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Purpose of the Strategy Statement

The purpose of this report is to provide an overview of the concepts and features of the proposed
revisions to the Buckhead SPI-9 District. This includes a brief review of the history of the SPI-9 District
and discussion of the context within the city’s current development processes. In addition, this report
identifies the proposed expanded district boundaries and the four sub-areas within it. The Strategy
Statement concludes with a draft outline of the new proposed SPI-9 ordinance and a list of
recommended graphic design standards.

Purpose of the Overlay District Update

The purpose of the update to the SPI-9 ordinance is to extend SPI-9’s public space and design standards,
while providing incentives to create a more integrated, dynamic, walkable environment in the Buckhead
Village. The update will provide additional flexibility in terms of development options in return for
desired public amenities and improvements and also serve to balance development intensities for
property within the SPI-9 boundaries.

Major goals of the SPI-9 District Update include:

e Extending the Buckhead Village district east to Piedmont Road, west to East Andrews
Drive and north and south along the Peachtree Road corridor.

e Encouraging more complete mixed-use development, including retail, office and
residential uses.

e Creating visual interest and design cohesiveness of streetscapes, signage, and buildings
throughout the district.

e Providing for appropriate transitions from the high density, high intensity Village core
along the Peachtree Road corridor, to the urban, mixed-use character of the
surrounding Village areas and the lower density residential neighborhoods that border
the district.

e Incentivizing the provision of quality, functional, public facilities and open spaces.

e Reducing auto dependency and increasing use of alternative transportation modes
including walking, transit, bicycle and ridesharing.

e Increasing connectivity for all transportation modes within the district and between the
district and other areas.

e Maintaining and improving traffic flow within the Buckhead Village for cars and
pedestrians.



e Creating regulations and/or incentives to achieve more environmentally-responsible
development.

e Providing a more cost-effective way to address infrastructure improvements needed to
allow the district to redevelop.

General Concepts

Encourage Quality Redevelopment

The updated SPI-9 District is an important implementation tool for the redevelopment of underutilized
properties and aged developments within the expanded Buckhead Village area. It provides two types of
features to encourage redevelopment- greater flexibility and development incentives. Greater flexibility
in development standards, while adhering to a minimum set of public space and design standards,
allows a better financial return on investment than would otherwise be possible given current zoning.
Added flexibility is provided with reduced setbacks, by-right mixed-use development, shared parking,
shared stormwater management facilities, transferable open space, and transferable density. The
incentives for redeveloping underutilized properties within the area includes allowing greater density in
most areas in return for developer contribution of public enhancements such as public open space, new
public streets, transit amenities, public art, and LEED-certified construction.

To further quality redevelopment efforts, the Buckhead Village area will need improved infrastructure
(streets, sidewalks, transit passenger facilities, parking structures and stormwater management
facilities) and amenities (public space, greenspace, and landscaping) that are deficient but necessary for
the area to grow. The updated SPI-9 district provides incentives for collaboration among properties
within the district to provide these amenities on a functional scale that is financially feasible for small
and large properties alike.

Mixed-Use Development

The primary development type to be encouraged within the expanded SPI-9 district is sidewalk-oriented
mixed-use development with active uses on the street level. Mixed-use development contains a variety
of connected land uses - including retail, residential, and offices - within convenient walking distance.
Mixed-use development can either take the form of vertically integrated complementary uses contained
in the same building or horizontally integrated mixed-use development in which complementary uses
are located in attached or neighboring buildings designed with safe, comfortable and convenient
connections for pedestrians and drivers. Successful mixed- use development should be accompanied by
carefully crafted development standards and design guidelines.

Cohesive Design

Cohesive design is created with careful attention to both the public realm and the private realm. The
new SPI-9 overlay district will refine and expand the current streetscape design standards. Different
streetscape standards are provided for four different street types that are mapped according to a
roadway hierarchy. Unlike the current SPI-9 district, the revised version includes development and
design standards for the private realm as well. The district is sub-divided into four sub-areas based on
their desired function and character. Each sub-area is given distinct height, massing, development and
design standards in keeping with their current context and desired character. These sub-areas and street
frontages are governed by clear and enforceable standards that are intended to improve the pedestrian
and roadway environment, the area’s visual image and functional integration of uses within the area.

Enhanced Public Spaces
The proposed SPI-9 Overlay District sets standards that will result in increased public space including
eye-catching greens, squares, plazas, and pedestrian byways to enhance the attractiveness of the area,




improve pedestrian circulation, and offer value-added public gathering spaces for sidewalk dining, public
art and outdoor events that add to the enjoyment of walking and sitting. Many of these amenities are
missing from the Buckhead Village today and are needed to realize the community’s vision for a more
urban, walkable village. It is well-known that interesting places for “window-shopping” and “people-
watching” draw more people to an area and encourage high quality, street-level retail activity.

