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• Initial Assessment / Areas to Address
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Process

Mid-March

Mid-April

Late-May

End of June

Phase end

Phase end

Phase end

Phase end

Phase 1 – Review & Research

Phase 2 – Identify Improvements

Phase 3 – Draft Guidelines

Phase 4 – Final Guidelines



Phase 1

Process

Phase 2 – Identify Improvements

Phase 3

Phase 4

Mid-March

Mid-April

Late-May

• Identify necessary areas to 
change /  review.

• Define what graphic 
representations are 
needed.

• Present to the public the 
ideas and concept for the 
guideline redesign.

Community Engagement & Feedback

March 25th – Findings/Initial Recs 

April 21st– Draft Guidelines

Phase end

Phase end

Phase end

Phase end End of June

New online survey
to be added to 
allow for public 
comment



Avondale Estates is a thriving historic 
city that uniquely manifests the 
intersection of urban planning, 
landscape architecture and architecture.    

Streamlining and clarifying the guidelines 
will help protect the three resources 
above and alleviate confusion in allowable 
treatments.

Coordinating the guidelines with the 
zoning code will help streamline the 
process & address many issues relating to 
the effects of new construction on the 
existing fabric.



What is the intent of this project?

To improve & retool existing Design Guidelines to bring clarity & 
consistency to the treatment of existing buildings/properties, as 
well as infill construction, within the City’s Historic District.

In addition, the project:

• Must be in accordance with the Secretary of Interior Standards for Preservation 
written by the National Park Service 
(they helped fund the study and will review changes)

• Fully engage the public through meetings and feedback opportunities.



Physical Operational

• Enforcement
• Clarity in use of guidelines
• Clarity in criteria for rulings
• Clarifying handling of 

unforeseen conditions
• Clear message on what is 

historic

Initial Observations

• Infill Development size, scale, 
and placement

• Tear Downs
• Historic material treatment –

i.e Windows
• New Technology –

i.e. Solar Panels, Trex Decking



Clarity Consistency

What we’ve heard
Common topics so far from survey & stakeholder feedback:



Clarity Consistency

• Process difficult to follow
• How the process works? 
• Accessing information / timelines

• What is allowed or not allowed?

• Direction / vagueness of language
• Shall / should

• Tier System logic & organization

• Lack of Graphics, Diagrams, and 
Images of examples

• What triggers HPC review?

• Guidelines & examples for new 
materials

What we’ve heard
Common topics so far from survey & stakeholder feedback:



Clarity Consistency

• Scale / Mass of New Construction
(too big / out of context)

• Stringency of certain requirements and 
not enough in other (i.e. new builds)

• Language in guidelines is too vague and 
makes for conflicting interpretations

• Enforcement & interpretation of 
guidelines by HPC/City varies 

• Length of approval process 

What we’ve heard
Common topics so far from survey & stakeholder feedback:



 Articulate WHY this is Important
 Evaluate the National & Local District Boundaries
 Evaluate the Tier System
 Clarify the Organization & Direction of the Guidelines
 Evaluate and Clarify the Process
 Coordinate with the Zoning Code

Areas to Address



What makes Avondale Estates historic? • The ONLY documented example in the 
southeast of an 
early 20th –Century planned “new town”

• An intact combination of Urban planning, 
Landscape, and Architecture attributes 
unique to early 20th century practices

• Period of significance is 1924-1941



Why have a historic district?

• Protects & enhances the unique livability & 
physical attributes of the historic plan for current 
& future generations to enjoy.

• Ensures new elements fit well with the old and 
are compatible with the values of original 
development intent.

• Offers opportunities for participation in the State 
and Federal Tax credit & grant program for 
commercial and residential property owners.

• Captures the benefits of tourism & economic 
development.

• It is a huge effort, accomplishment and honor to 
be on the National Register as a District.



Transportation corridor

An intact combination of
Urban Planning, 
Landscape Architecture, 
and Architecture 
attributes unique to early 20th century practices

1986 National Historic Register District Outline

What makes Avondale Estates historic?



Transportation corridor

Character Defining Features –

Original Plan (Streets, Blocks, & Lots)



Transportation corridor

Character Defining Features –

Original Plan (Streets, Blocks, & Lots)

• Multi-modal transportation corridor
People, Cars, & Trolleys (soon to be bikes!)

The Urban Plan



• Connected commercial core to buffered 
residential pedestrian-focused neighborhood

• Diverse landscape features

Transportation corridor

Character Defining features –

Original Plan (Streets, Blocks, & Lots)

Dairy Farm 
was part 

of original plan!

