











Phase 3

FIGURES 6.1-6.4 The improvements
to Briarcliff-North Druid Hills' public
realm will occur in three phases, re-

sulting in a dramatic transformation.

Phase 2

Complete
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Finance

CAPITAL COSTS:
REDEVELOPMENT
AUTHORITY AND TAX
ALLOCATION DISTRICT

Because of what some large property owners are already planning to do,
Briarcliff-North Druid Hills will not be the same 20 years from now. In
fact, it will be a very different place even five years from now - whether
or not AGA’s recommendations are implemented. Already, HRPT
Properties Trust, the owner of Executive Park, has sold a portion of the
property to Gables Residential, which is using the site to build more
apartments. Current activity clearly demonstrates that Second Growth
is already underway.

Owners will continue to make changes to the area. Accordingly, Alex
Garvin & Associates recommends actions for DeKalb County that will
make Briarcliff-North Druid Hills a healthier, safer, and more con-
venient and attractive place. Aca estimates the cost of these capital
improvements to the public realm to be $135-$185 million.

HERE ARE TWO MAIN FINANCIAL COMPONENTS t0 AGA’S recom-
mendations: the capital costs of new infrastructure - the con-
struction of new roads, bike lanes, and sidewalks, the planting of

new trees, the park renovations, and so forth; and maintenance and
operating costs - the tree pruning, street light maintenance, trash
pick-up, security, etc.

The obvious way to finance capital costs is to tap into the tremendous
development potential that the capital improvements will spur. While
there will be opportunities for State and Federal funding to support
these capital improvements, investment in the public realm will cause
real estate values within the redevelopment area to rise, and thus gen-
erate higher real estate tax revenues. The redevelopment authority will
use these projected additional taxes to finance the improvements by
projecting the probable stream of revenue and issuing bonds in antici-
pation of that revenue. Debt service on the bonds will be retired, or paid
off, from the additional tax revenue.

AGA RECOMMENDS THAT, before anything else - even any necessary
rezoning - DeKalb County create a redevelopment authority with bond
issuing authority to implement the public realm improvements, as well
as a Tax Allocation District, or TaD, to finance these capital improve-
ments. A TAD is a physical area designated to fund development from
any increase in tax revenues. Existing tax revenues continue to flow
into the taxing jurisdictions’ budgets at the same amount collected

at the time of the formation of the Tap. If tax revenues grow from an
increase in property values within the TaDp, the additional revenues are
used (1) to pay for capital improvements and (2) to pay off bonds issued
to pay for new infrastructure within the Tap. Therefore, no tax rev-
enues from outside the Tap fund those improvements, and the taxing
jurisdictions continue to collect revenues at their original levels. In
DeKalb County, the maximum life span of a TAD is 25 years.
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The Livable Communities Coalition recently published a study on
Georgia’s 27 TaDs - the first of which was created in 1999. Four cities -
Acworth, Atlanta, East Point, and Marietta - have issued Tap bonds. In
the Atlanta metropolitan region, they include:

Northwest Atlanta Redevelopment Area and Tap-Perry/Bolton, which
has recently seen a 21.2% compounded annual growth rate in property
valuation. Total appreciation there has been 199.7%. The annual appre-
ciation rate there before the district’s creation: 10.8%.

Atlantic Steel TaD (Atlantic Station), which has enjoyed a 65.4% com-
pounded annual growth rate, with a total 7,213.5% rate of appreciation.
The estimated annual rate before creation of the district’s creation:
6.9%.

Princeton Lakes Redevelopment Area and Tap, which has benefited
from a 152.9% compounded annual growth rate. Total appreciation has
been 10,246.5%. The estimated annual rate before the district’s creation:

10.8%.

There are two TADSs in DeKalb County: the Avondale Mall/Columbia
Drive Tap and the Kensington/Memorial Drive Tap. While there is no
measurable history for Kensington, Avondale Mall/Columbia drive has

FIGURE 6.5 The proposed Briarcliff-
North Druid Hills Tax Allocation
District.
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1 Any funds remaining after capital
improvements will be devoted to
the construction of affordable and
workforce housing.

MAINTENANCE AND
OPERATIONS COSTS:
COMMUNITY IMPROVEMENT
DISTRICT (CID)

seen a 20% compounded annual growth rate (the pre-Tap estimated an-
nual rate is 9.0%); its total appreciation has been 345.3%

aca recommends the creation of a single Tap covering the entire area
of Briarcliff-North Druid Hills. The potential level of funding could be
enormous. For example, the Sembler Company is projecting that its
proposed development will generate $16 million in taxes per year.

The tap’s first revenues will pay for improvements that will benefit all
properties in the area: improving access to and from I-85, transform-
ing Briarcliff and North Druid Hills Roads into boulevards, creating the
roundabout, and implementing a master plan for the improvement of
Kittredge Park. Other improvements, such as the park extension along
the creek, will be timed to coincide with the redevelopment of indi-

vidual properties.
As shown in the table below, the total estimated cost of the improve-
ments is $135-$185 million, depending on the improvements and the

timing of those improvements.

ESTIMATED PUBLIC REALM IMPROVEMENT COSTS (IN MILLIONS)1

Kittredge Park Improvements $10- $20
New Parkland $15 - $20
Burying Utility Lines $15- $25
Boulevards $50 - $60
Street, Pedestrian, Bike Network $40 - $50
-85 Access Improvements $5-4%10
Total $135- $185

AGA RECOMMENDS THAT commercial property owners in the area form a
self-taxing district called a “Community Improvement District,” or cID.
A c1p allows the participants to pay for services provided in common
within a defined area through an agreed-upon annual assessment in
excess of their normal real estate taxes. These services can include sani-

tation, security, and general maintenance and operations.

In Atlanta, c1ps have performed a variety of functions. The Perimeter
cip, for example, has devoted most of its funds to improving conditions
for traffic and pedestrians. The Buckhead c1p has used part of its rev-
enue to fund “the Buc,” a free transit shuttle. The Atlanta Downtown

Improvement District has released studies on parking.

In DeKalb County, a c1p is formed when 50% or more of the property
owners controlling 75% or more of the total assessed value of com-
mercial property in a prescribed area vote to create it. c1ps are funded
through a self-imposed, self-regulated advalorem real estate tax, and



their governing boards are comprised of nine members. Two of these
directors are appointed by the governing authority of DeKalb County;
the remaining seven are elected by the property owners in the area. Of
those seven, one is elected by a majority of electors present and voting
at a caucus, with one vote per elector; the other six are elected by the
majority of electors present and voting, with one vote per $1,000 (or
fraction thereof) of assessed taxable property value.

