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Application to Appeal a Decision of the
DeKalb County Historic Preservation Commission

All appeals must comply with the procedures set forth herein.

An application to appeal a decision of the Historic Preservation Commission on a certificate of appropriateness
application must be filed within fifteen (15) calendar days after the issuance or denial of the certificate of appropriateness.

To be completed by County:

Date Received:

To be completed by appellant:

Brian E. Daughdrill on behalf of Owner, Bobby Buckler

Name:

Address of appetiant: 390 E. Paces Ferry Rd., #2450, Atlanta, GA 30331
address of property: 1080 Clifton Rd., NE, Atlanta, GA 30307

This appeal is a review of the record of the proceedings before the preservation commission by the governing authority
of DeKalb County, Georgia. The governing authority is looking for an abuse of discretion as revealed by the record. An
abuse of discretion exists where the record presented to the governing authority shows that the preservation commission:
(a) exceeded the limits of its authority; (b) that the preservation commission’s decision was not based on factors set forth
in the section 13.5-8(3) or the guidelines adopted by the preservation commission pursuant to section 13.5-6 or; (c) that
the preservation commission’s decision was otherwise arbitrary and capricious.

If the governing authority finds no abuse of discretion, then it may affirm the decision of the preservation commission. If
the governing authority finds that the preservation commission abused its discretion in reaching a decision, then It may;
(a) reverse the preservation commission’s decislon, or; (b) it may reverse the preservation commission’s decision and
remand the application to the preservation commission with direction.

Date(s) of hearing, if any: June 1 5 ’ 2026

Date of Historic Preservation Commission decision: June 23, 2026




See Applicant's separate Supplemental Explanation.



Dekalb County Historic Preservation Commission
330 Ponce De Leon Avenue, Suite 300
Decatur, GA 30030
(404) 371-2155 or (404) 371-2813 (Fax)

Lorraine Cochran-Johnson
Chief Executive Officer

CERTIFICATE OF APPROPRIATENESS
June 23, 2026

Site Address: 1080 CLIFTON RD
ATLANTA, GA 30307-

Parcel ID: 18-003-01-039
Application Date:  June 01, 2026

Applicant: BRIAN DAUGHDRILL

Mailing Address: 950 E. Paces Ferry Road, Suite 2450
Atlanta, Ga 30341

THIS IS TO ADVISE YOU THAT THE DEKALB COUNTY HISTORIC PRESERVATION COMMISSION, AT ITS REGULARLY
SCHEDULED PUBLIC MEETING ON JUNE 15, 2026, REACHED THE FOLLOWING DECISION ON THIS APPLICATION:

ACTION: Modified Approval

Remove a nonhistoric garage. Demolish a non-historic freestanding garage on the rear of property. The two-bay wood garage
was constructed in 1972 and is considered nonhistoric to the Druid Hills Local Historic District. The slab foundation of the
garage will remain intact. The construction of a new garage is not approved at this time.

Approval of the demolition of the nonhistoric garage with the modifications that the demolition of house be denied in
accordance with guidelines 5.0, 6.6, 7.33, and the proposed new construction of the non-historic house be denied in
accordance with guidelines 7.1, 7.2,7.2.3,7.2.4,7.2.5,7.2.6,7.2.7,7.2.8,and 7.3.2.

Print Date: 06/23/2026 Page 1of 1 PL110 Ver 11072018



Decision of the DeKalb County Historic Preservation Commission

Name of Applicant: Brian E. Daughdrill
Address of Property: 1080 Clifton Road
Date(s) of hearing if any: June 15, 2026
Case Number: 1248160

Approved [ Denied [ Deferred

Approval: The Historic Preservation Commission, having considered the submissions made on
behalf of the applicant and all other matters presented to the Preservation Commission finds that
the proposed change(s) will not have a substantial adverse effect on the aesthetic, historic, or
architectural significance and value of the historic district and hereby approves the issuance of a
certificate of appropriateness.

Any conditions or modifications are shown below.

Pursuant to Code of DeKalb County, 8§ 13.5-8(3), the Preservation Commission has considered

the historical and architectural value and significance; architectural style; scale; height; setback,
landscaping; general design; arrangement; texture and materials of the architectural features
involved and the relationship of such texture and materials to the exterior architectural style;
pertinent features of other properties in the immediate neighborhood, as prescribed generally by
county code and specifically by the district design guidelines.

This application relates to an existing building, pursuant to the authority granted to the
Preservation Commission by Code of DeKalb County, § 13.5-8(3), the Preservation Commission
has also used the Secretary of the Interior's Standards for the Treatment of Historic Properties
with Guideline for Preserving, Rehabilitating, Restoring and Reconstructing Historic Buildings
therein as guidelines. The Preservation Commission finds that all relevant guidelines have been
met.

Additional pertinent factors:

Remove a nonhistoric garage. Demolish a non-historic freestanding garage on the rear of
property. The two-bay wood garage was constructed in 1972 and is considered nonhistoric
to the Druid Hills Local Historic District. The slab foundation of the garage will remain intact.
The construction of a new garage is not approved at this time.

Application is approved with conditions or modifications M /without conditions or modifications [



Conditions or modifications (if applicable):

Approval of the demolition of the nonhistoric garage with the modifications that the demolition of

house be denied in accordance with guidelines 5.0, 6.6, 7.33, and the proposed new

construction of the non-historic house be denied in accordance with quidelines 7.1, 7.2, 7.2.3,
7.2.4,7.25,7.2.6,7.2.7,7.2.8, and 7.3.2.

Denial: The Preservation Commission has determined that the proposed material changes in
appearance would have a substantial adverse effect on the aesthetic, historic or architectural
significance and value of the historic property or the historic district M / or, the applicant has not
provided sufficient information for the Preservation Commission to approve the application 0.
Specifically, the Preservation Commission finds as follows:

The demolition of the historic house is denied in accordance with guidelines 5.0, 6.6, 7.33, and
the proposed new construction of the non-historic house is denied in accordance with guidelines
71,72, 723, 7.24,7.25,7.2.6,7.2.7,7.2.8, and 7.3.2.

Deferral: The Preservation Commission has deferred action on this application for the following
reasons:

The application will be re-heard by the Historic Preservation Commission at its meeting on

Date: _ June 23rd, 2026 Signature:

Chair, DeKalb County
Historic Preservation Commission




DeKalb County Historic Preservation Commission
Monday, June 15, 2026- 6:00 P.M.
Staff Report
New Construction Agenda
K. 1080 Clifton Road, Brian E. Daughdrill. Demolish a historic house, remove a nonhistoric
garage, and construct a nonhistoric house. 1248160.

Built in 1929; Garage Built in 1972 - Nonhistoric (18 003 01 039)

This property is in the Druid Hills Character Area #2 and the Druid Hills National Register Historic
District.

03-25 1080 Clifton Road, Roberts & Daughdrill, LLC. Demolish two nonhistoric garages. 1247455. Approved

Summary
The applicant proposes the following work:

1. Demolish a historic house. The applicant proposes demolishing a historic house on the
property due to lack of structural integrity. The house was constructed in 1929 in the English
Vernacular style characteristic of the Druid Hills Historic District. The house is a two-story
structure with a basement, partial crawl space, attic, open front porch, and enclose side porch.
The exterior of the house does not appear to be modified since its original construction.

2. Construct nonhistoric house. The applicant proposes constructing a two-story, nonhistoric
house on the property to replace the existing historic house if approved for demolition. The
proposed nonhistoric house will be constructed with a high-pitched, multi-clipped gable roof,
stained brick veneer siding and stucco with limestone elements on the front facade. The
proposed nonhistoric house will measure roughly 33’ from grade to roof ridge and will expand
the existing residential footprint towards the rear property line. In addition to the proposed
new construction, a new driveway and parking apron will be installed connecting the Southern
side yard to Clifton Road.

3. Remove a nonhistoric garage. The application proposes demolishing a non-historic
freestanding garage on the rear of property. The two-bay wood garage was constructed in
1972 and is considered nonhistoric to the Druid Hills Local Historic District. The slab foundation
of the garage will remain intact. The construction of a new garage is not proposed at this time.
The demolition of this garage was previously approved by the Commission, and a COA was
issued in March of 2025.

Recommendation

Approve with Modifications. Staff recommends that the previously approved demolition of the nonhistoric
garage be reapproved, as it appears to meet the guidelines and will not have an adverse effect on the
historic district. Staff recommends that the proposed demolition of the historic property be denied in
accordance Guidelines 5.0, 6.6, and 7.3.3; additionally, the proposed new construction of a nonhistoric
house be denied in accordance with Guidelines 7.1, 7.2, 7.2.3, 7.2.4, 7.2.5, 7.2.6, 7.2.7, 7.2.8, and 7.3.2.
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Relevant Guidelines

5.0

6.6

6.7

7.0

7.1

7.2

721

7.2.2

7.2.3

7.2.3

7.2.3

Design Review Objective (p45) - When making a material change to a structure that is in view from a public right-of-
way, a higher standard is required to ensure that design changes are compatible with the architectural style of the
structure and retain character-defining features. When a proposed material change to a structure is not in view from
the public-right-way, the Preservation Commission may review the project with a less strict standard so as to allow the
owner more flexibility. Such changes, however, shall not have a substantial adverse effect on the overall architectural
character of the structure.

Demolition by Neglect (p60) Guideline - Property owners shall avoid demolition by neglect.

Maintenance (p60) Recommendation - The most effective and economical way to preserve a historic building and its
site features is to provide regular maintenance, thus minimizing the need to replace historic materials.

Additions & New Construction - Preserving Form & Layout The Druid Hills Local Historic District continues to change
and evolve over time. For this area to meet contemporary needs, additions are built, uses change, and new buildings
are constructed. The challenge is not to prevent change but to ensure that, when it does inevitably happen, it is
compatible with the historic character of the area.

A new building is compatible with its historic setting when it borrows design characteristics and materials from
adjacent buildings and integrates them into a modern expression. Before undertaking new development, be it a new
building or changes or additions to existing buildings, take time to evaluate what makes the property and the
neighborhood distinctive. Evaluate what type of impact the new development will have on the property and
neighborhood. Decide how the development can best be designed to complement the property and area.

The underlying guideline for new construction and additions is to consider one’s neighbors and nearby structures and
reinforce the existing historic character through sensitive, compatible design.

Note that many of these guidelines refer to new development or new construction but are equally applicable to
additions to existing buildings.

Defining the Area of Influence (p64) Guideline - In considering the appropriateness of a design for a new building or
addition in a historic district, it is important to determine the area of influence. This area should be that which will be
visually influenced by the building, i.e. the area in which visual relationships will occur between historic and new
construction.

Recognizing the Prevailing Character of Existing Development (p65) Guideline - When looking at a series of historic
buildings in the area of influence, patterns of similarities may emerge that help define the predominant physical and
developmental characteristics of the area. These patterns must be identified and respected in the design of additions
and new construction.

Building Orientation and Setback (p66) Guideline - The orientation of a new building and its site placement should
appear to be consistent with dominant patterns within the area of influence, if such patterns are present.

Directional Emphasis (p67) Guideline - A new building’s directional emphasis should be consistent with dominant
patterns of directional emphasis within the area of influence, if such patterns are present.

Shape: Roof Pitch (p68) Guideline - The roof pitch of a new building should be consistent with those of existing
buildings within the area of influence, if dominant patterns are present.

Shape: Building Elements (p68) Guideline - The principal elements and shapes used on the front facade of a new
building should be compatible with those of existing buildings in the area of influence, if dominant patterns are
present.

Shape: Porch Form (p68) Guideline - The shape and size of a new porch should be consistent with those of existing
historic buildings within the area of influence, if dominant patterns are present.
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724

7.2.5

7.2.6

7.2.7

7.2.7

7.2.8

7.3.2

7.3.2

7.3.3

9.5

9.6

Massing (p69) Guideline - The massing of a new building should be consistent with dominant massing patterns of
existing buildings in the area of influence, if such patterns are present.

Proportion (p70) Guideline - The proportions of a new building should be consistent with dominant patterns of
proportion of existing buildings in the area of influence, if such patterns are present.

Rhythm (p71) Guideline - New construction in a historic area should respect and not disrupt existing rhythmic patterns
in the area of influence, if such patterns are present.

Scale/Height (p72) Guideline - New construction in historic areas should be consistent with dominant patterns of scale
within the area of influence, if such patterns are present. Additions to historic buildings should not appear to
overwhelm the existing building.

Scale/Height (p72) Guideline - A proposed new building should appear to conform to the floor-to-floor heights of
existing structures if there is a dominant pattern within the established area of influence. Dominant patterns of cornice
lines, string courses, and water tables can be referenced to help create a consistent appearance.

Individual Architectural Elements (p73) Guideline - New construction and additions should be compatible and not
conflict with the predominant site and architectural elements—and their design relationships—of existing properties in
the area of influence.

New Construction and Subdivision Development (p75) Guideline - To be compatible with its environment, new
construction should follow established design patterns of its historic neighbors, including building orientation, setback,
height, scale, and massing.

New Construction and Subdivision Development (p75) Guideline - New construction should respect the historic
character that makes the area distinctive, but it should not be a mere imitation of historic design.

Demolition and Relocation (p75) Guideline - Historic buildings and structures should not be demolished unless they are
so unsound that rehabilitation is not possible. Historic buildings should not be moved off the property or relocated on
the site, nor should other buildings be moved onto the site.

Parking (p90) Recommendation - In surfacing new parking areas, the use of impervious paving materials is
discouraged. The intent is to limit the amount of run-off within the district’'s watershed. Consideration should be given
to the use of porous materials that allow water penetration and preserve the open character of the landscape.

