHODOLOGY

+ Actively promotes each land use objective

!

Does not promote or serves as a barrier to each land use
objective

= Has no appreciable effect on, or plays a necessary supporting
role, to each land use objective.

SCORING SUMMARY AND ANALYSIS
Ensure redevelopment of downtown through higher density developments
containing a wide variety of retail, office, residential and entertainment uses.

+ 9

Some intentionality (i.e.
Supplemental Zone, Mill
District, etc.).

! 12

Euclidean, one-size-fits-all.

= 119

Largely not even a
consideration.

SCORING SUMMARY AND ANALYSIS
Encourage a wider variety of housing options with a multi-generational
appeal in downtown.

+ 6

Some intentionality (i.e.
Supplemental Zone, Mill
District, etc.).

! 9

Euclidean, one-size-fits-all.

= 125

Largely not even a
consideration.

SCORING SUMMARY AND ANALYSIS
Encourage the evolution and adaptive reuse of existing downtown buildings.

+ 6

! 10
= 124

One-size-fits-all approach.

SCORING SUMMARY AND ANALYSIS
Encourage an active public realm by activating existing open spaces as
community gathering spaces and promoting the creation of new spaces
downtown.

+ 12
! 3

= 125

Not much standing in the
way.

SCORING SUMMARY AND ANALYSIS
Promote walkability and the use of alternative means of transportation
through better connections and linkages to downtown.

+ 18
! 10

= 122

Some intentionality.

SCORING SUMMARY AND ANALYSIS
Encourage more efficient and sustainable private and public parking
solutions to serve downtown.

+ 8
! 6
= 126

Largely not even a
consideration.

SCORING SUMMARY AND ANALYSIS
Maintain the fabric, character, and quality of existing single-family residential
areas.

+ 45
! 1
= 94

The Zoning Ordinance is most effective at preserving and maintaining
Avondale Estates’ single-family development pattern.

DESIGN & RESIDENTIAL GUIDELINES
Overall the guidelines are well organized, thoughtful, detailed, intuitive,
easy-to-use, and promote the city’s land use objectives in both the
northern and southern portions of the city.
Consider incorporating many of the non-design specific guidelines into
new Downtown Development Pattern Districts.
Reconsider the value judgments in the guidelines every five years or so to
make sure they reflect the current values and desires of the community.

SUMMARY CONCLUSIONS
- Disproportionate focus on preservation and maintenance of existing
development patterns.

- Disjointed regulatory scheme (A Tale of Two Cities).
- Existing singular focus on separation of uses (Euclidean zoning).
- Inward rather than outward focus (Island Effect).

- Does not reflect land use objectives for downtown area.
- Thoroughfare plan and standards critical to new zoning.

SUMMARY RECOMMENDATIONS
“Each character district should be a distinct zoning district that includes all of the
ingredients for achieving the desired outcome.”
1. Craft new Zoning Ordinance organized as follows:
-

Downtown Development (North of 278)
South Development (South of 278)
South Preservation (South of 278)
Generally Applicable Regulations and Standards
Administration and Procedures
Glossary of Terms

2. Carry forward regulations that are working to maintain the character and quality
of existing single-family residential areas.
3. Carry forward administration and procedures that are working.
4. Create six new development pattern districts within the Downtown Development
Ordinance (Tudor Village; Mill; Northern Gateway; Retail Arts; Northside
Avondale; and Western Gateway).
5. Re-structure, streamline, and make more user-friendly.
6. Re-think reliance on conditional uses.
7. Consider building or form typologies for more predictable results.
8. Be more prescriptive rather than proscriptive.
9. Focus on adaptive reuses in Downtown to maintain character/authenticity.

NEXT STEPS
Re-think the City through community-wide mapping exercise.
Begin calibrating desired Downtown typologies.
Begin exploring different zoning methodologies and best practices.
- Development Pattern Districting www.dpdzoning.com

- Character Planning and Districting www.dca.ga.gov
- Form-Based Coding www.formbasedcodes.org
Build community support and political will for new Zoning Ordinance that
reflects the vision in the Downtown Master Plan Update.
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