ITTREDGE PARK Is already County-owned. The cost of the
improvements outlined in the previous chapter is estimated at
$10 - $20 million. The extension of the park will require
acquisition of the creek that currently flows through the Park at
Briarcliff, Athletic Club Northeast, the Gables development, Executive
Park, and the parking lot on Briarcliff Road.

aca assumes that current and future property owners will donate the
land along the creek to accommodate the two 75-foot creek buffers and
the two 60-foot Park Drive rights-of-way (Rows), if and when they
obtain the necessary rezoning and proceed with their proposed develop-
ments. The County will have to purchase the land between Briarcliff
and Sheridan Roads. Other developers will contribute the remaining
property. Property acquisition and design and development of the park
extension will total an estimated $25-$40 million and will be paid out of

TAD proceeds.

HE INSTALLATION of new sidewalks and bicycle lanes will be the
responsibility of the redevelopment authority and will be paid for
out of TaD revenues. The cip will be responsible for their mainte-

nance. The previous plan chapter establishes the dimensions of
sidewalks and bike lanes adjacent to residential, retail, and mixed-use
buildings.

HE NEW BOULEVARDS WILL REQUIRE a 48-50-foot expansion of the
existing Briarcliff and North Druid Hills Roads rights-of-way
(Rows). aca proposes that the County acquire by condemnation

25 feet on either side of Briarcliff Road, from the southern edge of the
Park at Briarcliff to Childerlee Lane, and 25 feet on either side of North
Druid Hills Road, from I-85 to Briarcliff Road. A 50-foot Row on North
Druid Hills Road between Briarcliff Road and Holly Lane should be
acquired on the south side of the road, leaving the north side as is.?

The estimated cost of the acquisition, design, and construction of the
boulevards and roundabout is $50-$60 million. The redevelopment au-
thority will be responsible for all construction, with financing from the
TAD. The cip will maintain the boulevards and roundabout.

The redevelopment authority will also acquire the land necessary for the

The Park Network

The Pedestrian and
Bicycle Networks

The Boulevards,
the Roundabout,
and I-85

2 Prior to this property acquisition, the
DeKalb Department of Public Works
will acquire State Road 42, which
includes North Druid Hills Road from
1-85 to Briarcliff Road, and Briarcliff
Road from North Druid Hills Road on
south, from the Georgia Department
of Transportation as part of a road
swap.

87

NOILVINIWITdWI /// ALNNOD @1v>3d 404 WIVIY DI79Nd MIN Y

"DNI 'SFLYIDOSSY D NIAYYD X3V



ANEW PUBLIC REALM FOR DEKALB COUNTY /// IMPLEMENTATION

ALEX GARVIN G- ASSOCIATES, INC

88

The Road Network

Staging

Next Steps

turn-off lanes between I-85 and Executive Park Drive, and will install
the new lanes. Here, too, the Tap will finance acquisition and construc-
tion. The c1p will maintain the turn-off lanes. aca estimates the total
cost of the turn-off lanes to be $5-$10 million.

LL NEW ROADS AND ROAD IMPROVEMENTS, with the exception of
boulevards and the turn-off lanes between I-85 and Executive

Park Drive, will be implemented simultaneously with redevel-
opment of the adjacent properties. The roads will have to meet the
dimensional requirements outlined in the previous chapter and will be
built by the redevelopment authority. The authority will convey
ownership of the roads to DeKalb County, which will enter into an
agreement with the c1p to maintain them as public Rows.

HE MONEY NEEDED to make the major capital improvements
recommended in the previous chapter can only be raised if
redevelopment proceeds. As explained above, the initial infra-

structure investments will consist of improving access to and from I-85,
transforming Briarcliff and North Druid Hills Roads into boulevards,
and creating the roundabout. At this time it is not evident how quickly
private development will proceed, nor is it clear whether the sizes,
densities, and land uses will reach the property owners’ current
projections. However, it is clear that several property owners will act
long before the possible redevelopment of the properties now occupied
by Children’s Healthcare, Loehmann’s, and Target. Consequently,
public investment in the southern portion of the area will precede
development of the northern part of Briarcliff-North Druid Hills.

LANNING IS AN ONGOING PROCESS - there is no such thing asa
fixed plan. The proposals in this document provide an important
starting point for future planning efforts in Briarcliff-North Druid

Hills, but only a starting point. A plan will always evolve due to changes
in circumstances, market demand, priorities, and countless other
factors. The best plans are those that are ready to accommodate future
evolution by outlining the framework for that change to occur. With
this in mind, we recommend that the following five actions be taken in
the order in which they are listed:

sTEP 1. The DeKalb County Commission (with approval of the Board
of Education) establishes the TAD to pay for the recommended
public realm proposals and a redevelopment authority to
implement them. This will require financial and economic
analysis, as well as legal preparation. The Tap should be cre-
ated, if at all possible, before the end of the fiscal year, so that
the base property tax levels are as low as possible. This will
ensure the maximum possible increment available to issue
bonds.



STEP 2.

STEP 3.

STEP 4.

STEP 5.

STEP 6.

STEP 7.

The redevelopment authority commissions environmental
impact studies of the public realm improvements in order for
them to satisfy County, regional, and State reviews and to
qualify for actions such as rezoning and amendments to the
DeKalb County Transportation Plan and the Atlanta Regional

Commission Transportation Improvement Program.

The Atlanta Regional Commission amends the Transportation
Improvement Program to reflect the transportation improve-
ments outlined in Chapter 5. Also, improvements to State and
Federal roads are subject to State and Federal review.

Once the DeKalb County Commission has created the Tap,

it adopts AcA’s proposals to improve the public realm and
rezones the area. This rezoning will become the basis for

all future development in Briarcliff-North Druid Hills. The
Commission should enact the rezoning as rapidly as possible
because the infrastructure improvements and the creation of
the c1p depend on it.

The redevelopment authority commissions engineering
studies for all public realm improvements and a master plan
for Kittredge Park. This work will include establishing more
exact dimensions, working out design details, and specifying
the materials that must be used to construct the roads. How-
ever, it is essential that the authority carry out this design
and engineering work in accordance with the principles laid
out in the previous chapter and that it continue to advocate
strenuously for conformity to these principles.