Accessory Buildings (p91) Guideline - New accessory buildings, such as garages and storage houses, are to be located
in rear yard spaces and visually buffered from adjacent property owners and the public right-of-way. Accessory
buildings that complement the architecture of the adjacent residence do not require the same level of buffering and
may remain more visible within the local district. If the new building will be visible from the street, it should respect
the established setbacks and orientations of the historic buildings in the area.
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March 24, 2026 (Revised)
January 14, 2026 (Originally submitted)

DeKalb County Government

Department of Planning and Sustainability
178 Sams St

Decatur, GA 30030

Attention: Ms. Rachel Bragg
Current Planning/Zoning Manager
470-371-1494 ribragg@dekalbcountyga.gov

Subject: Structural Assessment

1080 Clifton Rd
Atlanta, GA
CERM Project No. 2025-0862F-017F

Dear Ms. Bragg:

Corporate Environmental Risk Management, LLC, is pleased to submit the revised Structural
Assessment Report developed by Sykes for the referenced project. This report was
accomplished in general accordance with CERM Proposal No. 1225-01478 dated December 12,
2025.

Should you have any questions regarding the items discussed in this report, please do not hesitate
to contact me.

Best regards,

Corporate Environmental Risk Management

Vice President of Quality
and Technical Director

Attachment: Sykes’ Structural Assessment

CORPORATE HEADQUARTERS

2800 Century Parkway, Suite 750 « Atlanta, GA 30345
Phone: 678-999-0173 « Fax: 678-999-0186

cerm.com



SYKES

STRUCTURAL ASSESSMENT
1080 Clifton Road, NE

EXECUTIVE SUMMARY

Sykes Consulting, Inc. was retained to
perform a structural assessment of the
structure on Clifton Road. Overall, the
primary structural framing of the house
appears to be generally sound with
most of the observed deficiencies
attributable to long-term water
intrusion. Based solely on structural
considerations, Sykes does not believe
the building is incapable of
rehabilitation.

Submitted by

SYKES-CONSULTING.COM + 1175 PEACHTREE ST NE « STE 2300 + ATLANTA, GA 30361
4042491538
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Structural Assessment for
1080 Clifton Road, NE
Atlanta, GA 30307

Prepared for CERM

ATTN: Kenneth A. Fluker, PE

January 14, 2026 (Original Submission)
March 20, 2026 (Revised)

GENERAL

Sykes Consulting, Inc. (Sykes) was retained by CERM to provide:

1.

a bk wbn

Structural assessment of existing structure

Opinion regarding the feasibility of rehabilitation

Alternatives to demolition, including stabilization

Public safety considerations

Preliminary recommendations for salvageable material (Sykes recommends a
preservation architect to provide expert recommendations)

Documents Received from CERM include:

1.

Engineering report (with photos) from Applicant’s structural engineer dated
December 1, 2025

2. DeKalb County Guideline from the Druid Hills Local Historic District Design Manual

3. DeKalb County Property Appraisal dated December 8, 2025

4. Property Survey and supporting documents dated October 15, 2024

Site Visit

1. Sykes representatives visited the site on December 16, 2025. See Appendix C for
the resume of the author of this report.

2. Selective demolition of wall/ floor / ceiling finishes had already been performed
prior to Sykes’ visit. See Appendix A for locations. No additional demolition was
done by Sykes.

3. Sykes representatives visually reviewed the exterior walls of the building, noting
areas of staining, distress, loss of mortar, and other structural issues.

4. Sykes representatives did not visually inspect the roof beyond what could be

observed from the ground. Please see Rehabilitation Feasibility Section 1.b. for

recommendations.

Revised March 20, 2026
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5. The interior of the building was visually reviewed for indications of damage and
distress. Where applicable, a scratch awl was used to investigate the extent of

rotten / damaged wood.

6. See Photos 1 through 4 for exterior views and Appendix A for Floor Plans. See

Appendix B for additional Photos.

Photo 1
Front of House (East Fagade)

Photo 3
North Side of House

Photo 2
Rear of House (West Fagade)

Photo 4
Sunroom / Enclosed Porch (North Fagade)

@ Page 3
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EXISTING STRUCTURAL SYSTEM

1. Existing two-story building with partial basement / crawlspace built circa 1929
2. Brick veneer on 2x4 studs @ 16” on center (typical) exterior bearing walls with
5/8”x8” diagonal wood sheathing (first and second floors) with wood lath and a
plaster finish and multiwythe brick masonry exterior bearing walls in basement/
crawlspace either painted or unfinished
a. Brick pilasters in crawlspace at the east side
b. lvy covering a portion of the east fagade (lvy had been trimmed back from the
first floor at the time of our visit). See Photo 1.
3. One chimney/fireplace. See Photo 3.
4. Wood stick framed roof
a. Claytile roof over main house
i. Low slope portion of main roof over the private bathroom on the
second floor does not appear to have clay tile
ii. Flatroof over sunroom with parapet on 3 sides (fourth side is the
second story of the house)
Felt paper
5/8” x 12” deck boards orthogonal to rafters
2x6 rafters @ 21” on center (typical)
Single 2x valley beams, ridge boards
Strongback with kickers to bearing walls below

™ o a0 T

2x6 ceiling joists @ 16” on center (typical)
h. 7/16” plywood on ceiling joists in center of attic space
5. Second floor framing
a. Onlyvisible through small holes cutin the finish ceiling below
b. 2x10 floor joists @ 16” on center (typical)
c. Exterior and interior bearing walls
6. Firstfloor framing
a. Visible from basement (some framing visible from partial crawlspace)
b. 2x10 floor joists @ 16” on center (typical)
c. Exterior multiwythe brick bearing walls
d. 4x10or (2) 2x10 beams under interior bearing walls above (presumed they
align)
e. 4” diameter pipe columns with cast cap plates supporting beams

@ Page 4
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7. Foundations/Basement/ Crawlspace
a. Unknown foundations under exterior multiwythe brick walls and 8” CMU
retaining / bearing walls defining the crawlspace
i. 8”7 CMU load bearing / retaining walls separate the full height
basement from the crawlspace on the east and south sides
b. Unknown foundations under columns
c. Slab on grade with unknown thickness in full height basement
d. Black plastic sheeting / vapor barrier at accessible crawlspace
8. Detached garage (notin scope of this assessment)

@ Page 5
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STRUCTURAL ASSESSMENT

1. General
a. Much of the existing structural framing appears sound
i. The overall adequacy of the existing framing and connections was not
addressed since a structural analysis of existing framing is not
included in Sykes’ scope of work
ii. Most ofthe damage observed was due to water leaks (from roof /
pipes / poor grading / lack of waterproofing)
iii. Limited cracking was observed in the plaster finish
iv. Beyond the areas of water damage, there was limited peeling paint
2. Observed deficiencies
a. The brick veneer above grade appears to be in good overall condition
(Photos 1 through 4) with the following exceptions:
i. Stair-step crack in southeast corner indicating possible foundation
settlement. See Photos 5 through 7.
1. Could not access from crawlspace so only observed from
exterior

Photo 5 Photo 6 Photo 7
Stair-Step Crack (South Wall) Stair-Step Cracks (SE Corner) Stair-Step Crack (East Wall)

S
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ii. Loss of mortar/ cracked mortar in some locations
1. Ivy/vines growing on the wall can cause damage

iii. Steellintels supporting brick above windows show signs of rust, but

no significant deflection or damage to adjacent brick
b. The brick walls below grade appear to be in adequate condition with the
following exceptions
i. Stair-step crack under window adjacent to driveway. See Photo 8.

ii. Loss of mortarin some locations. See Photo 9.

iii. Evidence of water leaks, primarily at windows and piping but some
water intrusion / stains at other locations could be due to inadequate
exterior waterproofing. See Photos 10 through 12.

Photo 8 Photo 9

Stair-Step Crack at Basement Loss of Mortar at Brick

@ Page 7

Revised March 20, 2026



Photo 10 Photo 11 Photo 12
Water Leak Staining / Damage Water Leak Staining / Damage Water Leak Staining / Damage

c. Roof

i. Sykes was only able to observe the top side of the roof from the
ground and recommends a specialist be engaged to inspect the
existing clay tile roof for missing / damaged tiles and any other
deficiencies.

ii. Theroof framing was visible in the attic and water intrusion was
observed at the roof specifically around openings, the chimney, the
low slope portions, and the perimeter. See Photo 13. Containers
were placed in some locations presumably to collect water. See
Photo 14.

iii. Atleastone rafter at a valley was dislodged. See Photo 15.

@ Page 8
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Photo 13

Photo 14 Photo 15

Water Damage at Vent Containers to Collect Water Dislodged Roof Rafter

V.
Vi.

Some areas of mold / mildew were observed (further investigation is
recommended). See Public Safety Consideration Section 1.

No venting was observed (e.g. ridge vents, soffit vents, gable vents)
No metal connectors for wood framing were observed

d. Second Floor

Limited areas of the second-floor framing were visible. See Appendix
A for locations.

Sloping of floor in the southeast bedroom near the entry door. A
limited area floor framing was visible where the finish ceiling below
was removed. No obvious structural failures of the floor framing were
observed in this area.

Damage to the second-floor framing was observed from the lower
landing of the stair. See Photo 16. A bathroom and building corner are
in the vicinity. Damage at the roof framing was also observed in this
location (see Appendix A).

Revised March 20, 2026
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Photo 16 Photo 17 Photo 18
Damage at 2nd Floor Framing Second Floor Wall Second Floor Wall

iv. Second floor wall framing was visible in the southeast bedroom. See
Photos 17 and 18. The framing appeared to be in good condition;
however, Sykes recommends a mold assessment. See Public Safety
Considerations section.

e. FirstFloor
i. Firstfloor wall framing was visible in the Dining Room, Breakfast
Nook, and the Sunroom / Enclosed Porch. See Appendix A for
locations.

1. See Structural Assessment Section g for the Sunroom /
Enclosed Porch comments.

2. The wall framing visible in the dining room appeared to be in
good condition; however, Sykes recommend a mold
assessment. See Public Safety Considerations section.

3. The wall framing at the northwest corner of the Breakfast Nook
has severe damage from water intrusion. This could be due to
aroof leak and / or leaks from the pipe in the vicinity. There is
also damage to the roof and the second floor in this location.
The framing away from this corner appeared to be sound.

@ Page 10
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4. See Photos 19 through 24.
a. Photo 21isinthe same corner as the stairstep crack in

Photos 5 through 7. A small ball placed on the floor of
the dining room to test for floor slope did not roll toward
this corner indicating a relatively level floor.

Photo 19 Photo 20 Photo 21
Dining Room Wall Framing Dining Room Wall Framing Dining Room Wall Framing
Photo 22 Photo 23 Photo 24
Breakfast Nook Wall Framing Breakfast Nook Wall Framing Breakfast Nook Wall Framing

@ Page 11
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ii. Firstfloorframing was visible from the basement. See Photo 25.

1. Floorjoists are supported by wood ledgers. A few joists show
cracking at the notch.

2. The ledgers are nailed to beams / rim joists. Some ledgers have
slight separation from the support member.

3. Thereis floor damage directly below the northwest corner of
the Breakfast Nook. See Photo 26. This damage extends from
the roof to the basement in this location.

4. Beams are supported by multiwythe brick or CMU walls, by
other beams, or on columns.

a. No metal connectors were observed

b. The header beam at the stairs has been cut to allow for
piping. See Photo 27.

c. Some beams at the columns show signs of crushing at
the column caps. See Photos 28 and 29.

Photo 25 Photo 26 Photo 27
First Floor Framing Floor Damage below Breakfast Nook  Header Beam at Stair Opening

iii. Columns
1. The top of the pipe columns have separate cast caps with two
holes for nails to be fastened to the beams above. See Photos

28 through 30.
@ Page 12

Revised March 20, 2026



2. One column has an adjacent shoring post. The bottom of the
beam is at least 1/2 inch above the column cap, so the column
is no longer load bearing. A slight indentation is visible where
bearing occurred indicating compression of the wood possibly
due to inadequate bearing area. See Photos 29 and 30.

Photo 28 Photo 29 Photo 30

Top of Pipe Column Top of Pipe Column Top of Pipe Column
With Adjacent Shoring Post

f. Foundations/Basement/ Crawlspace
i. Foundations could not be assessed since they are below grade and
would require excavation to expose them.
ii. See Structural Assessment Section 2.b for exterior multiwythe brick
walls below grade.
iii. Columns
1. The bottoms of the columns are rusted. Some are in extremely
poor condition with signification loss of section. See Photos
31 and 32.
2. The column foundations are unknown.
3. One column has an adjacent shoring post. See Photos 30 and
32.
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Photo 31 Photo 32

Rusted Bottom of Column Rusted Bottom of Column at Adjacent Shoring Post

iv. Crawlspace
1. The accessible portion of the crawlspace (under the front
patio) was dry at the time of Sykes’ visit. Some localized water
stains were observed on the exterior brick wall and the interior
CMU wall. See Photos 33 through 35.

