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BOARD OF MAYOR AND COMMISSIONERS
WORK SESSION
MAY 11TH, 2022
IMMEDIATELY FOLLOWING REGULAR MEETING
AGENDA
Item #1

Meeting Called to Order

Item #2

Adoption of Agenda

Item #3

TBG Residential Variance Requests
This group seeks to build apartments for low-income seniors on the properties
at 2804 Franklin Street, 2816 Franklin Street and 154 Olive Street. They have
requested one variance and one Tier 2 waiver. The Planning Architecture and
Zoning Board has heard the requests and made recommendations to the
BOMC.

Item #4

Corner Lot Setback Study
Lord Aeck Sargeant has completed their analysis of corner lot setback distances
throughout the Avondale Estates Historic District. Staff will provide the BOMC
with the findings.

Item #5

Covington Corridor Development Study
Lord Aeck Sargeant has been retained by the City to analyze future
development opportunities along the Covington Road corridor. Staff will update
the BOMC on this process.

Item #6

Rural Downtown Development Grant
The Georgia Department of Community Affairs has released a grant opportunity
between $1 and $5 million dollars for infrastructure projects in the pursuit of
downtown redevelopment. Staff will present this opportunity to the BOMC.

Item #7

Public Comment

Item #8

Executive Session – Potential Litigation

Item #9

Adjournment

Memo
To:
From:
Date:
RE:

Planning, Zoning, and Architectural Review Board
Avondale Estates City Staff
4/15/22
Staff Recommendations on TBG Residential, Unit Size Variance, and Waiver Request

Updates
At the March 21, 2022 Planning, Zoning, and Architectural Review Board (PZAB) meeting, the
Board took action to defer the item to give the applicant an opportunity to provide more
detailed and dimensioned elevations to accommodate a more holistic analysis of the height
waiver request. Since that time, the applicant has provided a set of elevations reflecting each
facade as well as a revised set of conceptual site plans.
The elevations illustrate a building that is three stories, primarily, with certain sections where the
grade tapers to reveal up to four stories exposed. At 40-feet, 2.5-inches, the three-story portions
measure 4 feet 2.5 inches above the allowable height, and the four-story portions have not been
dimensioned. The revised height remains deficient and still requires a waiver request.
Analysis of the revised elevations indicates the proposal meets material and architectural
requirements. The project is a majority of brick and fiber cement panels as façade treatments.
There is 5% fenestration on each floor and requisite building articulation. Additional observed
alterations to the site plan are the activation of the Washington Street floor plan where over
100’ of the 150’ parking garage is lined by residential units on the ground floor. The site plans
also indicate activation of the streetscape and open space zones, but the open space on the
north end of Washington Street and some supplemental zones remain unprogrammed including
seating and other amenities as can be found in Section 21-6.3.5.
The applicant is not requesting other variations at this time and based on statements in their
application will adjust their plans to meet the zoning code versus applying for other variations.
However, there are other deficiencies shown on the submitted plans They are as follows:




Portions of the building are not sited in conformance with the build-to lines established
by the required streetscape dimensions.
Juliet balconies are prohibited.
Dumpster cannot be located adjacent to Washington Street.
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The top floor does not meet minimum the 10’ height minimum for the Walk-up Façade
Type;
Washington Street is the highest classification street adjacent to the site, so curb cut
access is prohibited on Washington Street since other options exist.

Request
The applicant, TBG Residential, intends to develop a site at the addresses 154 Olive Street, 2804
Franklin Street, 2816 Franklin Street to construct a 3-4-story project with a parking deck and 66
affordable senior housing residential units that range from 750 to 985 square feet in unit size.
These units would be available to tenants whose income is 40%, 60%, or 80% of the area median
income (AMI). The site plan identifies space for a future Washington Street extension. The
development team proposes to set aside the land for the road and has stated their intention to
build it. The site plan also illustrates a path on the north-south access instead of a road as is
called for in the adopted street grid and codified in the zoning code. The development does not
meet all standards required by the City of Avondale Estates Zoning Ordinance; therefore, the
applicant has requested relief to accommodate the development as proposed.
With the updated submittal, the developer is requesting approval of a variance and a Tier 2
waiver to address development features identified as deficiencies in the initial review of the
submittal. Additional deficiencies have been identified with the additional information
submitted, so the developer will be expected to adjust the designs to meet all remaining
requirements during the permit review process.
TBG has requested a variance from Section 21-3.2.8 to reduce the unit size from 1,300 to
between 750 and 985 square feet and a Tier 2 waiver from Section 21-3.2.8 to allow some
portions of the building to exceed the height limitations without taking advantage of the bonus
system.
Background
As background, TBG requested a conditional use permit for the purpose of allowing multi-family
housing on March 10, 2021. The conditional use permit was a requirement of the zoning code at
the time, pursuant to Article 9, Table of Permitted and Conditional Uses by District. TBG stated in
their conditional use request “Our property will incorporate the new street grid improvements
to increase walkability and provide better access to our site and surrounding
businesses/properties.” The applicant also referenced the Avondale Estates Downtown Urban
Design Analysis and pointed to slides demonstrating an understanding of the street grid and how
they imagined their property would fit within this framework. On April 28, 2021, the Board of
Mayor and Commissioners approved the conditional use permit for TBG based on the
information presented in the application.
2