The redevelopment authority begins to implement the public
realm improvements.

Property owners in the area vote to establish the cip. This is
important because it will allow work to begin on sidewalk
repairs, and for remediation and minor improvements along

the creek and in Kittredge Park.
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FIGURES 6.6 (LEFT) AND 6.7 (RIGHT)
Briarcliff Road can be retrofitted with
a public realm that will transform
this regional traffic artery from a
place that is avoided by anybody who
isnotinacar, into a pleasant desti-
nation for many outdoor activities.
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Conclusion

HEN WE STEP OUT ONTO A STREET, the public realm sur-
rounds us. It pervades our experience of a place and provides
the framework around which all other development occurs.

What is happening in DeKalb is happening across the country. But
DeKalb now has a particular opportunity in the inevitable progress

of suburban Second Growth. It can become the proving ground for a
new model of planning in the twenty-first century. A prototype for

all communities, it will show how to build great communities from
proliferating sprawl that has left a legacy of problems on the American
landscape. The problems of sprawl must be solved if DeKalb County is
to avoid even worse problems that will accompany the coming Second
Growth surge.

The inspiration for this approach comes from the public realms of the
world’s great cities. The expanded park system, bustling sidewalks, safe
bicycle network, hierarchy of connected streets, roundabout, better
connections to I-85, improved transit service, are are grafted, retuned,
and tailored to the specific requirements of DeKalb County. They are not
just copied from other places, but made to fit the goals and process of
development here for the residents of this neighborhood.

This collaborative, public process is also a prototype for a different kind
of planning, in which the public, the developers, and city officials work
together from the very beginning for the good of all. It demonstrates
that common ground and common goals can be the best foundation for
planning in the twenty-first century. The public realm is the physical
manifestation of this process. But it is not enough to dream and plan
together. The financial framework must also be in place to make that
public realm.

Should DeKalb implement these proposals, the entire country will see
an example of how Second Growth can become an asset to a commu-
nity, how the quality of life directly relates to the quality of the public
realm, and how insight into and forethought about public infrastruc-
ture can transform a suburb into a great place.
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new public realm for Briarcliff—-North

FIGURE 7.1 Axonometric view of the
Druid Hills.
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A Appendix

Stakeholder Groups

Jim Durrett, Livable Communities Coalition
Commissioner Kathie Gannon, District 6
Commissioner Jeff Rader, District 2



Business and pete Abernathy, Chick-Fil-A
Pro pe rty OWners john Baldwin, cuoa
Committee Sterling Bethea, DeKalb Housing Authority

Doug Clyburn, Loehmann’s Plaza, Regency
Heather Dufly, The Sembler Company
Jeft Fuqua, The Sembler Company
Doug Harrington, cHoA
Marvin Isenberg, Piedmont Properties
Crawford Lewis, DeKalb Board of Education
Bill McGahan, HRPT
Vippin Pattni, Pattni Lodging Group
Harish Pattni, Pattni Lodging Group
John Sullivan, HrRPT

Craig Williams, QuikTrip

Residents Josiah Benator, Sheffield Civic Association
Committee LizBeyer, sza
Larry Danese, pC
Graham Lenne, Sheffield Glenn
Allan Scher, Toco Hills Jewish Organization
Gene Schmidt, LaVista Park
Danny Wright, Executive Park Condos
Flo Wolf, Merry Hills

Technical Review Larry Fonts, Chairman
Committee L Beyer

Don Broussard
Gary Cornell
Larry Danese
Debra Edelson
Bob Hughes
Paul Kelman
Dan Reuter
Eddie Rhinehart
Gene Schmidt
Barry Williams
Danny Wright
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14 MARCH 2007

15 APRIL 2007

31 MAY 2007

B Appendix

Schedule of Public Meetings

GUIDING PRINCIPLES

aca laid out the basic planning principles that would underpin the
analysis of Briarcliff-North Druid Hills and that would ultimately guide
the planning process. These principles were (1) to create a Public Realm
Framework, (2) to enhance access to Briarcliff-North Druid Hills and
circulation within it for multiple modes of transportation, and (3) to
encourage environmentally responsible, “green” development.

aca then asked participants to provide examples of destinations that
are important to them. At the end of the meeting, participants asked

questions of Aca and the Commissioners.

INVENTORY AND ANALYSIS

Proceeding from two months of site visits, reviews of maps and data,
and discussions with local property owners, public servants, local resi-
dents, and community leaders, Aca presented an analysis of the main
issues facing this part of DeKalb County.

PUBLIC REALM FRAMEWORK

Drawing upon the previous analysis and the public’s input, aca pre-
sented a series of initial schematic proposals for the public realm that
it had drawn up since the previous meeting to address problems and to
capitalize on opportunities.



PROPERTY OWNER PLANS
The major property owners in Briarcliff-North Druid Hills presented
their current plans to develop their properties.

PROPOSED MASTER PLAN AND PROPERTY REGULATIONS
Aca, incorporating feedback from the public, presented preliminary
proposals for the study area.

FINAL MASTER PLAN AND PROPERTY REGULATIONS
Based on feedback from the public and from the stakeholder groups,
Aca presented a revised master plan to the public.

27 JUNE 2007

27 JUNE 2007

06 SEPTEMBER 2007
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Public Survey #1

Total Respondents: 202

1. How often do you walk a signifi-

cant distance (over 1/4 mile)?
Less than once a week

Once or twice a week
A few times a week

Every day

Total Respondents

(Skipped this question)

2. Why do you walk?
(Choose all that apply.)

Exercise/pleasure

Religious reasons

Run errands/shop

Get to work/school

No other way to get around
98 Other (please specify)

Total Respondents

(Skipped this question)

RESPONSE
27
38
78
57

200

RESPONSE
179
66
51
23
3
33

198

TOTAL
RESPONSE %

TOTAL
RESPONSE %



3. How often do you bike?

4. If you bike, why do you bike?

(Choose all that apply.)

5. How many driving trips do you

make in a day?

(Note: To the store and back is two
trips; to work then dinner then

home is three; et cetera.)