Photo 33 Photo 34 Photo 35

Crawlspace Brick Pilaster at Crawlspace Exterior Wall at Crawlspace
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v. Slabon Grade
1. The thickness of the slab on grade is unknown.
2. No standing water at the time of Sykes’ site visit; however,
there is damage to the slab on grade due to continuous water
intrusion and prior patching. See Photos 36 and 37.
vi. Exterior Entrance
1. There is an exterior entrance to the basement that allows
water to enter. See Photo 38.
vii. A mold assessmentis recommended. See Public Safety
Considerations Section

Photo 36 Photo 37 Photo 38

Slab on Grade Slab on Grade Exterior Basement Entrance

g. Sunroom/Enclosed Porch

i. This area shows the most damage to the structure.

ii. The roof over the Sunroom / Enclosed Porch shows extensive signs of
water intrusion with damaged and rotten roof joists. The framing over
the window on the north side is damaged and rotten with mold
growing. See Photos 39 through 42.
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Photo 39 Photo 40

Roof of Sunroom / Enclosed Porch Roof of Sunroom / Enclosed Porch
Photo 41 Photo 42
Mold / Rot over North Window at Rotten Framing over North Window at
Sunroom / Enclosed Porch Sunroom / Enclosed Porch

iii. The wallin the northwest corner has extensive damage and rot. Some
of the wall studs and exterior diagonal sheathing have partially rotted
away and the exterior brick veneer is visible. See Photos 43 through
45.

iv. The floor shows signs of water damage but most of the framing below

appears sound. See Photos 46 and 47.
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Photo 43 Photo 44 Photo 45

Northwest Corner Framing Northwest Corner Framing Northwest Corner Framing
At Sunroom / Enclosed Porch At Sunroom / Enclosed Porch At Sunroom / Enclosed Porch

Photo 46 Photo 47

Water Damage at Floor of Basement Below Sunroom / Enclosed Porch
Sunroom / Enclosed Porch Showing Floor Framing
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REHABILITATION FEASIBILITY

1. Sykes does not believe that this house is unable to be rehabilitated from a strictly
structural point of view.
a. The sunroom/enclosed porch above the basement level is the portion of the
house that will require the most demolition / rebuilding.
i. Roof over sunroom would need to be completely redone. Thereis
significant damage to the wood where the roof has leaked
b. Sykesrecommends aroof assessment for main building. The corner of the

roof over the private bathroom on the second floor and the breakfast nook on
the first floor shows signs of significant water leaks. This low slope portion of
the high roof does not appear to have the typical clay tile that was observed
on the rest of the high roof. Damage to the framing from water leaks was also
observed at framing near the chimney.

2. Sykes cannot make a determination if rehabilitation is feasible from an economic

standpoint.
a. Structural analysis of the existing framing is not in the scope of this report. If

all or a portion of the existing building is to remain, Sykes recommends a
complete analysis for the current framing or for any proposed renovations
that may modify the current framing to assist in pricing for rehabilitation /
renovation.

b. Sykes recommends additional investigations or assessments by specialists
for the following issues to determine if remediation of hazardous conditions /
materials is economically feasible.

i. Mold/ mildew assessment

ii. Asbestos/lead paint assessment
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DEMOLITION ALTERNATIVES

1. Viable alternatives to demolition, including stabilization include:
a. Underpinning at SE corner to mitigate additional settlement
b. Waterproofing / upgraded drainage
i. The basement wall adjacent to the driveway, the rear of house at
basement windows, and the exterior basement entry require
particular attention
c. Updating first floor framing at posts (replace damaged column and add
larger column caps), additional attachments at ledgers, repair at overcut
joists
i. Need to verify framing is adequate or if beam reinforcing /
replacement is necessary. See Rehabilitation Feasibility Section
2.a.
d. Clean brick and repoint where necessary
Provide ventilation for the attic and basement
f. Helities could be used to secure brick veneer to back-up framing. Published
literature does not address helitie capacity in diagonal plank wood
sheathing, but adding helities would provide a connection from the brick
veneer to the back-up wall since one does not appear to currently exist.

Revised March 20, 2026
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PUBLIC SAFETY CONSIDERATIONS

1. Sykes recommends a full mold / mildew / asbestos / lead paint assessment
a. There are locations of potential black mold where water intrusion has
damaged the wood.
b. There are some locations of potential white mold / mildew on the wood
sheathing and framing members.
2. The structure appears mostly sound and not in danger of imminent collapse.
3. The most extensive damage to the framing occurred at the Sunroom / Enclosed
Porch and at the northwest corner of the Breakfast Nook.
a. Thefloor appears sound, but the roof over this area may be severely
compromised.

Revised March 20, 2026
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HISTORIC CONSIDERATIONS
1. Degree of remaining architectural / historic integrity
a. This determination is outside Sykes’ area of expertise

2. Would demolition adversely impact the historic district
a. This determination is outside Sykes’ area of expertise
3. Sykes recommends these items be reviewed by a preservation architect or other
qualified professional.
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SALVAGEABLE MATERIAL
1. Sykes recommends all Items listed in this section be reviewed by a preservation
architect to determine historical relevance.

a. Doors/door hardware

b. Windows
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c. Lightfixtures

d. Coal chute doors
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e. Phone niche

f. Tile
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g. Fireplace

h. Molding/ picture rail (see Appendix B Living Room and Dining Room Photos.)

i. Stair

j- Wood Flooring (see Appendix B various photos)
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APPENDIX A

SCHEMATIC FLOOR PLANS
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APPENDIX B

ADDITIONAL PHOTOS
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Living Room Living Room

Living Room View into Dining Room Dining Room

Sunroom / Enclosed Porch Northeast Bedroom
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Southeast Bedroom Northeast Corner of Exterior Patio

North Exterior Wall of Kitchen Kitchen
Sunroom / Enclosed Porch
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Basement Basement

Framing Under Hearth Downspout Near Doorstops
Basement Window
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APPENDIX C

AUTHOR RESUME
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SYKES TARA (TAMMIE) DILLS, r.e., s.E. LEED AP BD+C

STRUCTURAL ENGINEER

As Project Manger, Tammie will ensure that the engineering
direction is both executed and in line with the overall vision of the
design team to help deliver a quality project to the owner. She will
handle the day-to-day communication with the client, coordinate
the structure with other project disciplines, and organize design,
details, general notes, and specifications. Tammie will also be
the primary point of contact during the construction
administration phase of the project, reviewing shop drawings,
responding to requests for information, and performing all site

visits.
EXPERIENCE
EDUCATION
Bachelor of Science in Design (Architecture) PROJECT: UGA Holmes-Hunter
Clemson University (1991) Academic Building
Clemson, South Carolina LOCATION: Athens, Georgia

ROLE: Senior Project Manager
Master of Science in Civil Engineering (Structures)

Clemson University (1995)

Clemson, South Carolina PROJECT: Howard Middle School
LOCATION: Atlanta, Georgia
LICENSURE ROLE: Senior Project Manager

Professional Engineering License(s)

+ Georgia PROJECT: Nelson Street Bridge
LOCATION: Atlanta, Georgia
ROLE: Senior Project Manager

AFFILIATIONS
« Structural Engineering Association of Georgia PROJECT: Atlanta Housing
Authority — Englewood South
(SEAOG) :
LOCATION: Atlanta, Georgia

* American Institute of Steel Construction (AISC) ) )
ROLE: Senior Project Manager

SYKES-CONSULTING.COM | 1175 PEACHTREE ST NE STE 2300 | ATLANTA, GA 30361 @ 404.249.1538




1. Demolition and removal of a structurally-unsound 2,184 sq. ft. Tudor house, originally constructed
in 1929. Plans and an as-bui8It photo along with a structured analysis and Affidavit from a licensed
structured engineer are provided.

2. Demolition and removal of structurally-unsound 2-car garage for which a demolition COA was
issued in March, 2025.





















William S. Train, P.E.

December 1, 2025

Attention: Attention: Bobby Buckler

Re: 1080 Clifton Road NE
Atlanta, Georgia 30307

STRUCTURAL ANALYSIS SUMMARY

PURPOSE

We were engaged to provide an assessment of the existing conditions of
the existing house at the above referenced location for the purpose of
determining the structural integrity of the house, identifying deficiencies,
and providing recommendations. We were informed that the house was
built in 1929. The house is two story with a basement and partial crawl
space, an attic, an open front porch, and an enclosed side porch.
Observations of the existing conditions are as follows:

FOUNDATION

The house was constructed on a continuous spread shallow footing
foundation on compacted earth with a partial basement/crawl space. The
basement wall is multi-wythe load bearing brick and block masonry, with
areas of cracks and loose mortar joints, and indications of water intrusion
from the exterior, there is no exterior waterproofing and no drainage on the
exterior. The basement slab is uneven, has settlement due to erosion of the
earth base, and has an existing drain which is blocked with an unknown
outlet. The crawl space is exposed earth with high levels of moisture and
no vapor barrier. Standing water was observed in areas of the basement
and crawl space. The interior basement columns were rusted steel pipe
columns embedded in the concrete slab, the depth and dimensions of the
supports under the columns are unknown. Vertical displacement of the
columns was observed. A temporary screw jack column was installed
adjacent to a failed steel column. Asbestos and high levels of mold were



observed. New columns on new footings, exterior and interior drainage,
waterproofing of the perimeter walls, moisture control in the crawl space,
and asbestos and mold remediation measures are required.

FRAMING

The main floors and upper floors are wood framed with 1x diagonal
subflooring on 2x10 @ 16”0.c. joists. The stud walls are 2x4 @ 16”0.c. with
plaster on a wood lath on the inside faces of the stud walls. The first floor
framing was visible in the basement area. The floor joists are notched and
bear on a ledger board that is nailed to double 2x10 beams. The nails in the
ledger board have slipped due to wood shrinkage and age and activity, the
ledger board and beams have pried apart. At the notch on the joists, the
joists have splits. Where the wood beams bear on the steel columns,
crushing of the wood was observed.

The exterior face of the stud walls at the main and upper floors is diagonal
1x board sheathing and has brick veneer. Water intrusion was observed in
the ceiling and exterior walls in the main floor kitchen, breakfast room,
living room, dining room, stair landing, side porch, and the upstairs
bedrooms. The plaster and lath were removed in the areas with water
stains. The joists, wall studs, subfloor, wall plates, and sheathing that were
exposed had extensive rot and deterioration and mold. Where the
sheathing was rotted, no brick ties were observed for the brick. Indications
of past termite damage was observed. On the front of the house, the ivy
was removed on the brick veneer exposing mortar separations and cracks
in the mortar and the brick veneer, permitting water intrusion. The stair-
step crack pattern in the brick mortar joints is an indication of a degree of
foundation settlement. We were informed that in order to treat the mold,
complete removal of the plaster and wood lath on the walls and ceilings
would be required.

ROOF

The roof is clay tile on felt on 1x decking on 2x8 @ 16”0.c. rafters, all
materials original to the house. Attic framing is %” flooring on 2x8 @
16”0.c. joists. Roof leaks have caused rot and mold in the decking, the
exterior and interior walls, the ceiling joists of the upstairs bedrooms and
the stair hall. The flat roof above the side porch was a granular felt on 1x
decking on 2x8 @ 16”o.c. rafters with a 2 foot tall parapet. Water had
penetrated the roofing materials, the framing was rotted with mold, and in
several areas the wood was completely deteriorated.



SUMMARY AND RECOMMENDATIONS

Years of exposure to water with no maintenance and no ventilation have
caused extensive deterioration to the structural elements of the house.
The 2018 International Existing Building Code with Georgia Amendments,
Chapter 2, Definitions (pages 12 and 13), states that if more than 33 percent
of the vertical elements of the lateral load resisting system is reduced from
its pre-damage condition, the structure has Substantial Structural Damage.
It is my opinion that approximately 75 percent of all exterior walls would
need to be removed and rebuilt due to the condition of the sill plates and
studs, and approximately 50 percent of all interior walls would need to be
removed and rebuilt. All areas of wood with rot need to be removed. The
wall plates, wall studs, and floor and ceiling joists are elements that are
essential parts of the structural frame. It would be technically infeasible to
replace partial elements of the stud walls without replacing the entire frame
of the stud wall. The rotted floor joists would require removal of the
subflooring, in order to remove and replace the joists. Temporary shoring
of the structure during the required repair work would be challenging. The
brick veneer would need to be completely removed during the process of
repairing the exterior walls.

In its present condition the house is uninhabitable, and is unsafe and
unsanitary with extensive areas of mold. Accessibility presents life safety
concerns due to exposure to mold and due to defective and rotted framing.
To structurally rehabilitate the house in its present condition to current
codes would not be possible.

The recommendation is to completely remove the existing structure and
the foundation. Supporting pictures are available.

William S. Train, P.E. — Structural Engineer



1080 CLIFTON ROAD - SUPPORTING PICTURES

1. Side Porch



2. Breakfast Room

3. Upper Floor Ceiling at Chimney

4, Attic



5. Brick Veneer

6. Basement






7. Drainage



The field data upon which this plat is based has a closure precision
of one foot in 15,000 feet and an angular error of 03"

seconds per angle point and was adjusted using the Compass Rule.
This plat has been calculated for closure and is found to be accurate
within one foot in 100,000 feet.

Equipment used: Topcon GTS—213 Total Station.

FLOOD HAZARD STATEMENT

THIS PROPERTY IS NOT IN A FLOOD HAZARD AREA AS PER
THE FIRM FLOOD HAZARD MAP OF DEKALB COUNTY, GEORGIA,
COMMUNITY PANEL NUMBER 13089C 0062K, DATED 08715719

ZONING INFORMATION:

CLASSIFICATION: R-75
SETBACKS: FRONT — 30 FEET

SIDE = 7.5 FEET

REAR — 40 FEET
MINIMUM LOT WIDTH = 75 FEET
MINIMUM LOT AREA - 10,000 sf.
MAX IMUM LOT COVERAGE - 35«
MINIMUM FLOOR AREA — 2000 sf.
MAXIMUM BUILDING HEIGHT = 35 FEET

LOT AREA:

19,261 sf.
0.442 ACRES
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Exterior Materials

. Brick. Cherokee Brick, Pinehurst

. Mortar. Ivory

. Half Timber Areas. Ivory Stucco with Hardie Board Battens

. Roofing Material. Certainteed Grand Manor, Weathered Wood
. Front Door. Oak

. Front Facade Accents. Cream Limestone

. Dormers. Ivory Stucco
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From: Rich Brasher

To: Paige V. Jennings

Cc: Harriett Lane; Sharon Day; Rich Brasher

Subject: 06-15-2026 HPC Agenda, Item K - 1080 Clifton Road
Date: Friday, June 12, 2026 2:20:44 PM

Good Afternoon Paige -

On behalf of the DeKalb Land Use Committee of DHCA, and the DHCA
Board, | wish to register concurrence with the Staff recommendation and
opposition to the demolition of the historic home located at 1080 Clifton
Road, and included as Item K. for the June 15, 2026 HPC Agenda.

Our position of opposition is as follows:

The “Design Manual for Druid Hills Local Historic District”. Section
7.3.3 Demolition and Relocation lists five 3U|dellnes regarding the
demolition of historic homes, incorporated here by reference.