Additionally, a letter was sent by City staff to TBG in April of 2021 further articulating the current
zoning codes. The letter stated that height could not be varied based on the code and that other
aspects of their project appeared not to comply and would require variances.
To aid in the funding of the project, the developer has been approved for federal tax credits
through the Low-Income Housing Tax Credit (LIHTC) program disbursed by the Georgia
Department of Community Affairs (DCA). During the process of applying for those tax credits,
TBG requested a letter from the City affirming that the zoning allowed for this development in
this location. A letter stating the following was given, and a link to the draft zoning code was
provided:
On April 28, 2021 the Board of Mayor and Commissioners approved a conditional use
permit application (City of Avondale Estates Zoning Ordinance Code Section 813.VI)
submitted by TBG Residential to establish a multifamily senior dwelling. The approval of
this permit is expressly for the specified use at said location. The conditional use approval
of this project should not be interpreted as meeting any other zoning or development
standards or requirements. There is currently not enough information to make that
determination.
Since the conditional use permit was granted, the text of the zoning ordinance has been changed
to allow multi-family developments as of right. The revised zoning codes, adopted in July 2021,
maintained the unit size and the height limitations that were in place when the conditional use
was requested (Sec. 1113.03.A.3 and 1113.04.D in the previous ordinance).
Analysis
The newly adopted zoning code provides a “bonus” system in which a developer is allowed to
reduce the unit size and increase the height of a project if the developer elects to contribute
towards improving vehicular and pedestrian connectivity downtown by building out the portion
of the street grid plan depicted at the development site per the layout adopted in the code (Sec
21-3.2.8). As referenced in Chapter 21, the City offers a bonus program to incentivize
developers to voluntarily provide improvement and dedication of transportation infrastructure
associated with the adopted street grid plan. The bonus system is outlined in section 21-3.2.8 A.
The adopted street grid plan includes an extension of Washington Street and a new north-south
street section currently shown on TBG’s plans as a path. The zoning code does not prevent the
developer from building as of right and does not require them to build the street grid. In fact,
previously TBG provided the City with a site plan showing that their project may be developed as
a three-story building without any variances to height or unit size.
The downtown street grid has been the backbone of the downtown plan since as far back as
2004. It has been in every long-term planning document since then. Providing capacity and
connectivity for all modes of transportation is a foundational principle in all mainline planning. As
stated on page 86 of the 2014 Downtown Master Plan, the street network outlines blocks; it is
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the most significant element of urban design, as it is the most permanent and slowest to change.
It has a significant impact on walkability, connectivity, and the overall character of the area. One
of the earlier versions of the street grid, which considered connectivity and block size, can be
found on page 89. On page 91, the Downtown Master Plan goes into more detail about the
importance of a grid network for safety, travel, and connectivity. It also notes that this street
grid is specifically designed to create smaller blocks because smaller blocks are more walkable
and create a more vibrant urban environment.
The land use and development policies in the Downtown Master Plan call for a variety of housing
types including high-quality rentals, senior housing, attached homes, and workforce living
options. The Downtown Master Plan identifies locations for expanded housing types that will
support the demand for larger projects within the study area at a density that is still compatible
with existing surrounding neighborhoods. Page 73 of the Downtown Master Plan calls for higher
density housing (taller) west of Maple Street and attached housing (townhouse development) in
the blocks where TBG is proposing to build a 60-foot building.
The proximity of transit was factored into recommended heights in the Downtown Master Plan
and into the allowable heights prescribed in the zoning code. The Federal Highway
Administration and planning experts have determined that where strong pedestrian connections
exist, a 5-minute and maybe 10-minute walk to transit is reasonable. Additional height is allowed
for properties west of Maple Street because these properties are within a 10-minute walk of the
Avondale MARTA station. This measurement is not a radius but the amount of time following
streets and sidewalks. Using this methodology, TBG’s site is .6 miles and a 13-minute walk from
the closest MARTA Station.
Additionally, the height limitations were also influenced by the height and character of the
historic Tudor Village. Protecting historic Tudor Village and building at the same scale is a guiding
principle that can be found in the Downtown Master Plan and in the 2004 LCI Plan. While the
goal of preserving the historic buildings and character of Avondale Estates can be found in many
documents, it is one of the six primary goals outlined in the Comprehensive Plan, refer to page 5.