Never

Less than once a month
A couple times a month
Once a week or more

Every day

Total Respondents
(Skipped this question)

Exercise/pleasure

Run errands/shop

Get to work/school

No other way to get around
Other (please specify)

Total Respondents
(Skipped this question)

Don’t own a car
Less than one a day
One to three

Four to six

More than six

Total Respondents
(Skipped this question)

RESPONSE
126
41
22

7

200

RESPONSE
73
13
14
2
13

80
122

RESPONSE
o
10
87
73
27

197

TOTAL
RESPONSE %

TOTAL
RESPONSE %

TOTAL
RESPONSE %

(e}

%
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6. What prevents you from walking

more often?
(Choose all that apply.)

7. What prevents you from biking
more often?
(Choose all that apply.)

8. Whatis your strongest concern

about this part of DeKalb County?

(Choose all that apply)

No convenient destinations

Safety

No convenient routes

No pleasant way or place to do so

No safe or convenient place to park

Ijust don’t like to and nothing
would change that

Total Respondents
(Skipped this question)

No convenient destinations

Safety

No convenient routes

No pleasant way or place to do so

No safe or convenient place to park

Ijust don’t like to and nothing
would change that

Total Respondents
(Skipped this question)

Traffic: Congestion
Traffic: Safety
Crime

Pollution

Lack of public parks and other amenities

Housing prices

Lack of good convenient places to shop

Lack of things to do
Lack of places to walk
Lack of places to bike

Lack of recreational opportunities

Would like community to be more attractive

No concerns

Other (please specify)

Total Respondents
(Skipped this question)

RESPONSE
86
93
70
77
18
13

172
30

RESPONSE
32
95
63
62
23
45

164
38

RESPONSE
175
132

62
55
110
48
30
24
94
58
71
75
3
51

197

TOTAL
RESPONSE %

TOTAL
RESPONSE %

TOTAL
RESPONSE %



9. Have you or anyone you know been
involved in a traffic accident over
the past year?

10. How often do you or someone in
your family go shopping?

11. How far do you typically drive to
shop for groceries and other basic
needs?

12. How far do you typically drive to
shop for major purchases?

Yes
No

Total Respondents
(Skipped this question)

Less than once a week
Once a week

A few times a week
Every day

Total Respondents
(Skipped this question)

1-10 minutes

10-15 minutes
15-20 minutes
20-30 minutes

More than 30 minutes

Total Respondents
(Skipped this question)

1-10 minutes

10-15 minutes
15-20 minutes
20-30 minutes

More than 30 minutes

Total Respondents
(Skipped this question)

RESPONSE
103
89

192

10

RESPONSE

6
35
140

14

195

RESPONSE
122
48
15
6
3

194

RESPONSE
21
65
58
36
8

188
14

TOTAL
RESPONSE %

TOTAL
RESPONSE %

3%

TOTAL
RESPONSE %

TOTAL
RESPONSE %
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Public Survey #2

Total Respondents: 132

Note: Percentages below are calculated based on the total respondents
per question.

1. Please rate the following recommendations regarding the proposed road network.

STRONGLY STRONGLY TOTAL

LIKE LIKE NEUTRAL DISLIKE DISLIKE RESPONSE RESPONSE %
Boulevards with service lanes 37% 22% 17% 9% 9% 120 94%
Additional tree cover along roads 60% 22% 7% 3% 2% 120 94%
Additional street network 45% 31% 11% 3% 5% 121 95%
Bicycle network 44% 28% 14% 6% 3% 121 95%
Sidewalk network 64% 24% 6% 2% 2% 124 98%
Roundabout 32% 16% 20% 8% 18% 120 94%
Road adjacent to Kittredge Park 27% 20% 17% 8% 12% 118 93%

102

Total Respondents 127
(Skipped this question) 5



2. Please rate the following recommendations regarding the proposed park and open space opportunities.

STRONGLY
LIKE

Improved access, landscaping, and

management of Kittredge Park e
Extension of Kittredge Park to Briarcliff

and beyond along the stream bed =
The 75-foot buffer on each side of the

streams in the Park extension 40%
Walk/bike-ways within the buffer areas

along the streams in the park extension 55%
Playgrounds within the buffer areas 45

along the streams in the park extension

Total Respondents
(Skipped this question)

LIKE NEUTRAL
21% 7%
21% 11%
18% 6%
22% 7%
18% 21%

STRONGLY TOTAL

DISLIKE DISLIKE RESPONSE
2% 2% 120

5% 2% 120

3% 4% 90
5% 3% 116

5% 5% 118
126

6

3. DPlease rate the following additional recommendations from the proposed public realm plan.

STRONGLY
LIKE

Trees in parking lots 62%

Local public transit loop shuttle 30%

Total Respondents
(Skipped this question)

LIKE NEUTRAL
19% 11%
30% 24%

STRONGLY TOTAL

DISLIKE DISLIKE RESPONSE
3% 0% 116

6% 3% 113
122

10

RESPONSE %

RESPONSE %
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4. What community facilities should be part of the plan? Please rank on a scale of 1 to 6 with 1 being the highest
priority and 6 being the lowest.

TOTAL

ONE TWO THREE FOUR FIVE SIX RESPONSE RESPONSE %
Senior Citizens Center 13% 7% 7% 10% 17% 8% 76 63%
Daycare Center 3% 5% 10% 9% 16% 19% 75 62%
Auditorium/amphitheater 11% 11% 6% 10% 10% 16% 77 64%
Library 7% 10% 16% 12% 9% 10% 77 63%
Police 28% 12% 12% 7% 3% 2% 77 64%
Fire 5% 19% 9% 15% 10% 8% 80 66%
Total Respondents 121
(Skipped this question) 11

5. What new school facilities should be part of the plan? Please rank on a scale of 1 to 4, with 1 being the highest
priority and 4 being the lowest.

TOTAL

ONE TWO THREE FOUR RESPONSE RESPONSE %
DeKalb School for the Arts 26% 18% 12% 2% 61 58%
Kittredge Magnet School 10% 30% 17% 2% 62 50%
Open Campus High School 1% 2% 13% 40% 59 56%
Stadium 22% 10% 13% 14% 62 59%
Total Respondents 105
(Skipped this question) 27

6. Please rate the proposed 400-foot distance between single-family houses and any buildings over five stories.

STRONGLY STRONGLY TOTAL
1 04 LIKE LIKE NEUTRAL DISLIKE DISLIKE RESPONSE RESPONSE %
goo-foot buffer 42% 22% 14% 10% 6% 107 94%
Total Respondents 114
(Skipped this question) 18



7. Please rate the proposed 8% of land area limit on buildings taller than six stories.

STRONGLY STRONGLY TOTAL

LIKE LIKE NEUTRAL DISLIKE DISLIKE RESPONSE RESPONSE %
Eight percent of land area limit 37% 21% 21% 6% 10% 101 95%
Total Respondents 106
(Skipped this question) 26

8. Do you think building heights should be uniform or varied?

TOTAL

UNIFORM VARIED RESPONSE RESPONSE %
Building heights 13% 82% 108 96%
Total Respondents 113
(Skipped this question) 19

9. What vision for development in the quadrants do you feel most comfortable with? Please rate in order of pref-
erence from 1 to 4 with 1 being your favorite and 4 being your least favorite.