Generally, DHCA's perspective is: 1) preservation and

restoration of the existing home, 2) preservation of the street-
facing facade, while allowing expansion and/or new construction _
to the rear of that facade, and 3) demolition may be allowed only if
rehabilitation of the existing structure is deemed to be infeasible.

In this case, we cite the current real estate listing for the existing
home that notes, "If you've got any interest in creating your
custom forever home right on the Druid Hills Golf course, here's
your chance. The architectural details of this historic home are
stunnlng; from the limestone accents to the slate roof, to the
arched doorways and built in phone boxes, this 1929 gem is ready
to be brought into the 21 st century.”

We agree with this suggestion. The possibility of demolition and
new construction is not expressed.

Given DHCA's role of advocacy and historic preservation on behalf
of the community we serve, the DHCA Board request denial of this
application for demolition, the denial of the proposed new
construction that widely diverges from the refined character of the
existing home in favor of incompatible massing and a diversity of
building materials. Instead, we support the preservation of the
facade and restoration or new construction to the rear of the
fa%_%:ad_e to create the home articulated in the advertised real estate
offering."

For reference:

https://www.zillow.com/homedetails/1080-Clifton-Rd-NE-
Atlanta-GA-30307/461831114 zpid/

"If you've got any interest in creating your custom forever home right on
the Druid Hills Golf course, here's your chance. The architectural details of
this historic home are stunning; from the limestone accents to the slate
roof, to the arched doorways and built in phone boxes, this 1929 gem is
ready to be brought into the 21 st century.”

Thank you for the opportunity to register our position.


mailto:brasherrich@gmail.com
mailto:pvjennings@dekalbcountyga.gov
mailto:harriettlane@rocketmail.com
mailto:sharon.day@erafb.com
mailto:brasherrich@gmail.com
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.zillow.com%2Fhomedetails%2F1080-Clifton-Rd-NE-Atlanta-GA-30307%2F461831114_zpid%2F&data=05%7C02%7Cpvjennings%40dekalbcountyga.gov%7Cff32fd1db5c247a32fcf08dec8af4c69%7C292d5527abff45ffbc92b1db1037607b%7C1%7C0%7C639168852437520591%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=AU6v99UdzgxQhxCsPcSWy8RD9LftJYEGKc3UmA30gL4%3D&reserved=0
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.zillow.com%2Fhomedetails%2F1080-Clifton-Rd-NE-Atlanta-GA-30307%2F461831114_zpid%2F&data=05%7C02%7Cpvjennings%40dekalbcountyga.gov%7Cff32fd1db5c247a32fcf08dec8af4c69%7C292d5527abff45ffbc92b1db1037607b%7C1%7C0%7C639168852437520591%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=AU6v99UdzgxQhxCsPcSWy8RD9LftJYEGKc3UmA30gL4%3D&reserved=0

Sincerely,
Rich Brasher
Chair, DHCA DeKalb Land Use Committee

Rich Brasher, PE, AICP
1895 Edinburgh Terrace NE

Atlanta, GA 30307-1111

Telephone: 760-936-3248

Email: brasherrich@gmail.com

Website: www.richbrasher.com



mailto:brasherrich@gmail.com
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From: Plansustain

To: Chris Leeth; Paige V. Jenninas

Cc: Melanie B Leeth

Subject: Re: Historic Preservation Commission Agenda Item K. 1080 Clifton Road--June 16. 1026
Date: Monday, June 15, 2026 7:29:28 AM

Attachments: Outlook-xtjsstzz.png

Greetings.

Your email has been copied above to Paige Jennings, Sr. Planner for HPC.

Thank you.

ATTENTION - NOTICE REGARDING SHORT-TERM RENTALS:

If you are applying for a Short-Term Rental license, do not utilize the County’s
ePermitting system.

The official Short Term Rental application process launched on May 20, 2026, and is available
at the following link: https://portal.deckard.com/ga-dekalb-str-portal

Visit the Engage DeKalb Short-Term Rental webpage for updates, ordinance information,

FAQs, and implementation details: https://engagedekalb.dekalbcountyga.gov/short-term-
rental

DeKalb County Planning & Sustainability Department
Government Services Center

178 Sams Street, Decatur, GA 30030

(404) 371-2155

Planning and Sustainability | DeKalb County GA

Click here for Permit Status DeKalb County Permit Tracker

Click here for Permit Guide https://app.oncamino.com/dekalb_county/
Click here for Zoning Map DeKalb County Parcel Viewer

From: Chris Leeth <chrisleeth@gmail.com>
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Sent: Friday, June 12, 2026 10:14 PM

To: Plansustain <plansustain@dekalbcountyga.gov>

Cc: Melanie B Leeth <MBLeeth@imlay.net>

Subject: Historic Preservation Commission Agenda Item K. 1080 Clifton Road--June 16. 1026

Dear Sir or Madam of the Historic Preservation Commission,

My name is Chris Leeth. I own and occupy 1807 E Clifton Rd NE, Atlanta, GA 30307. From my driveway | can see the
subject property and house, thus I clearly live in the area of influence. For several years | chaired the Historic Preservation
Committee for the Druid Hills Civic Association and thus am conversant with the ordinance and guidelines.

Unfortunately, | am traveling during the HPC meeting and cannot attend. However, | want to voice my strong objection to
the demolition of the subject main structure and support staff's report denying demolition. More specifically | would like
commissioners to carefully consider the guideline regarding the Design Review Objective: When making a material
change to a structure that is in view from a public right-of-way, a higher standard is required to ensure that design changes
are compatible with the architectural style of the structure and retain character-defining features. When a proposed
material change to a structure is not in view from the public-right-way, the Preservation Commission may review the
project with a less strict standard so as to allow the owner more flexibility. Such changes, however, shall not have a
substantial adverse effect on the overall architectural character of the structure. Clearly demolition and the new
construction proposed will have a profound effect on the character of the structure and the area of influence.

Furthermore, | would also reiterate staff's citation of guideline 7.3.3 Demolition and Relocation stating: Historic buildings
and structures should not be demolished unless they are so unsound that rehabilitation is not possible. Historic buildings
should not be moved off the property or relocated on the site, nor should other buildings be moved onto the site.

Finally, I also am familiar with Mr. Daughdrill's work. Work that has been ongoing for decades within the District and feel
confident in saying that he knew what he was “getting into" when purchasing the property. | can say with certainty that he
knows the ordinance and guidelines well. This, because he was the primary author of the legal argument (upheld in Court)
that once a property no longer has a historic structure on it, it is no longer within the purview of the HPC but the Planning
Commission--a glaring defect in the Historic Preservation Ordinance that ultimately was exploited to allow the non-
historic intrusion into the District known as Clifton Ridge.l would urge the commission to be aware of this possibility and
not allow a repeat of such.

Finally, the engineering report is unequivocal: this property is remediable and needs nothing more than a little tender
loving care (typical of most of the structures within the Distric)--not demolition.

If you have any questions or concerns, please feel free to contact me at this email address.

Chris Leeth



June 12, 2026
To: Paige Jennings and Historic Preservation Commission Members
Re: 1080 Clifton Road, Application for Certificate of Appropriateness

Dear Paige and Commission Members Hallquist, Rothwell, Rankin, Daspit, Harben,
Thibodeaux, and McConnell,

I am writing in opposition to Robert Buckler’s application to demolish 1080 Clifton Road and
replace it with a non-historic house. Here are my reasons:

1.)

3.

4.)

5.)

6.)

As stipulated in the Design Manual, “demolition of a historic structure should not
occur and should be avoided. Demolition of a historic structure may only be permitted
in the event that public safety and welfare require the removal of the building or
structure, the building has lost its architectural and historical value, and/or the building
does not contribute to the historical or architectural character of the historic district
and its removal will not adversely impact the integrity of the historic streetscape and
the historic district.” (7.3.3, page 75)

| respectfully disagree with the applicant’s prior claim that “there is no particular or
special historical or architectural value to the residence.” The existing house fits in very
nicely with surrounding and neighboring houses and most neighbors consider it
“charming.”

While | have never been inside 1080 Clifton, having been active in the neighborhood for
30 years, knowing many neighbors, | am aware that most of the houses built around the
same time period (late 1920’s), including mine and one | manage for a neighbor, have
needed structural, water-proofing, and other repairs. Structural engineers, civil
engineers and architects have informed us that homes in our neighborhood that were
constructed at that time were built much better than homes built over the last 80
years, that they “have very good bones,” and that almost all are worth renovating.

DeKalb County’s real estate records list 1080 Clifton Road as being in “Average”
condition, not “Poor.”

The applicant sites mold as one reason to demolish the house. Many of our homes
have had mold that we were able to have removed, and the same can occur with 1080
Clifton.

With having easy to access basements and crawlspaces, contractors have found
structural reinforcing and mold elimination quite doable.

| urge you to continue supporting historic preservation in Druid Hills by voting against the
demolition of 1080 Clifton.

Sincerely,

Mark Goldman, M.S., M.Arch.
1179 Clifton Road, Atlanta, GA 30307



March 24, 2026 (Revised)
January 14, 2026 (Originally submitted)

DeKalb County Government

Department of Planning and Sustainability
178 Sams St

Decatur, GA 30030

Attention: Ms. Rachel Bragg
Current Planning/Zoning Manager
470-371-1494 ribragg@dekalbcountyga.gov

Subject: Structural Assessment

1080 Clifton Rd
Atlanta, GA
CERM Project No. 2025-0862F-017F

Dear Ms. Bragg:

Corporate Environmental Risk Management, LLC, is pleased to submit the revised Structural
Assessment Report developed by Sykes for the referenced project. This report was
accomplished in general accordance with CERM Proposal No. 1225-01478 dated December 12,
2025.

Should you have any questions regarding the items discussed in this report, please do not hesitate
to contact me.

Best regards,

Corporate Environmental Risk Management

Vice President of Quality
and Technical Director

Attachment: Sykes’ Structural Assessment

CORPORATE HEADQUARTERS

2800 Century Parkway, Suite 750 « Atlanta, GA 30345
Phone: 678-999-0173 « Fax: 678-999-0186

cerm.com



SYKES

STRUCTURAL ASSESSMENT
1080 Clifton Road, NE

EXECUTIVE SUMMARY

Sykes Consulting, Inc. was retained to
perform a structural assessment of the
structure on Clifton Road. Overall, the
primary structural framing of the house
appears to be generally sound with
most of the observed deficiencies
attributable to long-term water
intrusion. Based solely on structural
considerations, Sykes does not believe
the building is incapable of
rehabilitation.

Submitted by

SYKES-CONSULTING.COM + 1175 PEACHTREE ST NE « STE 2300 + ATLANTA, GA 30361
4042491538
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Structural Assessment for
1080 Clifton Road, NE
Atlanta, GA 30307

Prepared for CERM

ATTN: Kenneth A. Fluker, PE

January 14, 2026 (Original Submission)
March 20, 2026 (Revised)

GENERAL

Sykes Consulting, Inc. (Sykes) was retained by CERM to provide:

1.

a bk wbn

Structural assessment of existing structure

Opinion regarding the feasibility of rehabilitation

Alternatives to demolition, including stabilization

Public safety considerations

Preliminary recommendations for salvageable material (Sykes recommends a
preservation architect to provide expert recommendations)

Documents Received from CERM include:

1.

Engineering report (with photos) from Applicant’s structural engineer dated
December 1, 2025

2. DeKalb County Guideline from the Druid Hills Local Historic District Design Manual

3. DeKalb County Property Appraisal dated December 8, 2025

4. Property Survey and supporting documents dated October 15, 2024

Site Visit

1. Sykes representatives visited the site on December 16, 2025. See Appendix C for
the resume of the author of this report.

2. Selective demolition of wall/ floor / ceiling finishes had already been performed
prior to Sykes’ visit. See Appendix A for locations. No additional demolition was
done by Sykes.

3. Sykes representatives visually reviewed the exterior walls of the building, noting
areas of staining, distress, loss of mortar, and other structural issues.

4. Sykes representatives did not visually inspect the roof beyond what could be

observed from the ground. Please see Rehabilitation Feasibility Section 1.b. for

recommendations.

Revised March 20, 2026
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5. The interior of the building was visually reviewed for indications of damage and
distress. Where applicable, a scratch awl was used to investigate the extent of

rotten / damaged wood.

6. See Photos 1 through 4 for exterior views and Appendix A for Floor Plans. See

Appendix B for additional Photos.