The current zoning code allows for more density and taller buildings than called for in the
Downtown Master Plan yet still respects the height and scale of the Tudor Village. The City,
however, acknowledges that it is difficult to build a variety of housing types at the prescribed
unit size.
There are several potential other code deficiencies that have been identified and some that
could come up once full civil and architectural plans of the proposed development are
submitted. All additional requirements of the zoning and other code sections will be required to
be met at the time of permit review.
The design requirements included in the new zoning code protect the character of the
community. The possibility of waivers is built into the zoning code to allow more flexibility for
quality design that maintains the character of the area. Waivers have a lower threshold than
those used to evaluate and grant variances. It is possible that additional height might be
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mitigated by exceptional design above and beyond what the zoning code requires. While the
applicant has provided additional information and altered the design to be more code compliant,
the quality of façade design is not elevated above the zoning code minimums to a degree to
offset the height deficiency requested for relief. Being that this request is an aesthetic decision,
the applicant has not provided adequate “alternative streetscape or building/façade design
configurations…” (Section 21-7.4.8 - Review and Approval Criteria) to justify relief.
Recommendation
Considering the factors outlined in Section 21-7.2.10 for considering variances, staff
recommends that the variance to housing unit size be approved to provide more opportunities
to meet the objectives of diverse housing stock.
Pursuant to the criteria outlined in Section 21-7.4.8, the staff recommends denial of a Tier 2
waiver for height. The applicant has not demonstrated that strict adherence to the
requirements is unreasonable and not consistent with the goals of the code. To the contrary, the
applicant’s proposal for extra height without providing the vehicular and pedestrian
transportation and connectivity improvements to the site contemplated by the street grid is in
direct conflict with the general-purpose statements in Section 21-1.1.5 and for those of the
Central Business District in Section 21-3.2.1. The quality of design is not elevated above the
minimum code requirements to justify the waiver relief. Staff finds that the requested Tier 2
height waiver would be contrary to the public welfare in this regard and thus should be denied.
Additionally, the height limitations in the new zoning ordinance establish a human scale of
development consistent with the historic buildings downtown. It does not prevent the developer
from building affordable units.
Should the Board make the findings to recommend approval of the request, staff recommends
the following conditions:
1. The project shall be developed in substantial conformity with the site plan dated March
29,2022 (Exhibit A), modified for compliance with zoning conditions and other
regulations.
2. The building shall be developed in substantial conformity with the conceptual elevations
dated received March 29,2022 with respect to general architectural style, features,
articulation, materials, and massing (Exhibit B).
3. The Washington Street extension shall be designed, constructed, and dedicated to City
standards for the portions of the extension that fall within the subject property.
4. The multi-use path shall be designed, constructed, and dedicated (or a public access
easement granted) to City standards for the portions of the path that fall within the
subject property.
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5. The access driveway to the development shall be relocated to a more minor street
classification.
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Covington Highway Urban Design and Planning Study
Covington Highway is generally identified as the main vehicular thoroughfare beginning at the
easternmost boundary of the city. It has limited pedestrian and bicycle infrastructure yet is a
short walk from the Kensington MARTA station. The corridor has underdeveloped properties
and institutional owners, some of which are looking at future redevelopment opportunities. In
preparation for the eventual evolution of this corridor, the city is looking to build upon existing
long-term planning documents to address multi-modal transportation connectivity along the
corridor, as well as opportunities for open space. This effort proposes to also evaluate
recommended site design and building mass, scale, and height, and explore desired uses with
area property owners and community members.
This proposed project has 3-phases:
1. Existing Conditions, Content Gathering, and Analysis
2. Concept Framework Plan
3. Final Plan
The Community will have several opportunities to provide input.
 May 28:
Community Feedback on Proposed Framework
 June 6-June 20:
Online Survey
 June 30:
Community Meeting to Review Draft Package
 July 27:
Final Presentation to BOMC
The final deliverables will include an analysis of existing conditions, streetscape concepts to
complement North Avondale/College Avenue, a framework plan with concepts for street
connections, development areas, and other mobility connections, development test fits on
three identified sites, as well as 2d and 3d massing modes. These deliverables will be provided
as a PDF along with the native formatting document (InDesign or Affinity Publisher).