TOTAL

ONE TWO THREE FOUR RESPONSE RESPONSE %
Atlantic Station 5% 14% 27% 21% 76 68%
Perimeter Center 11% 12% 19% 29% 79 71%
Downtown Decatur 52% 14% 7% 3% 85 76%
Midtown Atlanta 5% 29% 21% 15% 8o 71%
Total Respondents 105
(Skipped this question) 27
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10. ATax Allocation District (Tap) is a public funding mechanism where additional tax revenues collected from
new development in the TaD area are used to fund infrastructure and other capital expenses (including those
discussed above) within the District. Tax rates are not increased. Should a Tap be used to fund infrastructure

and other improvements in the area?

TOTAL

ANEW PUBLIC REALM FOR DEKALB COUNTY /// APPENDIX D
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YES NO RESPONSE RESPONSE %
Tax Allocation District 68% 28% 109 96%
Total Respondents 113
(Skipped this question) 19

11. Ifatapisimplemented in the area, should it include surrounding neighborhoods and be used to make infra-
structure improvements there?

TOTAL

YES NO RESPONSE RESPONSE %
TAD to include and to fund surrounding neighborhoods? 64% 32% 102 96%
Total Respondents 106
(Skipped this question) 26
12. Other comments.
TOTAL
RESPONSE
Total Respondents 73
(Skipped this question) 59
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E

Section 27-729.1

Section 27-729.2

Section 27-729.3

Appendix

Public Realm Overlay District
Zoning Proposal

Scope of Regulations.

This division establishes standards and procedures that apply to any
development, use, alteration, height, density, parking, open space,
and building on any lot or portion thereof which is in whole or in part
contained within the boundaries of an area designated by the DeKalb
County Board of Commissioners as a “Public Realm Overlay District”
(“the District”). These regulations shall supplant existing zoning
districts or portions of districts as shown on the Official Zoning Map of
DeKalb County.

Definitions & References.

Public Realm: The Public Realm consists of all parkland, plazas, streets,
sidewalks, bicycle paths, parking areas, and buildings, such as schools
and libraries, that are owned and managed by a public agency, includ-
ing such quasi-public agencies as TaDs, redevelopment authorities, and

CIDS.
Public Realm Framework: The Public Realm Framework is the network

of publicly owned parkland, streets, sidewalks, bicycle paths, parking
areas, and public buildings around which private property is developed.

Statement of Intent.

The purpose and intent of the DeKalb County Board of Commissioners
in establishing a Public Realm Overlay District is as follows:

Implement the policies and objectives of the DeKalb County Compre-



Section 27-729.4

hensive Plan 2005-2025.
Using the County’s ownership of public rights-of-way and properties as
leverage, create a superior public realm in order to shape private devel-

opment in the public interest.

Improve the flow of pedestrian, bicycle, and motor vehicle traffic
within the area itself.

Provide for a pedestrian- and bicycle-oriented environment in the Dis-
trict.

Encourage a compatible mixture of residential, commercial, office,
cultural and recreational uses.

Provide parking that is shared among different uses.

Maximize on-street parking and count it toward the total inventory of
parking spaces throughout the District.

Construct a grid of connected streets to improve access and reduce con-
gestion.

Provide publicly accessible open space for active and passive recreation
and as an encouragement to desirable private development.

Guarantee the provision of work force housing and/or seniors housing.

Boundaries.

The boundaries of a Public Realm Overlay District and sub-areas within

those areas shall be established via a Zoning Map amendment approved

by the Board of Commissioners.

A Public Realm Overlay District may be divided into two tiers:

(1) High-Intensity Development Tier; and

(2) Low-Intensity Development Tier. This tier extends into the District
4oo feet in straight line distance from any adjacent single-family

home.

Each tier shall share some standards but also shall have its own set of
standards as further described herein.

The Director of Planning and Zoning shall be the final authority to
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Section 27-729.5

Section 27-729.6

determine whether a property is located within the boundaries of the
District and its tiers, if any. If any part of a tract under common owner-
ship is within the District, then all of the tract shall be subjected to

the standards of the District. Property which straddles two tiers shall
be developed in accordance with the regulations applicable to the Tier
in which a majority of the property lies. However, in no instance may
development violate the requirements described in Section 27-729.9
District Development Regulations Applicable to Low-Intensity Develop-

ment Tier.

Comprehensive Land Use Plan Consistency.

Public Realm Overlay Districts may be located only in areas designated
by the DeKalb County Comprehensive Plan 2005-2015 as “Regional Cen-
ter,” or “Town Center,” or such areas as the County Commission may
designate for redevelopment.

Procedures.
Designation of a Public Realm Overlay District.

The initial designation of a Public Realm Overlay District shall be ap-
proved by the Board of Commissioners pursuant to a proposed ordinance
introduced by one or more members of the Board of Commissioners, by
official action of the Planning Commission, by recommendation from
the Director of Planning and Zoning, or by way of a Petition filed or
authorized by the owner(s) of the property to be designated. As such, all
of the procedures set forth in Chapter 27, Article v, Division 1 pertaining
to zoning map amendments shall be followed in approving such initial
designation.

Development Approval After Public Realm District Is Designated.

(1) Large-Scale Properties: A Special Land Use Permit (sLup) shall be
required prior to the development or redevelopment of five or more
contiguous acres located in a Public Realm Overlay District. An ap-
plicant for such a srup shall be subject to all of the procedural and
other requirements set forth in Chapter 27, Article v, Division 2 in
filing and the consideration of such sLup applications. Such a sLup
may be pursued simultaneously with an Application for Designa-
tion of a Public Realm Overlay District. However, it shall not be
heard or approved by the Board of Commissioners unless such
District first is adopted.