Photo 1
Front of House (East Fagade)

Photo 3
North Side of House

Photo 2
Rear of House (West Fagade)

Photo 4
Sunroom / Enclosed Porch (North Fagade)

@ Page 3
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EXISTING STRUCTURAL SYSTEM

1. Existing two-story building with partial basement / crawlspace built circa 1929
2. Brick veneer on 2x4 studs @ 16” on center (typical) exterior bearing walls with
5/8”x8” diagonal wood sheathing (first and second floors) with wood lath and a
plaster finish and multiwythe brick masonry exterior bearing walls in basement/
crawlspace either painted or unfinished
a. Brick pilasters in crawlspace at the east side
b. lvy covering a portion of the east fagade (lvy had been trimmed back from the
first floor at the time of our visit). See Photo 1.
3. One chimney/fireplace. See Photo 3.
4. Wood stick framed roof
a. Claytile roof over main house
i. Low slope portion of main roof over the private bathroom on the
second floor does not appear to have clay tile
ii. Flatroof over sunroom with parapet on 3 sides (fourth side is the
second story of the house)
Felt paper
5/8” x 12” deck boards orthogonal to rafters
2x6 rafters @ 21” on center (typical)
Single 2x valley beams, ridge boards
Strongback with kickers to bearing walls below

™ o a0 T

2x6 ceiling joists @ 16” on center (typical)
h. 7/16” plywood on ceiling joists in center of attic space
5. Second floor framing
a. Onlyvisible through small holes cutin the finish ceiling below
b. 2x10 floor joists @ 16” on center (typical)
c. Exterior and interior bearing walls
6. Firstfloor framing
a. Visible from basement (some framing visible from partial crawlspace)
b. 2x10 floor joists @ 16” on center (typical)
c. Exterior multiwythe brick bearing walls
d. 4x10or (2) 2x10 beams under interior bearing walls above (presumed they
align)
e. 4” diameter pipe columns with cast cap plates supporting beams

@ Page 4
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7. Foundations/Basement/ Crawlspace
a. Unknown foundations under exterior multiwythe brick walls and 8” CMU
retaining / bearing walls defining the crawlspace
i. 8”7 CMU load bearing / retaining walls separate the full height
basement from the crawlspace on the east and south sides
b. Unknown foundations under columns
c. Slab on grade with unknown thickness in full height basement
d. Black plastic sheeting / vapor barrier at accessible crawlspace
8. Detached garage (notin scope of this assessment)

@ Page 5
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STRUCTURAL ASSESSMENT

1. General
a. Much of the existing structural framing appears sound
i. The overall adequacy of the existing framing and connections was not
addressed since a structural analysis of existing framing is not
included in Sykes’ scope of work
ii. Most ofthe damage observed was due to water leaks (from roof /
pipes / poor grading / lack of waterproofing)
iii. Limited cracking was observed in the plaster finish
iv. Beyond the areas of water damage, there was limited peeling paint
2. Observed deficiencies
a. The brick veneer above grade appears to be in good overall condition
(Photos 1 through 4) with the following exceptions:
i. Stair-step crack in southeast corner indicating possible foundation
settlement. See Photos 5 through 7.
1. Could not access from crawlspace so only observed from
exterior

Photo 5 Photo 6 Photo 7
Stair-Step Crack (South Wall) Stair-Step Cracks (SE Corner) Stair-Step Crack (East Wall)

S
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ii. Loss of mortar/ cracked mortar in some locations
1. Ivy/vines growing on the wall can cause damage

iii. Steellintels supporting brick above windows show signs of rust, but

no significant deflection or damage to adjacent brick
b. The brick walls below grade appear to be in adequate condition with the
following exceptions
i. Stair-step crack under window adjacent to driveway. See Photo 8.

ii. Loss of mortarin some locations. See Photo 9.

iii. Evidence of water leaks, primarily at windows and piping but some
water intrusion / stains at other locations could be due to inadequate
exterior waterproofing. See Photos 10 through 12.

Photo 8 Photo 9

Stair-Step Crack at Basement Loss of Mortar at Brick

@ Page 7
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Photo 10 Photo 11 Photo 12
Water Leak Staining / Damage Water Leak Staining / Damage Water Leak Staining / Damage

c. Roof

i. Sykes was only able to observe the top side of the roof from the
ground and recommends a specialist be engaged to inspect the
existing clay tile roof for missing / damaged tiles and any other
deficiencies.

ii. Theroof framing was visible in the attic and water intrusion was
observed at the roof specifically around openings, the chimney, the
low slope portions, and the perimeter. See Photo 13. Containers
were placed in some locations presumably to collect water. See
Photo 14.

iii. Atleastone rafter at a valley was dislodged. See Photo 15.

@ Page 8
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Photo 13

Photo 14 Photo 15

Water Damage at Vent Containers to Collect Water Dislodged Roof Rafter

V.
Vi.

Some areas of mold / mildew were observed (further investigation is
recommended). See Public Safety Consideration Section 1.

No venting was observed (e.g. ridge vents, soffit vents, gable vents)
No metal connectors for wood framing were observed

d. Second Floor

Limited areas of the second-floor framing were visible. See Appendix
A for locations.

Sloping of floor in the southeast bedroom near the entry door. A
limited area floor framing was visible where the finish ceiling below
was removed. No obvious structural failures of the floor framing were
observed in this area.

Damage to the second-floor framing was observed from the lower
landing of the stair. See Photo 16. A bathroom and building corner are
in the vicinity. Damage at the roof framing was also observed in this
location (see Appendix A).
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Photo 16 Photo 17 Photo 18
Damage at 2nd Floor Framing Second Floor Wall Second Floor Wall

iv. Second floor wall framing was visible in the southeast bedroom. See
Photos 17 and 18. The framing appeared to be in good condition;
however, Sykes recommends a mold assessment. See Public Safety
Considerations section.

e. FirstFloor
i. Firstfloor wall framing was visible in the Dining Room, Breakfast
Nook, and the Sunroom / Enclosed Porch. See Appendix A for
locations.

1. See Structural Assessment Section g for the Sunroom /
Enclosed Porch comments.

2. The wall framing visible in the dining room appeared to be in
good condition; however, Sykes recommend a mold
assessment. See Public Safety Considerations section.

3. The wall framing at the northwest corner of the Breakfast Nook
has severe damage from water intrusion. This could be due to
aroof leak and / or leaks from the pipe in the vicinity. There is
also damage to the roof and the second floor in this location.
The framing away from this corner appeared to be sound.

@ Page 10
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4. See Photos 19 through 24.
a. Photo 21isinthe same corner as the stairstep crack in

Photos 5 through 7. A small ball placed on the floor of
the dining room to test for floor slope did not roll toward
this corner indicating a relatively level floor.

Photo 19 Photo 20 Photo 21
Dining Room Wall Framing Dining Room Wall Framing Dining Room Wall Framing
Photo 22 Photo 23 Photo 24
Breakfast Nook Wall Framing Breakfast Nook Wall Framing Breakfast Nook Wall Framing

@ Page 11

Revised March 20, 2026



ii. Firstfloorframing was visible from the basement. See Photo 25.

1. Floorjoists are supported by wood ledgers. A few joists show
cracking at the notch.

2. The ledgers are nailed to beams / rim joists. Some ledgers have
slight separation from the support member.

3. Thereis floor damage directly below the northwest corner of
the Breakfast Nook. See Photo 26. This damage extends from
the roof to the basement in this location.

4. Beams are supported by multiwythe brick or CMU walls, by
other beams, or on columns.

a. No metal connectors were observed

b. The header beam at the stairs has been cut to allow for
piping. See Photo 27.

c. Some beams at the columns show signs of crushing at
the column caps. See Photos 28 and 29.

Photo 25 Photo 26 Photo 27
First Floor Framing Floor Damage below Breakfast Nook  Header Beam at Stair Opening

iii. Columns
1. The top of the pipe columns have separate cast caps with two
holes for nails to be fastened to the beams above. See Photos

28 through 30.
@ Page 12
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2. One column has an adjacent shoring post. The bottom of the
beam is at least 1/2 inch above the column cap, so the column
is no longer load bearing. A slight indentation is visible where
bearing occurred indicating compression of the wood possibly
due to inadequate bearing area. See Photos 29 and 30.

Photo 28 Photo 29 Photo 30

Top of Pipe Column Top of Pipe Column Top of Pipe Column
With Adjacent Shoring Post

f. Foundations/Basement/ Crawlspace
i. Foundations could not be assessed since they are below grade and
would require excavation to expose them.
ii. See Structural Assessment Section 2.b for exterior multiwythe brick
walls below grade.
iii. Columns
1. The bottoms of the columns are rusted. Some are in extremely
poor condition with signification loss of section. See Photos
31 and 32.
2. The column foundations are unknown.
3. One column has an adjacent shoring post. See Photos 30 and
32.
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Photo 31 Photo 32

Rusted Bottom of Column Rusted Bottom of Column at Adjacent Shoring Post

iv. Crawlspace
1. The accessible portion of the crawlspace (under the front
patio) was dry at the time of Sykes’ visit. Some localized water
stains were observed on the exterior brick wall and the interior
CMU wall. See Photos 33 through 35.

Photo 33 Photo 34 Photo 35

Crawlspace Brick Pilaster at Crawlspace Exterior Wall at Crawlspace
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v. Slabon Grade
1. The thickness of the slab on grade is unknown.
2. No standing water at the time of Sykes’ site visit; however,
there is damage to the slab on grade due to continuous water
intrusion and prior patching. See Photos 36 and 37.
vi. Exterior Entrance
1. There is an exterior entrance to the basement that allows
water to enter. See Photo 38.
vii. A mold assessmentis recommended. See Public Safety
Considerations Section

Photo 36 Photo 37 Photo 38

Slab on Grade Slab on Grade Exterior Basement Entrance

g. Sunroom/Enclosed Porch

i. This area shows the most damage to the structure.

ii. The roof over the Sunroom / Enclosed Porch shows extensive signs of
water intrusion with damaged and rotten roof joists. The framing over
the window on the north side is damaged and rotten with mold
growing. See Photos 39 through 42.
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Photo 39 Photo 40

Roof of Sunroom / Enclosed Porch Roof of Sunroom / Enclosed Porch
Photo 41 Photo 42
Mold / Rot over North Window at Rotten Framing over North Window at
Sunroom / Enclosed Porch Sunroom / Enclosed Porch

iii. The wallin the northwest corner has extensive damage and rot. Some
of the wall studs and exterior diagonal sheathing have partially rotted
away and the exterior brick veneer is visible. See Photos 43 through
45.

iv. The floor shows signs of water damage but most of the framing below

appears sound. See Photos 46 and 47.
@ Page 16
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Photo 43 Photo 44 Photo 45

Northwest Corner Framing Northwest Corner Framing Northwest Corner Framing
At Sunroom / Enclosed Porch At Sunroom / Enclosed Porch At Sunroom / Enclosed Porch

Photo 46 Photo 47

Water Damage at Floor of Basement Below Sunroom / Enclosed Porch
Sunroom / Enclosed Porch Showing Floor Framing
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REHABILITATION FEASIBILITY

1. Sykes does not believe that this house is unable to be rehabilitated from a strictly
structural point of view.
a. The sunroom/enclosed porch above the basement level is the portion of the
house that will require the most demolition / rebuilding.
i. Roof over sunroom would need to be completely redone. Thereis
significant damage to the wood where the roof has leaked
b. Sykesrecommends aroof assessment for main building. The corner of the

roof over the private bathroom on the second floor and the breakfast nook on
the first floor shows signs of significant water leaks. This low slope portion of
the high roof does not appear to have the typical clay tile that was observed
on the rest of the high roof. Damage to the framing from water leaks was also
observed at framing near the chimney.

2. Sykes cannot make a determination if rehabilitation is feasible from an economic

standpoint.
a. Structural analysis of the existing framing is not in the scope of this report. If

all or a portion of the existing building is to remain, Sykes recommends a
complete analysis for the current framing or for any proposed renovations
that may modify the current framing to assist in pricing for rehabilitation /
renovation.

b. Sykes recommends additional investigations or assessments by specialists
for the following issues to determine if remediation of hazardous conditions /
materials is economically feasible.

i. Mold/ mildew assessment

ii. Asbestos/lead paint assessment

@ Page 18
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DEMOLITION ALTERNATIVES

1. Viable alternatives to demolition, including stabilization include:
a. Underpinning at SE corner to mitigate additional settlement
b. Waterproofing / upgraded drainage
i. The basement wall adjacent to the driveway, the rear of house at
basement windows, and the exterior basement entry require
particular attention
c. Updating first floor framing at posts (replace damaged column and add
larger column caps), additional attachments at ledgers, repair at overcut
joists
i. Need to verify framing is adequate or if beam reinforcing /
replacement is necessary. See Rehabilitation Feasibility Section
2.a.
d. Clean brick and repoint where necessary
Provide ventilation for the attic and basement
f. Helities could be used to secure brick veneer to back-up framing. Published
literature does not address helitie capacity in diagonal plank wood
sheathing, but adding helities would provide a connection from the brick
veneer to the back-up wall since one does not appear to currently exist.

Revised March 20, 2026
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PUBLIC SAFETY CONSIDERATIONS

1. Sykes recommends a full mold / mildew / asbestos / lead paint assessment
a. There are locations of potential black mold where water intrusion has
damaged the wood.
b. There are some locations of potential white mold / mildew on the wood
sheathing and framing members.
2. The structure appears mostly sound and not in danger of imminent collapse.
3. The most extensive damage to the framing occurred at the Sunroom / Enclosed
Porch and at the northwest corner of the Breakfast Nook.
a. Thefloor appears sound, but the roof over this area may be severely
compromised.

Revised March 20, 2026
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HISTORIC CONSIDERATIONS
1. Degree of remaining architectural / historic integrity
a. This determination is outside Sykes’ area of expertise

2. Would demolition adversely impact the historic district
a. This determination is outside Sykes’ area of expertise
3. Sykes recommends these items be reviewed by a preservation architect or other
qualified professional.
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SALVAGEABLE MATERIAL
1. Sykes recommends all Items listed in this section be reviewed by a preservation
architect to determine historical relevance.

a. Doors/door hardware

b. Windows

@ Page 22
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c. Lightfixtures

d. Coal chute doors
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e. Phone niche

f. Tile

@ Page 24
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g. Fireplace

h. Molding/ picture rail (see Appendix B Living Room and Dining Room Photos.)

i. Stair

j- Wood Flooring (see Appendix B various photos)
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APPENDIX A

SCHEMATIC FLOOR PLANS
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APPENDIX B

ADDITIONAL PHOTOS
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Living Room Living Room

Living Room View into Dining Room Dining Room

Sunroom / Enclosed Porch Northeast Bedroom
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Southeast Bedroom Northeast Corner of Exterior Patio

North Exterior Wall of Kitchen Kitchen
Sunroom / Enclosed Porch
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Basement Basement

Framing Under Hearth Downspout Near Doorstops
Basement Window
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PREFACE

Druid Hills is one of Atlanta’s most historically significant landscapes. The original section of Druid Hills (the Ponce de Leon
corridor) was designed by Frederick Law Olmsted, considered to be the “Father of Landscape Architecture” and also called our
nation’s “most comprehensive environmental planner and designer.” Olmsted assisted Joel Hurt and the Kirkwood Land Company
in early designs for Druid Hills. After Olmsted’s death in 1903, his company, Olmsted Brothers, continued to be involved
in the project.