Schedule
Week of May 2
 Existing Conditions / Initial Base Mapping
Week of May 9
 Finalize Existing Conditions, Findings
o Analysis and constraints for new street connections, development, mobility
o Existing Covington Highway Streetscape Conditions / 3d Graphics
 May 11: Project Intent/Project Intro (City to do based on this document)
Week of May 16
 Streetscape Concept Options
 Framework Plan Concept Options
 Virtual Internal Work session to discuss concepts with city staff prep for 28th (end of week) Week of May 23
 Open House with other projects (May 28th)
Week of May 30
 Finalize framework and streetscape concepts
 Initial test fits
 Potential meeting with any property owners regarding framework? (ie Decatur Methodist,
Avondale Baptist, American Legion) City will meet with LAS and property owners.
 Advanced schemes
Week of June 6
 Continued potential meetings with any property owners regarding framework (ie Decatur
Methodist, Avondale Baptist, American Legion)
 Online survey about uses (city will collaborate with LAS team to develop questions. City will
build and run survey)
 Internal Virtual Meeting to review test fits/options
Week of June 20


City closes out the survey and delivers results

Week of June 25
 Internal virtual meeting to review and prep for a community meeting
 Community meeting to review Test Fits and Survey Results (June 30)
Week of July 25
 Internal review with City staff
 Final Package
 Final Presentation to BOMC (July 27) LAS present
 Virtual Meetings
 In person meetings

Summary of City Commitments:
 Promote Community Input Opportunities
 Publish Draft and Final Materials
 Plan and Manage Open House. (LAS assists with project materials and attends)
 Attend and Assist with Set-Up of In-Person Meetings
 Attend Virtual meetings and Give Feedback within 5-business Days
 Publish and Manage Online Survey (within input on questions from LAS)

Georgia Department of Community Affairs
Rural Downtown Redevelopment Grant Program
Notice of Funding Availability
April 11, 2022

OVERVIEW

I.

The Georgia Department of Community Affairs (“DCA”) hereby notifies interested Applicants of the availability of onetime funding allocated in the FY2022 Amended State Budget for the purpose of supporting transformative economic
development projects in rural downtowns that will revitalize the community. The availability and use of these funds are
subject to all applicable state laws and regulations, and is further subject to DCA’s policies. DCA is the administrator
of the state’s Rural Downtown Redevelopment Grant Program.
In releasing this Notice of Funding Availability (NOFA), the objective is to provide financial resources to communities
who have planned for and are ready to initiate projects within their core downtown areas that have the potential to
revitalize the community, while being transformative in nature. Generally speaking, DCA is seeking to fund construction
projects that have likely to have already undergone a large degree of planning by the community. As a result,
applicants should be able to provide commitment of all necessary partnerships, plans, architectural/engineering
designs, the remaining balance of funding, and any other relevant documentation to demonstrate the readiness of the
project to proceed. The intent is to award applicants that propose to create transformational change within the
downtown area as a result of the application’s implementation.
Throughout the state, particularly in rural areas, the downtown area is traditionally the heartbeat of the community. As
DCA’s mission is to help build strong, vibrant communities, the intersection between the needs of the community and
the mission of the Department provides a unique opportunity for the community and the agency to partner in this
endeavor. As one-time funding has been appropriated by the General Assembly for this purpose, DCA will move
rapidly to solicit applications, review those submitted, and announce funding awards before the end of state fiscal year
2022.
DCA’s intent is to provide a broad framework by which communities can define projects that they deem transformative.
However, DCA does not intend to make awards to applicants that are not ready to proceed, seek funding for operational
costs, or have projects contingent upon other funding at the time of application. DCA’s commitment is to provide
communities with financial resources to help implement those transformative downtown projects that would not take
place at this time without state assistance. While transformation means different things in different communities, for
the purposes of this grant, DCA is seeking applications that will increase opportunities for private investment to be
injected into areas of disinvestment, increase commerce within the downtown, facilitate additional
visitors/shoppers/activities within the downtown space, address workforce development and/or downtown housing
needs that contribute to the overall revitalization of the community. The relationship between the community’s current
state, the activities defined in the application and the outcomes anticipated from their implementation should be clearly
documented.
While there is no preconceived idea of what may or may not be fundable under this program, some activities that will
not be considered by the panel (resulting in applications not being reviewed) include applications:
•
•

Requesting operational costs;
Proposing plans or studies;

•
•
•
•

Projects contingent upon other funding;
Grant administration costs;
Proposing activities that violate state laws; and/or
Activities inconsistent with locally-approved planning documents.