The Urban Plan



Transportation corridor



Transportation corridor



Transportation corridor



• Pedestrian-focused & traffic calming elements
• Sidewalks with large buffers, mid-block crossings
• Planted medians & traffic circles

Transportation corridor

Character Defining Features –
Forward thinking infrastructure



• Addition of natural features-
hedges, trees, lawns, Lake Avondale

• Tree-lined streets 
• Large parks & interior-block parks
• Entry gate & markers
• Stone & concrete walls/curbs

Character Defining Features –
Naturalistic/informal landscape- typical of 20th – century planning 





Transportation corridor



Transportation corridor







Transportation corridor

Character Defining features –

• Building setbacks
• Lot size- typ. small, narrow, & rectangular 
• Placement of buildings, drives, etc.
• Massing of buildings- size, height, and scale 

Development pattern:
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Transportation corridor

Character Defining features –



Transportation corridor

Character Defining features –

• Building setbacks
• Lot size- typ. small, narrow, & rectangular 
• Placement of buildings, drives, etc.
• Massing of buildings- size, height, and scale 

Development pattern:

This type of development was novel 
for its time as there were no 
regulatory requirements.

In today’s world, these types of 
standards are set by Zoning



Transportation corridor

Character Defining features –





Transportation corridor

Character Defining features –



• Examples of early 20th century building types: 
Commercial, Residential, & Recreational

• Materials indicative of this period:
Combination of weatherboards, brick, stucco & 
stone. Details in brick, wood, stone or concrete.

Transportation corridor

Character Defining features –



Transportation corridor

Character Defining features –

• An eclectic mix of Architectural styles & 
construction techniques representative of 
1920’s-40’s period. Difficult to recreate today.

Tudor Revival



Transportation corridor

Character Defining features –

English Cottage

Dutch Colonial

• An eclectic mix of Architectural styles & 
construction techniques representative of 
1920’s-40’s period. Difficult to recreate today.



Transportation corridor

Character Defining features –

Craftsman

Spanish Mission

• An eclectic mix of Architectural styles & 
construction techniques representative of 
1920’s-40’s period. Difficult to recreate today.



What makes Avondale Estates historic?

Architecture
Distinct mass, scale, type, style, 

& material of the period of significance

Landscape Architecture & Urban Plan
Distinct street plan, circulation, building 

placement, and landscape

Compatible Infill
Contribute to mass & scale 

of the overall neighborhood & 
emphasize history of original development

Character Defining features –



-1986 National Register Designation
Excerpt from summary statement of significance



Evaluate the National Register & 
Local Historic District Boundaries

Bigger picture:



Post WWII homes are both 
within & outside of the current  
National Register District

Structures  built from 1941-1970 that 
have not been significant altered are 
now eligible for listing on the National 
Register.

They are currently not protected.

Post World War-II homes

Bigger picture

Note: Homes shown here are Tier III. 
See 2013-14 Historic Assessment for 

more details on historic eligibility





If AE would like to protect these 
resources, then:

• Post-WWII Homes in the local district –
The National Register Entry may be officially 
changed through a formal National Register 
of Historic Places amendment process 
outlined in 36 CFR 60, as amended to 
expand the period of significance.

• Post-WWII homes in the adjacent 
neighborhoods -
A new National Register district is required 
to protect these structures.

Note: Homes shown here are Tier III. 
See 2013-14 Historic Assessment for 

more details on historic eligibility



• Study the need to include commercial 
properties not included in the National 
District and evaluate. 
This can be done by City of AE.

• Future zoning can address massing, 
scale, & placement of this area

Existing Local District
Boundaries



Evaluate the Tier System



Tier I is also known as Preservation-
Properties determined to have highest level of 
significance & retain high degree of integrity

Tier II is also known as Conservation-
Properties determined to have a high degree of 
significance & retain the minimum level of historic 
integrity

Tier III is also known as Adaptation-
Widest latitude for sensitive changes.
However, it is not a recognized treatment 
by National Parks Service

Tier Definitions



±164 - Tier I & II properties are largely 
structures built during the period of 
significance (1924-1941). 
There is a limited quantity. 

±353 - Tier III properties are largely structures 
built post World War II
Most now eligible for historic designation

All properties are within the historic urban plan 
& contribute to the mass/scale of the 
neighborhood

Tier Types



Tier I & Tier II are treated 
nearly the same in the 
guidelines.



Tier 1                                          Tier 2 

What are the differences in the guidelines?
Roofs, Porches, Windows & Entrances



Differences as areas for negotiation –
All other guidelines are equal 

Roofs



Differences as areas for negotiation –
All other guidelines are equal 

Porches



Differences as areas for negotiation –
All other guidelines are equal 

Windows & Entrances



The Guidelines only differ between Tier 1 & 2 in:

• Side dormers are allowed anywhere on Tier 2
• Side porches may be enclosed with a more solid 

façade in Tier 2.
• Side and rear window treatment is less stringent 

on Tier 2.
• Tier 1 language is more consistent as it relates to 

actual preservation of material.