The first plans for Druid Hills were conceived in the 1890s, in the latter years of Olmsted’s career. As such the design represents a
culmination in suburban design of Olmsted and his successors in which all of the elements of his “ideal” community were fully
integrated. With its development and homogeneous architecture intact, Druid Hills is one of the nation’s best examples of Olmsted’s
suburban designs, and, in the metro Atlanta area, it stands apart as the preeminent example of turn-of-the-century suburban
planning and development.

Druid Hills lies within two local jurisdictions, the City of Atlanta and DeKalb County. In 1979 the entire historic suburb was listed in
the National Register of Historic Places at a national level of significance. The Druid Hills Local Historic District encompasses that
part of the Druid Hills National Register District that lies within DeKalb County and adjacent historic developments that were clearly
influenced by Olmsted. As a designated local historic district, it will be protected under the DeKalb County Historic Preservation
Ordinance. The remainder of Druid Hills located in the City of Atlanta is protected under that city’s zoning ordinance.

Implementation of the design guidelines presented in this manual will contribute to the preservation and protection of one of
Georgia’s most significant residential developments and landscapes.

Dec. 2025



The DistricTt
& The Process

22222222



1.0 Local District DesignATiON

he Druid Hills Local Historic District is designated by local ordinance (De-

Kalb County Historic Preservation Ordinance), falling under the jurisdiction
of the local DeKalb County Historic Preservation Commission. A local historic
district is “overlaid” on existing zoning classifications in a community such that
the Preservation Commission deals with only the appearance of the district and
not the way properties are used.

Design guidelines are a set of criteria uniformly applied to evaluate the appro-
priateness of proposed changes in historic districts. The ultimate goal of design
guidelines is to protect the visual qualities of the district that reflect the history
and heritage of that community.

These design guidelines have been established primarily for use by the Preserva-
tion Commission in evaluating proposed alterations to historic properties in the
Druid Hills Local Historic District. In addition, these guidelines are intended to
aid property owners throughout the community who may be considering reha-
bilitation or new construction projects. The guidelines are not rigid restrictions
but rather should be viewed as standards which, if followed, will result in sound
preservation practices.

This manual is divided into three sections:

Part One: The District and The Process provides (1) an overview of the
district boundaries and the purpose of these guidelines, (2) an introduction to
design review in DeKalb County and how the process relates to other local
regulations, (3) information on the history of the district, and (4) an analysis of
the district’s extensive historic resources.

Part Two: General Design Guidelines and Preservation Principles provides
(1) basic preservation principles and design concepts and (2) specific guidelines
for architectural rehabilitation, new construction and additions, natural land-
scapes, cultural landscapes, archeological resources, and nonhistoric proper-
ties.

Part Three: CHaracTer Areas Analyses & Guidelines presents detailed analy-
ses of the landscape and architectural resources of several distinct sub-areas of
the Druid Hills district and offers guidelines specific to those areas. The five
areas are (1) Druid Hills Character Area 1, (2) Druid Hills Character Area 2, (3)
University Park/Emory Highlands/Emory Estates, (4) Emory Grove, and (5) Park-
wood. Analyses and guidelines will be prepared for additional character areas
in the future.

1.1 Druid Hills Local Historic District

he Druid Hills Local Historic District has been designated by the Board of

Commissioners of DeKalb County under the authority of the 1994 DeKalb
County Historic Preservation Ordinance. This ordinance provides for a uniform
procedure for designation of historic properties and districts. Such designation,
and the subsequent implementation of the design review process, is primarily
intended to recognize and preserve the unique character and integrity of these
areas and properties while also allowing for their active use. (For boundaries of
the district see Map A: Local Historic District.)

The DeKalb County Ordinance has established that designated historic districts:

#  have special character or special historic or aesthetic value or interest

# represent one or more periods, styles, or types of architecture typical of
one or more eras in the history of the county, state, or nation;

# cause such area, by reason of such factors, to constitute a visibly percep-
tible section of the county;

#  are currently on or have been declared eligible ... for listing in the
National (or Georgia) Register of Historic Places.

The Druid Hills Local Historic District meets these criteria.

1.2 Defining The District Boundaries

he Druid Hills Local Historic District is an area of historic and architectural

significance defined within the boundaries of the Druid Hills Civic Associa-
tion (DHCA), established in 1938. District boundaries on the west, south, and
east sides are in part defined by jurisdictional boundaries—Fulton County to the
west, the City of Atlanta to the west and south, and the City of Decatur to the
east. (See Map B: Area Context.) Within these parameters and the limits of the
DHCA, a core area has been defined for the district encompassing two existing
National Register districts (Druid Hills and Cameron Court) and one pending
National Register district consisting of the University Park, Emory Estates, and
Emory Highlands developments. (See Map C: National Register Districts.)
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Druid Hills Design Guidelines

Surrounding this core area are other historic developments that have been in-
cluded in the local district—to the west, Briarwood, Rosedale, Druid Hills Heights,
and the west side of Briarcliff Road, not included in the National Register dis-
trict; and, to the northeast, Emory Grove, a 1940s planned development.

Chelsea Heights and Parkwood, southeast of the core area, have been included
because of their historic development patterns. Housing in these subdivisions
dates to the 1950s and 1960s, but the road patterns and layout date to the 1920s
in Parkwood and the 1930s and 1940s in Chelsea Heights.

An important historic and environmental component of Druid Hills is the Peavine
and Lullwater Creek system. One area located on the Emory University campus,
Peavine Creek and the open area buffering its west bank, has been included to
protect this fragile natural historic resource.

Buffer areas have been included in certain places at the edges of the district.
These buffer areas include nonhistoric properties, changes to which have the
potential to impact surrounding historic properties as well as the district as a
whole. Falling into this category are certain areas along Briarcliff Road and some
nonhistoric developments along the southern boundary of the district.

Finally, intrusions (that is, areas with a high concentration of nonhistoric devel-
opment) within the core area are included because of their potential to impact
surrounding historic properties and the district as a whole. Intrusions include
development along Ponce de Leon Manor, Ridgecrest Court, Artwood Road,
Barton Woods Road, Briardale Lane, and Vilenah Lane/Dan Johnson Road.

1.7 Goals & Objecrives

Designation of the Druid Hills Local Historic District and implementation
of these design guidelines will contribute greatly to the realization of the
following broad goals.

The primary goal for the community is to preserve the historic and vi-

sual integrity so they continue to convey a sense of time and place associ-
ated with periods of historic development. The historic relationships of build-
ings to each other, their sites, lot layouts, and landscapes are important.

The primary goal for individual historic resources is to preserve the integrity
of each surviving historic structure, lot layout pattern, and site. Design guide-
lines for alterations should focus on appropriate rehabilitation procedures that
will retain those character-defining features that distinguish the historic resource
while allowing for appropriate development. These guidelines should be con-

gruent with the Secretary of the Interior’s Standards and Guidelines for Rehabili-
tation of Historic Buildings.

The primary goal for new development is to accommodate stylistic change

while maintaining visual integrity. In this approach designs for new build-
ings reflect the basic neighborhood characteristics of siting, setback, mass, scale,
and materials and contain features that are similar to those of historic structures.
Both new designs and new interpretations of historic designs are appropriate
provided that they are compatible with their surroundings.

The primary goal for the natural history of the community is to protect

the historic landscape design through preservation and rehabilitation of the
natural elements—urban forest and Peavine/Lullwater Creek system—on which
it was based. Historic integrity of the curvilinear pattern of roads and platting of
lots should also be retained in order to protect the visual appearance of the
community and water quality in area streams.

Page 2 The Jaeger Company
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Druid Hills Design Guidelines

Requests for ZONiNG VARIANCES are made when a property owner desires to

make changes to a property that would violate one or more of the condi-
tions of the existing zoning classification. For example, a property owner may
wish to make an addition to the front of a building that would encroach upon
the required setback. The Board of Zoning Appeals would have to approve such
a request. In cases where requests could relate to an issue addressed in these
design guidelines, such as setback or variances that affect lot layout, they shall
be passed on to the Preservation Commission staff person for review. The staff
person will have the authority to determine if a COA is needed or whether the
proposed change is of no consequence under the design guidelines.

Applications for REZONiING are submitted directly to the Planning Depart-
ment and reviewed by the Planning Commission. The Historic Preservation
Commission shall be allowed to comment on such applications to determine if
the proposed zoning classification would potentially impact the historic district.

There are some types of projects that, while constituting a “material change

in appearance,” do NOT REQUIRE A PERMIT OR VARIANCE of any kind. For
example, driveway changes, cutting trees, placing fences, and so on, do not
require any of the above-mentioned permits or applications. The DeKalb County
Historic Preservation Commission will identify those types of changes that it
intends to review and will work with the enforcement division of the Public
Works Department to develop a system for assuring compliance with the ordi-
nance. Such monitoring is typically an administrative function reserved for the
appointed staff of the Preservation Commission.

In the case of land development permits, zoning variances, and rezoning, appli-
cations for building permits would typically be required at some point and would
then trigger the design review process. It is important, however, that the Historic

Preservation Commission be brought into the permitting process as early as pos-
sible so that property owners are aware of the implications of the design guide-
lines to their project plans.

2.7 Periodic Review of Guidelines by
Preservation Commission

he Preservation Commission will review the guidelines periodically to gauge

the effectiveness and fairness of the guidelines, to ensure the original intent
of historic preservation without undue overregulation, and to eliminate coordi-
nation problems with other county codes and administrative procedures.

2.4 State ANd Federal Review PROCESSES

eview of design projects in Druid Hills may also take place at the state and
federal levels, under two sets of conditions. The first concerns projects with
some level of federal involvement (funding or licensing) that will impact one or
more historic properties. According to Section 106 of the 1966 National His-

TORiC PReSERVATION AcT, federal agencies must provide the President’s Advisory
Council on Historic Preservation an opportunity to comment on the effect of
federal, federally assisted, or federally licensed projects involving properties or
districts either listed in or eligible for listing in the National Register of Historic
Places. Most often it is in fact the State Historic Preservation Office that carries
out these reviews. The Secretary of the Interior’s “Standards for Rehabilitation”
are always the criteria for evaluation. The comments made are not binding but
merely advisory, although this process has in many cases led to modifications of
proposals and more sympathetic treatments of historic resources.

Federal involvement will also occur when a property owner wishes to take ad-
vantage of federal rRehabilitaTion TAX iNCENTIVES Or grants. An income tax credit
is available for qualifying rehabilitation projects, and applicants must submit a
two-part application to the State Historic Preservation Office. Part One of this
application documents the significance of the property while Part Two is a de-
scription of the project. After this documentation has been reviewed at the state
level, it is sent on to the National Park Service for a final review and a decision
concerning the application for tax credits. Again, the Secretary of the Interior’s
“Standards for Rehabilitation” are utilized in these evaluations. Persons desiring
further information on the tax incentives for historic preservation projects should
contact the Historic Preservation Division of the Georgia Department of Natural
Resources.

In 1989 the Georgia General Assembly passed a sTATEwide prOpeRTy TAX dE-

fermenT program for qualified major rehabilitations of properties listed in or
determined eligible for listing in the Georgia Register of Historic Places or the
National Register of Historic Places—either individually or as a contributing
building within a historic district. The law provides for an eight-year freeze on
property tax assessments for a historic property that has undergone a “substan-
tial” rehabilitation. As with the federal tax incentives, the application process
has two parts. This deferment has been adopted by the DeKalb County Board of
Commissioners. For more information on the program, contact the DeKalb County
Tax Assessor’s Office and the Historic Preservation Division of the Georgia De-
partment of Natural Resources.

Page 10 The Jaeger Company Dec
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7.0 Historic Development

he historic development of the Druid Hills area took place over an approxi-

mately forty-year period from the beginning of construction around 1905
into the mid-1940s. Before the suburb of Druid Hills was conceived, the area
was rural countryside between the cities of Atlanta and Decatur. Several farms
were located here, and a network of roads ran through the area connecting
surrounding communities. These roads included those that became Briarcliff,
North Decatur, Euclid, Clifton, and Durand Mill Roads. A section of the CSX
Railroad corridor to the east was in place as well.

The residential suburb of Druid Hills was envisioned by Atlanta developer Joel
Hurt. In the 1890s he organized the Kirkwood Land Company and purchased
approximately 1,500 acres of land on which to construct the suburb. Hurt se-
cured the services of nationally renowned landscape architect Frederick Law
Olmsted, Sr., to plan and design Druid Hills.

Druid Hills was designed and planned as a whole by Olmsted and his successor
firm, the Olmsted Brothers, from 1893 into the early 1900s. Several
conceptualizations of the suburb’s design were done on area topographic maps
by Olmsted as he developed his ideas for the suburb. As Druid Hills developed
in the years to follow, the basic concepts of his design were adhered to, al-
though a number of specific elements were eliminated and others were rede-
signed. For example, some roads were realigned, and other roads were added.
Two proposed lakes were never built, but the concept of a large open space in
the middle of the suburb to protect the area’s natural creek system was realized
with the construction of the golf course.

The area that most closely follows Olmsted’s design plans is the linear parkway
of Ponce de Leon Avenue. The Olmsted Brothers’” 1905 General Plan specifi-
cally laid out the parallel street pattern, the succession of park spaces, the trol-
ley line, and the siting of street trees and made recommendations for the place-
ment of houses on lots. Very detailed landscaping and planting plans were also
prepared for this linear corridor.

The General Plan was laid out by civil engineer O. F. Kauffman, who platted a
large portion of the Druid Hills area as well as many of the surrounding devel-
opments. Kauffman'’s exposure to Olmsted’s design concepts clearly influenced
his work on these later developments.

Construction began on road layout in the Ponce de Leon corridor area in 1905.
In 1908, Hurt’s Kirkwood Land Company and its Druid Hills holdings were sold
to a group of local businessmen who organized the Druid Hills Corporation to
continue the planning and development of the suburb. These businessmen in-
cluded the Coca-Cola Company’s Asa Candler and Atlanta real estate develop-
ers George and Forrest Adair.