A copy of this NOFA and the Application package and other related materials will be available on the DCA
website at the link listed below concurrent with the posting of this NOFA.
AMOUNT OF FUNDS AVAILABLE FOR AWARD

II.

DCA anticipates awarding approximately $17 million under this NOFA. DCA reserves the right to fund, in whole or in
part, any, all, or none of the applications submitted in response to this NOFA.
MAXIMUM AMOUNT OF GRANT REQUEST

III.

DCA is establishing a maximum amount of grant request at $5,000,000. A funding floor has also been established
at $1,000,000. DCA anticipates funding between five (5) and fifteen (12) applications under this NOFA.
MATCH REQUIREMENT

IV.

The minimum match requirement is generally no less than 10% of the total project cost. Significant investment from the
community and its partners, however, contribute to a stronger application. Any legal source of matching funds will be
allowed under this program. For example, computation of the matching requirements shall be as follows:
•
•
V.

$2,000,000 total project cost will have a minimum $200,000 match requirement (with $1,800,000 requested).
$1,000,000 total project cost will have a minimum $100,000 match requirement (with $900,000 requested).
ELIGIBLE APPLICANTS

Units of general purpose local government (cities or counties), as well as authorities, are eligible to apply for this funding.
Applications may be submitted individually by one eligible applicant, or jointly, by two (2) or more eligible applicants.
Only one application per general purpose local government/authority, whether individually or jointly submitted, shall be
eligible for competition. If more than one is submitted, only the first submission shall be reviewed.
A. Additional Eligibility Requirements for all Applicants
1. Applicants shall be in compliance with all applicable audit report/grant certification form submission
requirements as provided under O.C.G.A. Section 36‐81‐7 and Section 36‐81‐8.1.
2. Applicants shall be in compliance with all statutory reporting requirements that must be submitted to
the Department.
3. Recipients of prior DCA funding must resolve all outstanding audit, and/or monitoring (compliance)
findings and/or deficiencies prior to being eligible for Rural Downtown Grant funding. Sanctions
applied under any of the other DCA grant programs will also apply to this program.
VI.

ACTIVITY SUMMARY

All activities must be eligible activities to be completed utilizing state funds. Applicants who have received funding
under other programs whereby a commitment for matching funds had been made may not supplant those committed
funds with Rural Downtown Redevelopment Grant funding.

APPLICATION PROCEDURES AND AWARD ANNOUNCEMENTS

VII.

DCA will generate a tutorial regarding applying for funds under this NOFA and place such notice on its website at
(insert URL) no later than April 15, 2022.
A. Application Submission Instructions
Deadline:

June 3, 2022 at 11:59 PM

Submit via: https://gn.ecivis.com/GO/gn_redir/T/mesecunnoejk (hard copy applications will not be accepted)
Any application received after the designated date and time will not be considered for funding.
VIII.

APPLICATION REVIEW PROCESS

All applications will initially be reviewed by DCA to determine completeness. Complete Applications will be screened
to determine whether the Application meets the minimum NOFA eligibility requirements. DCA will evaluate and rank
each complete and eligible application using qualitative and quantitative metrics, according to the priorities identified
herein.
IX.

APPLICATION AWARD AND NOTIFICATION

All applications will be reviewed, evaluated, and ranked according to the priorities and preferences outlined in
Section I. DCA will consider the geographic distribution of these resources across the State prior to making final
funding decisions. All award results will be posted on DCA’s web site and Applicants notified in writing.
X.

TIMEFRAME FOR COMMENCEMENT AND COMPLETION OF PROJECT

These downtown economic development funds for projects to enhance the rural downtowns must be expended and
all activities completed by June 30, 2024. “Completion” is defined as all construction activities being complete, all
development funds expended, and all close out procedures have taken place.
XI.

COMPLIANCE WITH OTHER REQUIREMENTS

Recipients must comply with Georgia’s Public Works Construction law.
For additional information regarding this Notice of Funding Availability or any additional requirements, please
contact Kimberly Carter, Community Finance Division Director at kim.carter@dca.ga.gov.