Connectivity
Connectivity refers to the frequency and convenience of movement within the area for autos, transit

vehicles, bicycles and pedestrians. Increasing connectivity within the Village is a priority. Discussions
with the steering committee and community workshops have provided input that additional east-west
connectivity is needed within the Village. The potential for a new street connecting Piedmont Road to
Shadowlawn Avenue or Grandview Avenue between Peachtree Road and Paces Ferry Road, as
recommended in the Piedmont Area Transportation Study, was prioritized. Additionally, new
development will be required to provide more interparcel access points, better access for
neighborhoods to Buckhead attractions and transit stops by improving pedestrian circulation.

Appropriate Transitions

Ensuring adequate transitions between high intensity uses and abutting neighborhoods is an important
quality of life concern for Atlanta’s neighborhoods. The new SPI-9 district would accomplish this in two
ways. First, the district is divided into four sub-areas with different maximum building heights and
intensities. In accordance with the City’s current policy, the height of all non-residential development
will be required to step down along transitional height planes where they abut existing residential
properties. This is a standard requirement of the City of Atlanta Zoning Ordinance, as in the Midtown
SPI-16.

Parking Management

A high-density mixed-use activity center has a different parking dynamic than the more auto-oriented
mix of development that currently exists in the Buckhead Village. Urban environments require more
parking in a smaller area — more parking is needed, yet the high price of land significantly increases the
unit cost of every parking space. At the same time, higher density means greater potential for
alternative modes, such as walking, ridesharing and public transportation that reduces the demand for
parking. Finally, mixed- use development provides the opportunity for different uses with different
parking demand profiles to share the same parking spaces. These three factors interact to generate a
strong argument for replacing the prevalent surface parking lots in the area with multi-level parking
structures in central locations that serve multiple users.

Area-wide Stormwater Management:

The best management practices associated with recently mandated regulations for stormwater
management increase the risk and the cost of redevelopment by requiring newer designs that are more
costly to construct and that require more sophisticated engineering. The costs of meeting these
standards postpone and discourage redevelopment because existing properties are not required to
retrofit obsolete stormwater management facilities until they seek to redevelop. Methods for
overcoming this redevelopment hurdle include arrangements for sharing stormwater management
facilities across properties with different stormwater characteristics, and the use of public funds to
construct area-wide facilities. Flexible standards that allow for the combination of stormwater
management facilities and provide increased density for developers with well-situated properties to
accept the stormwater from other properties that are less well-situated with respect to storage or
discharge of stormwater runoff can be used to reduce compliance costs and incentivize redevelopment.
The benefits of these approaches are especially helpful to small properties that may not be able to
provide cost-effective solutions on their own premises.
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District Boundaries

The expanded SPI-9 District is a combination of four sub-areas, categorized based on the development
character. They are shown in Figure 1 and generally described as follows:

e Sub-Area 1: Core Buckhead Village - the current SPI-9 district (properties fronting and within the
area bounded by Peachtree Road, Pharr Road, Grandview Avenue and Roswell Road south of
Irby Avenue) extended north along Peachtree Road to East/West Shadowlawn Avenue and
south to the Peach Shopping Center/Delmont Drive.

e Sub-Area 2: Corridors — all properties fronting Roswell Road, West Paces Ferry, and/or
Piedmont Road.

e Sub-Area 3: Extended Village Area — West Village: Irby Avenue/East Andrews area and
East Village: Shadowlawn/Maple Drive area.

e Sub Area 4: Property in the vicinity of the intersection of Piedmont and Peachtree and on the
west side of Piedmont Road, north of Peachtree Road.

City of Atlanta Context

The SPI-9 District update is a product of the recommendations from a number of previous planning
studies; including the 2001 Buckhead Action Plan (LCI Plan), the Piedmont Area Transportation Study,
the 2005 Buckhead Village Parking & Circulation Study, and the 2007 SPI-9 update which expanded the
public space standards in the Buckhead Village. This update of the SPI-9 regulations also serves to fulfill
the policy goals of the city’s 2007 Comprehensive Plan Update, the Atlanta Strategic Action Plan (ASAP).
The ASAP identifies the need to redevelop aging commercial strips along the SPI-9 District’s main
corridors (Peachtree, Piedmont & Roswell Roads) and promote pedestrian connectivity within the area.
It is the intent of the Buckhead LCI Plan and the ASAP and a community consensus following a decade of
planning that Buckhead Village be a pedestrian-friendly, diverse, mixed-use environment with
appropriate transitions to surrounding residential neighborhoods.

The SPI-9 ordinance as amended in the Fall of 2007 with updated permitted principal use and public
space standards well addresses streetscapes within the district but did not attempt to provide all the
tools necessary to achieve the vision through addressing the need for mixed-use redevelopment of
properties within the core Buckhead Village and how this core relates to the surrounding area. The
proposed revisions use the existing SPI-9 regulations as a base with edits, revisions and additions as
appropriate