The Druid Hills Corporation continued with the development of Druid Hills.
With developments, changes were made to the original plans in order to better
suit the economic trends of the early-twentieth-century real-estate market. Some
road alignments were altered, and many areas were replatted to provide smaller,
more affordable lots in a denser development pattern. Olmsted’s original plan
for a suburb of large estates had to be adjusted to fit early-twentieth-century
economic trends, but his concept of a landscaped suburb was maintained.

The Ponce de Leon corridor continued to be developed in much the way Olmsted
had designed it. Fairview (in the City of Atlanta), Springdale, Oakdale, and
Lullwater Roads also followed their original designs as parallel, meandering
streets that ran northeast from Ponce de Leon Avenue following the area’s natu-
ral topography. The northern ends of these roads, however, were realigned to
intersect with North Decatur Road rather than with each other as originally
planned. These roads were in place by 1910, and development began there in
the early 1910s. Oxford Road was added between Springdale and Oakdale by
1920 to allow access of the streetcar line into the northern sections of the sub-
urb and to Emory University.

The Emory/Harvard/Cornell Roads area north of North Decatur Road was plat-
ted in 1915. A more dense curvilinear street pattern with smaller lots and more
modestly sized houses resulted in a development pattern denser than that south
of North Decatur Road. Several large parcels were reserved in this area for com-
munity purposes such as park space, commercial, and a high school, originally
planned for the Springdale-Harvard-Emory Road corner.

Also in 1915 Asa Candler donated approximately seventy-five acres of land for
the development of an Atlanta campus for Emory University. Situated on the
north side of the suburb, this land was part of Candler’s large estate in the area.
The first buildings on the new campus were constructed between 1916 and
1919.
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The Lullwater Subdivision was also subdivided from Candler property and plat-
ted in 1924. This area between Oxford and North Decatur Roads was laid out
and developed in much the same way as the adjacent Emory/Harvard/ Cornell
Roads area.

While portions of Clifton Road existed before Druid Hills, the existing Clifton/
East Clifton Road area was platted in 1924. The 1924 plat shows the road align-
ments and lot layouts much as they are today. The adjacent golf course and
clubhouse shown on the plat had been previously constructed in the 1910s.

Both East Lake and Ridgecrest Roads were included in the 1905 General Plan.
The existing street patterns follow the original design, but both areas were replatted
with smaller lots—East Lake in 1919 and Ridgecrest in 1922.

At the same time the Druid Hills suburb was being platted and developed, other
similar developments were being planned on adjacent parcels of land. These
developments were inspired and influenced by the planning and design con-
cepts of the Druid Hills plan.

One of these developments was Druid Hills Heights, to the west of the Druid
Hills suburb and Briarcliff Road. First platted in 1917, the plan was revised in
the 1920s and development began soon after. An adjacent area originally plat-
ted separately as University Park became part of Druid Hills Heights.

To the east of Druid Hills, another University Park was first platted in 1916, and
development began there in the 1920s. University Park was the first of several
small-scale, U-shaped developments densely designed to fit onto small parcels
of land. Next to University Park, Emory Highlands was platted in 1923 and
Emory Estates in 1925 following this same densely designed, U-shaped plan.

Cameron Court off Briarcliff Road also dates from the 1920s. This one-street
development was designed by H. W. Nicholes and Harry Kuniansky, who re-
portedly developed alternating lots. Cameron Court is believed to be the first
use of the cul-de-sac street design in the Atlanta area.

The Stillwood Subdivision was platted in 1926 as a single-street development
running west off Briarcliff Road. The land was taken from the Hancock property,
and the subdivision name came from the Hancock house, Stillwood.

The Chelsea Land Company began platting property to the east of the Clifton
Road area of Druid Hills as early as 1912-13. The company owned a fairly large
parcel of land that extended east of the railroad. The streets of the Chelsea Heights

Subdivision were laid out during the late 1920s to early 1930s. Revisions were
made to the neighborhood plats in 1930 and 1937. While the curvilinear street
pattern was influenced by neighboring Druid Hills, the subdivision’s much more
compact plan was distinctly different. Development took place during the 1950s
and 1960s according to the historic plan.

Located east of the railroad corridor, Parkwood was included in the original
Druid Hills plan, but with a different proposed street design. The streets were
redesigned and at least preliminarily laid out by 1928. The design of Parkwood
emulates the Olmsted design concepts of Druid Hills extremely well. Develop-
ment occurred in Parkwood during the 1950s and 1960s according to the his-
toric plan.

The Emory Grove development was platted and laid out in two separate sec-
tions—the first in 1939 south of North Decatur Road and the second in 1941
north of North Decatur Road. These areas were developed by a single devel-
oper, Neal Smith, who built one basic house type in several variations, giving
the neighborhood a uniform appearance. Houses were built here into the mid-
1940s, reflecting a dense 1940s residential development pattern.

The subdivision of Briarwood Hills was platted and laid out to the west of Briarcliff
Road in 1940 by the development company Briarwood, Inc. An additional area
was platted in 1941. This area was part of the Hancock estate, as the adjacent
Stillwood Subdivision had also been. Development in this area occurred in the
1940s and 1950s.

Page 12 The Jaeger Company Dec
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4.0 Historic Resources - -Analysis of Existing Conditions & Historic CHARACTER

4.1 Landscape ARchiTECTURE
4.1.1 Development Patterns - Form-And Layout

he Druid Hills Local Historic District is one of Atlanta’s most historically-significant landscapes. The original section-of Druid Hills was designed by Frederick

Law Olmsted, considered to be the “Father of Landscape Architecture” and also called our nation’s*“most comprehensive-environmental planner and de-
signer.”' Olmsted assisted Joel Hurt and .the Kirkwood Land Company-in early designs for Druid Hills. After Olmsted’s death in 1903, his company, Olmsted
Brothers, under the leadership of his son John, continued to be involved in the project: The Olmsted firm created-the “1905 General Plan” which guided
development along Ponce de Leon Avenue. Earlier concept plans by F: L. Olmsted included the entire'Druid Hills Suburb, extending to areas north of Ponce de
Leon Avenue along today’s Springdale, Oakdale, Lullwater,-and Clifton Roads.

Olmsted’s influence is evident throughout the Druid Hills Local Historic District, even in neighborhoods outside the boundaries of the original planning area.
Many of these subsequent neighborhoods were designed by O. F. Kauffman, a civil engineer, who assisted in the 1905 plan. Kauffman’s association with Olmsted
resulted in the incorporation of many Olmstedian principles in‘these later neighborhoods. In most cases, Kauffman'’s layouts were sensitive to the existing terrain
and hydrology. The preservation-of open-spaces from-Qlmsted’s original concepts was-retained.in Kauffman’s detailed-plat-designs. Olmsted’s original streetscape
form with designated spaces for street tree plantings and pedestrian paths was also an element in Kauffman’s neighborhoods andothers in the district.

llustration E: O. F. Kauffman Plats shows the extent of Kauffman’s involvement. Based on rough calculations, Kauffman appears to have been.directly associated
with the layout of about 70 percent of the Druid Hills Local Historic District.

Other neighborhood designers also refer to many Olmstedian characteristics, though direct ties to Olmsted-have not been documented. Emory Estates in 1925 by
C. A. Nash; Stillwood in 1926 by K. T. Thomas, C.E.; and Emory Grove by C. R. Roberts in 1939 and 1941 are examples of other subdivision plats and their
designers. Emory Estates follows the traditional DruidHills streetscape section. Emory Grove-is-particularly Olmstedian-in-its pedestrian circulation within the by-
walks and the presence of several interior-park-spaces:

1 Albert Fine, Frederick Law Olmsted and the American Environmental Tradition, (New York: George Braziller, 1972), p. 3.
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4.1.2 Nartural Landscape

he Druid Hills Local Historic District is a cultural landscape within a natu-

ral setting that contains remnants of a mature hardwood forest within a sys-
tem of creek corridors. The district is located in the Georgia Piedmont within the
Peavine and Lullwater Creek Watershed. The district; portions of Edgewood,
Kirkwood, Candler Park, Lake Claire, and Poncey Highlands; and the City of
Decatur are included in this watershed. This watershed is located near the sub-
continental divide, which separates the Atlantic Ocean and Gulf of Mexico drain-
age areas. lllustration F: Peavine/Lullwater Creek Watershed Map shows the ex-
tent of the entire watershed on a USGS base map.

This hydrological system was protected by F. L. Olmsted in his original design
for Druid Hills and by the later subdivision designers as well. Roads and subdi-
vision lots followed the natural topography, causing minimal disruption to the
landscape. Long rectangular lots with houses sited toward the front of their lots
fostered the preservation of drainage ways and stream corridors within rear yard
spaces. Significant expanses of the natural landscape surrounding the creek cor-
ridors were preserved in the overall plan. Fernbank Forest, Druid Hills Golf and
Country Club, the chain of parks along and adjacent to Ponce de Leon Avenue,
and the open space surrounding Peavine Creek within the campus of Emory
University create a network of green, open space areas that comprise a historic
design feature of Olmsted.

Trees throughout the study area were originally part of an Oak-Hickory Climax
Forest typical to the rolling terrain of the Georgia Piedmont. Remnants of this
forest are still the predominant vegetation throughout the study area. The forest
is characterized by white oak, southern and northern red oak, blackjack oak,
post oak, sycamore, sweet gum, beech, mockernut hickory, pignut hickory, tulip
poplar, black gum, white ash, sourwood, dogwood, redbud, and red maple.
Several maturing pine stands are also found throughout the study area.

4.1.3 Cultural Landscape

he cultural landscape is composed of private yard spaces, predominately

vegetated in naturalistic designs. Yards are typically composed of lawn, or-
namental shrub and ground cover plantings, small trees, and large shade trees,
many of native varieties. Streets are typically lined with small or large trees,
most of which are placed within a publicly owned planting strip.

Residential landscape drawings by Olmsted illustrate the original intent. Indi-
vidual yards were framed by planting beds filled with ornamental vegetation.
Planting beds often lined driveways and walkways. The drives and walks con-
nected the residences with the streets. The planting beds created a separation
between individual lots. The balance of the front yard space was grass. In many
yards, the lawn became almost a “clearing” surrounded by planting beds. (See
Hlustration G: Residential Landscape Plan.)

Olmsted’s intent for the public right-of-way spaces is contained in a drawing by
Olmsted Brothers, dated April 5, 1902, and titled, “Typical cross sections for
Parkway and 50' Road to accompany plan No. 74.” (See Illustration H: Road-
way Section for Main Road of Parkway.)

The main road of the parkway, Ponce de Leon Avenue, is shown with a 24' wide
drive, bordered by a 3' wide stone gutter and 6' wide tree strip. A 6' wide walk
borders the tree strip. Large shade trees are placed in the tree strip. The drawing
also shows a vine strip, placed 2' from the walk. Vines are apparently planted at
the base of a fence, which provide an enclosure along the side of the roadway.
The existence of this original feature has not been documented. The vine strip is
bordered by a 5' wide turf gutter that formed the edge of the 85' wide right-of-
way. Sloping lawn borders the public right-of-way. This same streetscape section
is repeated on the opposite side of the street with a few minor modifications to
allow for the “Electric Railroad.”
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A drawing for the “50' Road” shows an almost identical streetscape section with
two modifications—a 20' wide road and a 5' wide walk. A drawing for a “Side
Road of the Parkway” suggests a smaller-scale version of the typical streetscape
section with a 16' wide road and a 4' wide walk. (See Illustration I: Roadway
Sections for 50" Road and Side Road of Parkway.)

Pedestrian movement within Druid Hills has been enhanced by a system of “by-
walks.” These features were not shown on Olmsted’s General Plan. A by-walk is
a pedestrian path that bisects a block. On Springdale and Oakdale, the by-walks
were used to access Oxford, where the trolley was located. In other areas of the
local historic district, the by-walk is a recurring feature, sometimes cutting through
the center of blocks and in other cases allowing access to interior park spaces.
Though not a feature that can be directly attributed to Olmsted, the feature was
used by Kauffman, Olmsted’s protégé, in the plat for the Springdale and Oakdale
area. The feature was repeated by other designers in later sections of the Druid
Hills subdivision, Emory Grove, and Woodland Park.

The open stone gutter and turf swale were apparently part of a storm water
control system. This system is unique because it encouraged infiltration of storm
water into the ground, thus recharging the water table and moderating the flow
of area streams.

Olmsted’s choice of plant materials for private yard and public spaces was di-
verse. There was a combination of exotic and native species.

Bridges

The railroad underpass on Ponce de Leon Avenue is an engineer-
ing structure that is an important historic resource in the Druid
Hills area. It is clearly identified with the Druid Hills neighbor-
hood with its “Druid Hills” terra cotta logo placed on either side
of the concrete structure. The underpass was constructed to allow
Ponce de Leon Avenue to continue unbroken to the east of the
existing railroad line.

Railroad [
underpass on |§
Ponce de Leon
Avenue.

Several other historic bridges, all of which are concrete structures,
exist within the Druid Hills area. These bridges carry rail, vehicu-
lar, and pedestrian traffic over the creeks and railroad line.

View of
architecturally
significant
bridge balustrade
over Peavine
Creek at Oxford
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4.2 ARrchitectural ResoOuRCEs

4.2.1 Residential Resources

he Druid Hills Local Historic District contains an outstanding collection of early to mid-twentieth-century residential architecture ranging from high-style,

architect-designed houses to the modest house forms of the 1940s. The majority of this collection is part of the Eclectic movement that dominated American
residential architecture from the turn of the century into the 1930s, promoting the revival of historic styles and the development of modernistic styles. Also
included is a significant collection of late 1930s and 1940s housing important for its modest house forms with minimal stylistic influences and the introduction
of new elements into the house form such as the garage. These residential resources were constructed in a wide range of scales varying from large to modest, so
that many styles are represented in both an elaborately detailed, high-style fashion and a simpler, modest version. A significant number of houses are the work of
many of Atlanta’s most prominent architects during this period.