(2) Small-Scale Properties: Development or redevelopment of a tract of
land located within a Public Realm Overlay District which is less
than five contiguous acres in size shall be allowed by way of the
Special Administrative Permit Process contained in Chapter 27, Ar-
ticle v, Division 3; provided, however, that said development must
conform to the requirements of the Public Realm Overlay District
set forth herein.

Section 27-729.7 Uses.

a All uses allowable elsewhere in the zoning ordinance may be placed in

Section 27-729.8

the Public Realm Overlay District except:

+ Boarding and breeding kennels

+ Storage yard for damaged automobiles or confiscated automobiles
+ Tire retreading and recapping

+ Adult entertainment establishment

+ Adult service facility

+ Go cart concession

+ Heavy repair shop and trade show

+ Pawn shops

+ Heavy construction contractor

+ Crematorium

Residential Buildings which are more than 20 stories and exceed 210
feet in total height, exclusive of customary rooftop equipment such as
elevator shafts and rooftop amenities (grills, gazebos, gardens, etc.),
are prohibited anywhere in the Public Realm Overlay District.

Mixed-Use Buildings which are more than 20 stories and exceed 240 feet
in total height, exclusive of customary rooftop equipment such as eleva-
tor shafts and rooftop amenities (grills, gazebos, gardens, etc.), are
prohibited anywhere in the Public Realm Overlay District.

Buildings which exceed than six stories in total height, exclusive of
customary rooftop equipment such as elevator shafts and rooftop ame-
nities (grills, gazebos, gardens, etc.), are prohibited in the Low-Intensi-
ty Development Tier of the Public Realm Overlay District.

District Development Regulations
Applicable to Entirety of Public Realm
Overlay District.

Minimum Acreage Requirement: Any Public Realm Overlay District
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must contain a minimum of five acres of land. This land may be sepa-
rated by existing rights-of-way or public easements.

Park Space: Within each Public Realm Overlay District any park space
must be accessible to and capable of use by the general public. This park
space shall consist of park land owned by the County, conservation
easements created by the property owner with rights of public use, new
space created by a developer and dedicated to the County or otherwise
subjected to a mandatory Community Improvement or some other form
of District Property Owners’ Association which requires its continued
maintenance for the benefit of the public, hardscape amenities, and
bike and pedestrian paths.

(1) Park space shall be lined, to the extent the grade change is less
than 12%, with “Park Drives” or “Creek Roads” as defined in Section
27-729.9(c) and 729.10(3). However, the mandate to create a grid sys-
tem or to allow connectivity to the balance of the development will
supersede this requirement if approved by the Board of Commis-
sioners. No building shall be constructed within this road.

(2) Park space, unless otherwise prohibited by existing restrictions of
record, shall be pruned, planted with in-fill landscaping per plans
approved as part of any Special Land Use Permit (sLup) application,
and shall contain walkways of a permeable surface not greater than
20 feet in width.

(3) Public realm space also may include public space which may be
used for recreational or entertainment purposes as allowed by the
Board of Commissioners and likewise may include benches, public
restrooms, kiosks, fountains, sidewalks and hardscaping (with the
proposed development) and other items which may be required by
the Board of Commissioners.

(4) With respect to the Public Realm space created in a Public Realm
Overlay District, the developers of any property therein shall pres-
ent as part of any building permit application a legal mechanism
under which all such land shall be protected and maintained. Such
device must be recorded in DeKalb County deed records to put all
future property owners on notice of this development restriction.

(5) Open space (wWhether hardscaped or landscaped) that is contiguous
with public streets and parks is considered to be part of the Public
Realm for purposes of management and maintenance

¢ Road Systems:



(1) All streets within a Public Realm Overlay District shall be designed

to include the following features: pedestrian lighting, crosswalks,

street trees, landscaping, and waste receptacles. Pedestrian zones

shall be paved in concrete or other appropriate pedestrian materials

such as stone or brick pavers and kept clear and unobstructed for

the safe and convenient use of pedestrians, subject to encroach-

ments by benches and other street furniture.

General requirements: Streets within a Public Realm Overlay Dis-

trict may be public or private, provided the latter are constructed

pursuant to County specifications for public streets. Streets within

the development shall have the following characteristics:

()

Boulevard: Street with minimum right-of-way of 148 feet, to
consist of 12-foot sidewalks on both sides, 7-foot bicycle paths
on both sides, one service drive in each direction of 17 feet; bus
pull out lanes; and a minimum of two additional travel lanes
for vehicular use in either direction, for a total of a 148-foot
multi-use roadway. Boulevards shall contain an 8-foot wide
landscaped strip between the travel lanes and service drives;
and a 4-foot wide landscaped strip between the service lane
and the bicycle path. Parallel parking is provided on the service
lanes, but prohibited on the travel lanes.

Town Center Drive: Street with right-of-way of 149 feet, to
consist of 14-foot sidewalks on both sides, a 7-foot bicycle lane
on one side, four rows of angled parking in lanes of 17 feet

6 inches, and four total lanes for vehicular traffic each 10 feet
in width. Landscape islands measuring at least 9 feet by 24 feet
shall separate every 11 parking spaces.

Retail Street: Street with right-of-way of 114 feet, to consist
of 14-foot sidewalks on both sides, a 7-foot bicycle path on
one side, a 17-foot strip of angled parking on both sides, four
10-foot travel lanes, two in each direction; and a 4-foot center
landscaped median. Landscape islands measuring at least

o feet by 24 feet shall separate every 11 parking spaces.

Center Street: Street with minimum right-of-way of 104 feet;
to consist of two 14-foot sidewalks, one 7-foot bicycle lane, two
rows of angled parking in a 17-foot 6-inch strip on either side
of street; two travel lanes of 15 feet, and one 4-foot center land-
scaped median. Landscape islands measuring at least 9 feet by
24 feet shall separate every 11 parking spaces.

Park Drive: Street with minimum right-of-way of 6o feet,
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to consist of one 7-foot sidewalk and one 10-foot sidewalk, a
9-foot bike path on the side of the street which adjoins the
park, a row of parallel parking spaces on 8 feet on one side of
the street next to the park, and a 9-foot travel lane in either di-
rection. Landscape islands measuring at least 8 feet by 24 feet
must separate every 11 parallel parking spaces.