Tier I & II Overlap

TIER 1

TIER 2



Guidelines should follow NPS standards

-A way to set consistent and established standards
-New guidelines will require NPS review given funding for this study 



• Tier I & II can potentially by combined
• Find the opportunities for negotiation between the 

two:
• Roofs, Porches, Windows, & Entrances.

• Recommend a review of the current designations of 
properties

• Ensure guidelines are inline with 
recommended practices 

• Evaluate Tier III / Adaptation Category
• “Adaptation” is not a standard treatment by the 

National Parks Service
• Ensure guidelines are inline with recommended 

practices

Improving the system: initial thoughts
TIER 1

TIER 2

TIER 3



Clarify the Organization & Content
of the Guidelines



Existing Guidelines & Initial Thoughts

• All the right information but it is a bit scattered

• Information on specific tier designations, 
small projects, Certificate of Appropriateness, 
actual documents for process/review is limited



• All graphics have been removed from
the current guidelines (no district map)

• Graphic design will need to improve upon
hierarchy of information

Existing Guidelines & Initial Thoughts



• The future guidelines should be balanced for 
web viewing rather than a “book”

• Coordination with website needed in future 
guidelines

• More bullets & images, less text. 

Existing Guidelines & Initial Thoughts



Types of graphics needed:

• 3D diagrams & examples images
for components & new construction

• 2D diagrams for placement, spatial
requirements

• Photographs for materials

• Easily digestible application / checklists 

Make highly graphic



Sample Graphics



Sample Graphics



Sample Graphics



Sample Graphics



Background & History Process for Changes 
to your Property

Guidelines for changes 
to your property

• Introduction
• Preface, Purpose & Contacts

• History
• Developmental History, Map
• National / Local Designations

• Character Defining Features
• What makes AE Historic?

• Town Plan
• Landscape Architecture
• Architecture

• Treatment Designations
• Definitions & Designations of

properties (refined Tier System)

• Review Process
• Description / When to apply
• Major / Minor Work descriptions
• Application Process / Diagram
• What is reviewed? How & When? 
• Application Document examples 

• Guidelines
(organization to be determined)
• Existing Buildings
• New Construction

• Additions
• New Homes

Organize into three clear parts



Clarify the Direction of the 
Guidelines



Clarify or eliminate language that 
is vague or conflicting

No guidelines or supporting 
information on scale or style

Conflicts with zoning & does 
not state if that is the historic 
lot coverage

Examples:

new structures: Conflicts with NPS 
standards for. No supporting 
content for scale/ mass 



• Consolidate location of allowable 
materials & provide examples

• Clarify language
i.e. “in some instances”

• Include new materials/technologies
• Treatment & examples of allowable new 

materials per NPS standards

Clarify & update 
allowable materials



Evaluate & Clarify the Process



Make clear what the process entails, 
how to go about it, 
& simplify it where possible

Potential elements to address in process:
• Clear graphics & diagrams on step-by-step process
• Clarify/Update when review is needed by HPC or only by City 

Staff 
• Turn-around timeline
• When attendance is needed/not needed at HPC Mtg.

• Create a “check-list” procedure where possible
• Make clear how submissions will be reviewed
• Use guidelines to make review more objective 

& clear “yes” or “no”

Sample step-by-step graphic

Existing process graphic-



Coordinate with Zoning



• New Buildings, Additions and ADUs

• Setting/Updating Maximums along with updating 
minimums on development dimensions

• Scale/Volume/Height in relation to 
surrounding structures / historic norm

• Height of ADUs / Relationship to original home

• Footprint, setbacks & lot coverage

Guidelines & Zoning should be 
coordinated to reflect the massing 
& scale of the Historic District.

This includes elements such as:



Community Engagement & Feedback

April 21st– Draft Guidelines Presentation

 Articulate WHY this is Important
 Evaluate the National & Local District Boundaries
 Evaluate the Tier System
 Clarify the Organization & Direction of the Guidelines
 Evaluate and Clarify the Process
 Coordinate with the Zoning Code

Areas to Address



Avondale Estates is a thriving historic 
city that uniquely manifests the 
intersection of urban planning, 
landscape architecture and architecture.    

Streamlining and clarifying the guidelines 
will help protect the three resources 
above and alleviate confusion in allowable 
treatments.

Coordinating the guidelines with the 
zoning code will help streamline the 
process & address many issues relating to 
the effects of new construction on the 
existing fabric



City of Avondale Estates
Historic District Guidelines

Thank you!

CHANGE