(f) Residential Street: Street with right-of-way of 6o feet, to
consist of a 10-foot sidewalk on either side, an 8-foot bike lane
on one side, parallel parking spaces of 7 feet on both sides, and
a 9-foot travel lane in either direction. Landscape islands as
described in Section 27-729.9(d)(4) must separate every 10 paral-
lel parking spaces.

(g) Townhome Drive: Street with right-of-way width of 6o feet,
to consist of a 10-foot sidewalk adjacent to townhomes, two
travel lanes of 10 feet each, and a 30-foot green space on the
side of the street opposite the townhomes.

The intent of these road characteristics is to conceive of roads as
public spaces for use by automobile, cyclists, and pedestrians.

When existing roads within the Overlay District are to be improved
to these standards, the owners of either side of the existing road
shall be equally treated in terms of requiring right-of-way dedica-
tion or contribution towards making the necessary improvement,
unless otherwise agreed by them.

An interconnected network of new or improved roads should be cre-
ated in order to qualify for sLur approval of a development in this
Overlay District. Cul-de-sacs are prohibited. Except for service al-
leys. dead-end roads are allowed only instances where roads within
the Overlay District have no alternative but to terminate at points
bordering on properties outside the Overly District.

Entrances to new parking areas must be from internal roadways
and not from service drives in Boulevard right-of-way.

The separation of roads shall be no less than 200 feet. or, no greater
than an average of 750 feet along a Boulevard.

Service drives in Boulevard rights-of-way may be used for loading
and unloading passengers and parking.

Safe and convenient pedestrian pathways shall be provided from
sidewalks along streets to each structure entrance. All such walk-
ways shall be a minimum width of 5 feet. Where newly constructed



sidewalks abut narrower existing adjacent sidewalks, the newly

constructed sidewalk shall provide an adequate transitional clear

zone width for the purposes of providing a safe facilitation of pe-

destrian traffic flow between the adjacent sidewalks.

(10) There shall be clearly articulated crosswalks at all intersections for

d Parking

pedestrian access within the Overlay District.

(1) There are no minimum or maximum parking requirements for any

development in the Overlay District.

Shared parking for different uses is required.

Parking structures must be wrapped on at least two sides by retail,

office, residential, or mixed-use structures.

The following landscape requirement shall apply to any surface

parking lot:

(8)

One (1) tree of at least 2.5 inches diameter at breast height for
every eight spaces.

Any existing tree cut down to create the parking area must be
replaced at a ratio of one tree for every 3 inches of diameter at
breast height.

Each lot must contain at least a 10% landscaped area, which
does not include the required edge buffer in the parking regu-
lations found in DeKalb County Code s14. This landscaped area
must be evenly dispersed throughout the lot.

Any landscaped island must be at least 6 feet by 10 feet.

Every row of parking must be separated from any facing row by
a landscaped strip.

No more than 11 cars may be parked in a contiguous row with-
out landscaping.

Except when separated by a parking access lane, trees shall be
no further apart than 25 feet center to center.

The following drainage standards apply to any surface parking lot:

()

As a whole, the parking lot must treat, retain, and infiltrate
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85% of storm events (the first 1.2 inches of any storm event in
Georgia).

(b) Eachlandscaped area functions as a natural filtration swale
(bio-swale) that meets the recommended standards set in the
Georgia Stormwater Manual. Underground cisterns in swales
may be used to meet the standards set in the Georgia Stormwa-
ter Manual. Curbs in parking areas shall have openings every
2 feet at most to allow water to enter the bio-swale planting

areas.

(c) No surface parking lot may be constructed within 65 feet of

Boulevard right-of-way.

FIGURES E.1(TOP) AND E.2 (BOTTOM)
The landscaping requirements in
the proposed Public Realm Zoning
Overlay District would preclude large
retailers, like Target, from covering
their site with asphalt. Instead they
would have to provide grass strips,
trees, and landscaping that would
the improve air quality, absorb
stormwater, provide shade, and
moderate ambient air temperature.




e Water Quality.

(1)

A 75-foot stream buffer (graded to allow natural drainage) shall be
maintained from center line of any flowing waters existing on prop-
erty within a Public Realm Overlay District.

No encroachment is allowed within this buffer except as follows:

(@) To improve and/or remediate the stream and bank, if needed,
pursuant to a plan approved by the DeKalb County Roads and
Drainage Division.

(b) Toclean, landscape, and maintain the buffer area.

(c) To install walkways or paths of permeable surface, not greater
than 20 feet in width (parallel to the stream bank).

(d) To place benches or other seating along walkways or paths.

(e) In-filllandscaping in this buffer shall consist of trees with a
minimum 2.5-inch diameter at breast height (pBH), planted
along the paths/walkways at a minimum of 25 feet on center.

(f) Should retention of existing trees within this buffer resultin a
conflict with this 25-foot spacing requirement, then the distance
between a tree to be retained and a required new tree may be
varied by no greater than 30%.

(g) Roads are allowed to cross the stream and buffer at a perpendicu-
lar angle, as are utilities, provided that plans are approved by the
County Commission. These crossings may not disturb sensitive
and/or rare wildlife habitat.

(h) Retention of healthy hardwood trees equal to or greater than
12 inches pBH is required within this buffer.

(i) A detention or retention pond is not considered flowing, state
waters. If such a pond is designed to become a water amenity
for the site, then allowed uses may be constructed to within 30
feet of the top of the pond bank, and impervious paths may be
as close as 20 feet from the top of the bank. However, the area
between any building and the pond bank shall be landscaped and
incorporated into the design of any use which adjoins it.

(j) Responsibility for stream remediation or maintenance, land-
scape maintenance including replacement of required trees,
maintenance of any paths/walkways/benches, and other needed
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buffer maintenance shall be placed in a Community Improve-
ment District/Mandatory Property Owners’ Association prior to
the issuance of any certificate of occupancy.

Underground Utilities.

Underground utilities are required for all new development in a Public
Realm Overlay District except for major electric transmission lines and
substations, if the Director of Planning and Development determines
that underground utilities are not feasible due to physical conditions,
such as conflicting structures or utilities, shallow rock, high water
table, or other similar geologic or hydrologic conditions.

Setbacks.

There are no minimum setbacks within the Public Realm Overlay Dis-
trict. Instead, those setbacks reflected on the Conceptual Site Plan pre-
sented during the sLup process shall be observed. These setbacks may
be reduced by up to 10% to account for engineering changes required
during development. Setbacks may be increased via the administrative
approval process set forth in §27-845. All setbacks and building separa-
tions must be approved by the DeKalb County Fire Marshall in compli-
ance with the State Fire Marshall’s Code.

Landscaping.

Any Applicant who seeks a sLUP to secure approval of a development
within the Overlay District must submit a detailed Landscape Plan
which identifies where and what kind of trees and other existing green
space must be cleared, how many replacement trees would be required
by the Tree Protection Ordinance of DeKalb County, where new trees
will be planted, and how the developer will maintain those trees after
development is complete.

Buildings at Ground Level.

Blank walls along 100 continuous linear feet of any building are prohib-
ited.

Lighting.

Exterior light poles on the Subject Property shall not exceed 35 feet in
height and shall be of high-pressure sodium, metal halide or similar
design intended to minimize light spillover. Exterior light poles and
other exterior lights shall be directed inward and downward and have
a controlled footprint intended to minimize light spillover. All outdoor



Section 27-729.9

lighting shall be designed and located such that the maximum illumi-
nation measured in initial foot-candles at the external property lines
of the subject property shall not exceed 0.3 onto adjacent residential
properties.

Future Subdivision of Property.

(1) Parts of the Property may be conveyed as separate tracts and to
separate owners with different ownership structures under the
zoning plan.

(2) Should there be a conveyance of part of the property to different
owners, all zoning conditions and variances shall remain appli-
cable to any portion of the conveyed Property, regardless of what
future person or entity owns the subdivided Property.

(3) Conveyance of part of the property to different owners shall not
require any changes to the zoning plan for the Development nor
any variances. The newly created property lines which arise from
these conveyances are not required to observe setback, buffer or
other requirements provided the building layout for the project asa
whole continues to comply substantially with the Site Plan.

(4) All development within a Public Realm Overlay District shall be a
master planned development.

Public Realm Overlay District Development
Regulations Applicable to Low Intensity
Development Tier Only.

For a depth of 400 feet from any external property line of the Overlay
District which immediately adjoins any property zoned R-100, R-85,
R-75, R-60 and R-50; as well as any zoning district with detached resi-
dential units in R-As or R-A8.

(1) No building greater than six stories or 75 feet (whichever is less) in
height adjacent to the side which faces a residential property shall
be erected within 4oo feet of the property line.

AND

(2) There shall be an initial setback area of 30 feet from the property
line abutting the external district to a building wall of three stories
or 35 feet (whichever is less). This area may be used as private yards
or planted buffer. The opposite side of the three-story buildings
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Section 27-729.10

must face a standard Residential Street. A building of no greater than six
stories or 75 feet may be constructed on the opposite side of said street.

AND

(3) No building greater than three stories or 35 feet, whichever is less, shall be
erected within 100 feet of the property line. Within this 100 feet, there shall
be at least a 30-foot planted buffer, and a Residential Street (which may be
built only 50 feet wide). This 100-foot distance may also include, on the op-
posite side of said street, a building of no taller than 35 feet or three stores,
whichever is less.

Heights in the Low-Intensity Development Tier shall be measured from aver-
age finished grade to average roof peak, exclusive of elevator shafts and rooftop

amenities.

Nonresidential uses are restricted to the ground floor of any residential devel-
opment in the Low-Intensity Development Tier, except for associated building
amenities.

Funding Mechanisms.

The various mechanisms available for the funding of public capital improve-
ments within the Public Realm Overlay District include but are not limited to
developer contributions and improvements at its own expense, Tax Allocation
Districts, Community Improvement Districts, Transportation Management Plans
and similar devices.
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Appendix

Information on Bus Rapid Transit (BRT)

Bus Rapid Transit (BRT) is a type of bus service that, while often con-
fused with express bus service, is actually much more similar to rail. It
has gained favor in many cities because capital and operations costs are
much lower than those associated with subway, light rail, or heavy rail
service. BRT exhibits the following characteristics:

Exclusive right-of-way. BRT buses are separate from other traffic, making
them more reliable and faster than regular buses.

Low-floor buses. Passengers entering and exiting BRT buses do not have to
contend with stairs. This reduces boarding and unboarding times.
Stations. The stops on BRT systems are enclosed and have elevated
platforms so that there is no grade differential between them and the
interiors of the buses. This further speeds up boarding and unboarding.
Pre-boarding fare collection. While passengers on regular buses pay their
fares upon boarding, on BRT systems they pay at the station before
boarding, similar to subway riders. This also keeps the boarding times

to a minimum.

BRT boils down to two main components that increase reliability and
speed: (1) segregation from other traffic and (2) easy and fast boarding
and unboarding. This type of system often also includes articulated
buses for greater capacity and more recently, traffic signals that can
detect approaching buses and give them priority over other vehicles.

This type of system has been implemented around the world, including
in California (between El Monte and Los Angeles), Bogotd, Colombia,
Curitiba, Brazil, and Mexico City, Mexico.



APPROXIMATE TRAVEL IN 30 MINUTES

MODE DISTANCE
IN MILES

Subway 15.0
Light Rail (dedicated right-of-way) 15.0
Light Rail (on-street right-of-way) 7.5
Bus (dense city traffic) 1.5
Bus (suburban streets) 4.0
Bus (express) 7.5
BRT (dedicated right-of-way) 15.0

SPEED
IN MPH

>30
30
15
3

15
30

CAPACITY

20,000
5,000
2,500

750
1,200
3,000
5,000
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LEX GARVIN G ASSOCIATES is a planning and real estate consulting

firm that specializes in the development of the public realm.
Operating internationally from New York City, aca works
at every scale - from small communities to metropolitan regions - to
produce physically, financially, and politically feasible plans that gener-
ate support from local residents, business leaders, developers, archi-
tects, and public officials. Aca works to improve the quality of the built
environment and thus, the quality of life for communities’ current and

future citizens.

Established in 2004, the firm has grown out of Alex Garvin’s individual
practice of more than 4o years in planning, architecture, real estate

development and public service. Alex Garvin & Associates specializes in
an interdisciplinary, market-based approach to planning. Our firm of-
fers a wide range of services to public agencies, private developers, and

non-profit organizations in the following areas:

Public Realm Planning
Land Use Planning
Public Review

Urban Design

Site Selection Studies TSN H78-0-415-383205

Feasibility Analysis
Development Strategy Consulting
Public Realm Management
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