The Eclectic movement in American architecture spanned a period from the 1890s to World War Il. The movement encompassed both the revival of historic, or
period, styles and the advent of modernistic styles. Beginning in the 1890s, the movement was fueled by the 1893 Chicago Columbian Exposition, which stressed
correct historic interpretations of European styles. The work of architects most often reflected this early emphasis on the reproduction of period styles. At the same
time, the more modern styles such as Craftsman and Prairie were being developed as an alternative to the revival of past styles. The first wave of the use of these
innovative styles came before World War 1. After the war, the period styles flourished and dominated residential architecture during the 1920s and 1930s. The early
1920s perfection of the technique for applying brick and stone veneers allowed even the most modest houses to mimic the masonry exteriors of Old World
architecture, causing the period-style movement to explode across the country. The mid-1930s saw a new wave of modernism beginning as architecture moved
toward less stylistic reference and more emphasis on modern form with the International, Art Deco, and Art Moderne styles. Another result of this modernism was
the proliferation of many modest houses still with a basically traditional form but only minimal stylistic references.

This residential architecture section is divided into three parts: ArchitecTural Styles and Derails, Prominent Architects in Druid Hills, and Other Residential

Resource Types. These include descriptions and examples of the most prominent architectural styles found in the local historic district, some important house
types, and a list of architects known to have worked in the Druid Hills area with examples of some of their works. Other types of residential resources found in the
district—apartments and garages—are also discussed.

For more information on residential architecture, see Sources of Information in the Appendix.
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Architectural Styles and Details

ost houses in Druid Hills are easily categorized by their architectural style.
In fact, Druid Hills provides a rich study area for early-twentieth-century
residential architectural styles and their associated forms and details.

Houses are considered “high-style” examples when all the elements that define
a style come together. These high-style houses are often architect designed. It is
much more common for houses to have only a few elements of a style. The large
percentage of high-style houses in Druid Hills makes it an exceptional residen-
tial area in Atlanta and Georgia. Styles are executed in Druid Hills in a wide
range of scales from large, high-style houses to smaller, more modest examples.

Architectural style may be defined as the deco-
ration or ornamentation that has been put on a
building in a systematic pattern or arrangement
as well as the design of the overall form such as
proportion, scale, massing, symmetry or asym-
metry, and relationships among its parts.

The residential architectural styles found in the Druid Hills area may be divided
into the two categories of Revival Styles and Modernistic Styles. Following is a
list of those styles discussed in detail in this section.

Revival Styles - Druid Hills contains a significant collection of period revival
styles generally constructed from the 1910s to the 1930s. These houses revived
styles based on European as well as American Colonial architecture. These ex-
amples are distinguished by fine and carefully executed details and ornament,
as well as the use of quality materials for the desired effects of color and texture.

# Colonial Revival
# Neoclassical Revival
# Spanish Colonial Revival
# Mediterranean Revival
# [talian Renaissance Revival

# English Vernacular Revival

Modernistic Styles - The popularity of the traditional revival styles was inter-
rupted by the first movement of modernistic styles with the rise of the Craftsman
and Prairie styles in the 1910s and 1920s. These styles attempted to provide a
more contemporary approach to residential design and are equally well ex-
ecuted and finely detailed with an emphasis on craftsmanship and materials.
The second movement of modernistic styles came during the 1930s and 1940s
with the introduction of the Art Deco, Art Moderne, and International styles
with a focus on modern form.

# Craftsman
¥ Prairie
¥ ArtDeco
#  Art Moderne

# International Style
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Colonial Revival (1890s-1950s)

his style comes from the late-nineteenth- and early-twentieth-

century revival of interest in the architectural heritage of the co-
lonial and early federal periods in America’s history. The term “Colo-  Double-hung,
nial Revival” is generally used to refer to the revival of both the Geor- ~ multi-paned K
gian and Federal (or Adam) styles built along the eastern seaboard windows
during the eighteenth and early-nineteenth centuries. Most Colonial
Revival houses have symmetrical facades, prominent front entrances

Roof dormers

Symmetrical
front facade

elaborated with sidelights or fanlights, entry porches with pediments =™ pm;‘;ﬁ

or entablatures supported by delicate columns, multi-paned double- entablature

hung windows, and roof dormers. One-story side porches are also a  supported by

common feature. These examples were based on the classically in- columns

spired Georgian and Federal styles brought to America from England One-story side
and often mixed details from both styles. Some Colonial Revival ex- Entrance ?g;gﬁes; flen
amples borrowed forms and details from the earlier asymmetrical elaborated revival

with fanlight

R exteriors
and sidelights

Postmedieval English buildings of the late-seventeenth to mid-eigh-
teenth centuries, but these examples are less common. The Colonial
Revival style was Widely popular for a Iong period from the 1890s Typical example of the Colonial Revival style with principal features keyed

until well after World War II. Early examples were more interpreta-

tions than reproductions of colonial buildings, but by 1910 it had become fashionable to build carefully researched copies. Later examples, built during the 1940s

and 1950s, tended to be much simpler. Druid Hills has an extensive collection of Colonial Revival examples from throughout the style’s period of occurrence.

Colonial Revival One-story Simple one-story
House with Colonial Revival Example of the & T
wood siding. House with triple Colonial Revival
windows Style
reflecting
Craftsman-style

influence.
Typical Dutch Unusual example
. . Colonial Revival of a Dutch
The Dutch Colonial Revival also was part of the [/ e Colonial Revival

House with i
front-gabled
wing and wood
shingle and field
stone exterior.

movement to revive America’s colonial architecture.  gabled gambrel |
These houses borrow distinctive features from Dutch roof and front |§
colonial traditions. Their major characteristic is the shed dormer.
gambrel roof, steeply pitched and side-gabled with

two different slopes.
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Neoclassical Revival (1890s-1930s)

his style, which signaled revived interest in classical ar-

chitecture, developed during the same period as the Co-
lonial Revival and was popular through the 1930s. The Colo-
nial Revival and Neoclassical Revival styles have similar fea-
tures, but the Neoclassical Revival is typically more elaborate
and is distinguished by a dominant full-height portico. It is an
eclectic style, meaning it is derived from several earlier styles,
and it always exhibits elements of the classical orders. Its full-
height porticos most often have prominent pediments sup-
ported by classical columns. Neoclassical Revival facades are
symmetrical, and the central front entrances are elaborated
with classical pilasters, pediments, sidelights, fanlights, or tran-
soms.

Example of
portico with
square masonry
corner columns. [

Dominant full-height
—. portico with classical
u columns supporting a
4t pediment

Symmetrical
main facade
Entrance elaborated with
pilasters and pediment

Typical example of the Neoclassical Revival style with principal features keyed

constructed here in almost all periods of Georgia’s history.

Many of the Colonial Revival and Neoclassical Revival houses whose styles reference classical architec-
ture have symmetrically designed forms that are based on the traditional Georgian house Type. House
types identify a building’s overall form and floor plan independent of its architectural style. The Georgian
house type has a symmetrical floor plan consisting of a central hallway with two rooms on either side.
This house type is named not for the state but for its association with eighteenth-century English Georgian
architecture. It may be the single most popular and long-lived house type in the state, as it has been

Georgian House Floor Plan
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Spanish Colonial Revival (1920s-1930s)

his style was another part of the movement to revive

American colonial architecture and drew from the Span-
ish colonial architectural heritage of the American southwest
and Florida, including the mission building traditions of Cali-
fornia. The style was not as popular as other colonial styles,
but was constructed in neighborhoods during the 1920s and
1930s. Houses in this style have a clay tile roof that is usu-
ally gabled with little eave overhang, and walls are of smooth
stucco. They are generally asymmetrical, and arched open-
ings and arcaded loggias, or porches, are common. The roof
may be elaborated with curvilinear gables or parapets that
come from the mission tradition. Several excellent small-scale
examples of this style are located in the Cameron Court Sub-
division.

Example with
arcaded front H
porch. i

Smooth stucco
exterior walls

Arched opening
on loggia

Clay tile roof with little
eave overhang

Parapet roof

Asymmetrical facade

Typical example of the Spanish Colonial Revival style with principal features keyed

A more compact
example of the
Spanish Colonial
Revival Style
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Mediterranean Revival (1920s-1930s)

his style was based on both Spanish and Italian vernacu-

lar country houses in the Mediterranean Sea area and was
constructed during the 1920s and 1930s. Houses in this style
are usually asymmetrical and have smooth stuccoed or ma-
sonry walls. The roof is covered with clay tile and is generally
low-pitched hipped or gabled. Recessed and arcaded loggias
and arched window and door openings are common. Houses
more Spanish in origin will have little or no roof overhang,
while houses more Italian in origin will have wide overhang-
ing eaves. An outstanding group of Mediterranean Revival-
style houses can be found on Villa Drive in the Druid Hills
Heights area just west of Briarcliff Road.

Example with
wide overhang-

ing eaves and
eave brackets of =~ <F

Italian origin. &k

Low-pitched, clay-tile
roof with little overhang
(spanish origin)

R

Asymmetrical facade

Typical example of the Mediterranean Revival style with principal features keyed.

Group of _#*
Mediterranean ,_,TZ/
Revival Style ¢ :4-' i +
houses on Villaf' £l
Drive =
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Italian Renaissance Revival (1910s-1920s)

his style resulted from the revival of interest in classical architec-

ture during the 1890s and drew directly from lItalian Renaissance
models. The style was built during the 1910s and 1920s and shares
many common characteristics with the Mediterranean Revival style.
Houses in this style are generally large symmetrical blocks with low-
pitched, hipped roofs covered with clay tile and with wide overhang-
ing eaves and decorative brackets. Renaissance classical details such
as columns and pilasters, pediments over openings, and corner quoins
are common. Some examples are asymmetrical with doors and win-
dows asymmetrically arranged on the facade. Wall surfaces are smooth
stucco or masonry. Window and door openings are often arched and
grouped together, and porches may be recessed arched loggias. A sig-
nificant number of examples of this style are located in the Druid Hills
area.

Asymmetrical 55§
example with
corner quoins.

.. Clay tile roof
Smooth ical
masonry | Syrpmetnca
exterior main block
Windows
grouped
together One-story side
porches
Classical common
details at
entrance
Typical example of the Italian Renaissance Revival style with principal features
keyed.
Simpler example [
with side-gabled [/
roof. 1
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English Vernacular Revival (1920s-1940s)

his style appeared in many of Georgia’s developing neigh-
borhoods and suburban areas in the early decades of the twen-
tieth century. As its name suggests, the style was derived from the
vernacular architectural traditions of medieval England. Charac- prominent chimneys
teristic features include steeply pitched roofs, asymmetrical front
facades, prominent chimneys, and round-arched entranceways.

Prominent
" front-facing
gable

Steeply-pitched

- . . . . gabled roof
Brick masonry is the usual exterior material and is often com- Brick
bined with accent materials of stone and decorative half-timber- _ mr;gonry
ing. Druid Hills has a large number of English Vernacular Revival Asymmetrical exterior

: front facade
examples ranging from large elaborate examples to more modest

ones. The style is commonly found in the University Park/Emory

Highlands/Emory Estates area. Arched window and
door openings

Stone accent
material

High style example of the English Vernacular Revival style with
principal features keyed.

Example with Example with [ More modest

decorative half- field stone example of the
timbering. &8 accenting the style.
gabled entry. &
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erhaps the most popular architectural style in Georgia

during the first decades of the twentieth century, the Crafts-
man style was quite different from the other styles of its era.
Instead of reviving a past style, it broke with tradition and
moved toward modern house design. The style was Ameri-
can in origin and influenced by both the English Arts and
Crafts movement and the wooden architecture of Japan. Crafts-
man-style houses emphasize structure and materials. They
generally have low-pitched gabled, sometimes hipped, roofs
with wide overhanging eaves and exposed rafters and deco-
rative brackets. The houses are most often asymmetrical with
porches supported by short columns set on heavy masonry
piers.

Craftsman (1910s-1930s)

Asymmetrical
facade

Heavy -
masonry
porch piers .

Low-pitched,
gabled roof

3 Widely overhanging
t eaves with exposed
rafters and brackets

Excellent example of the Craftsman style with principal features keyed.

during the early twentieth century.

The Craftsman style is often associated with the bungalow House Type. The bungalow generally has a long and low form with an
irregular floor plan within an overall rectangular shape. Roofs are low-pitched and may be front-gabled, side-gabled, cross-gabled, or
hipped, forming subtypes of the bungalow form. Integral porches are common. Bungalows were very popular in all areas of Georgia

Two-story house }
with Craftsman- [
style details. |g

Symmetrical §
house form with
Craftsman-style

details.
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ike the Craftsman style, the Prairie style was a modern

break from the revival styles of the early twentieth cen-
tury. Developed by American architect Frank Lloyd Wright
as a dramatic break with tradition, it was also influenced
by the English Arts and Crafts movement as well as Japa-
nese architecture. The Prairie style is characterized by an
emphasis on the horizontal. It is usually two stories with
one-story porches and wings. The roof is low-pitched and
either hipped or gabled and has widely overhanging eaves
with exposed rafters. Windows are often grouped together
in rows to further emphasize the horizontal. Porches have
massive masonry supports. Structure and materials are
strongly expressed. The Prairie style was not very popular
in Georgia, but when used was often combined with other
stylistic influences, particularly the Craftsman style.

Example with 5=
Prairie-style i
influences
combined with
Colonial »
Revival-style
details. g

Prairie (1910s-1920s)

Low-pitched
hipped roof with
widely overhang-
ing eaves

Windows grouped
together

Strong horizontal
~ emphasis

One-story porch & porte
cochere with heavy
masonry supports

Good example of the Prairie style with principal features keyed.

Another example I,-‘-r-;
with the )
horizontal
emphasis of the
Prairie style
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Minimal Traditional Houses
trend in residential architecture beginning in the late 1930s and extending through much of the 1940s produced houses constructed with basically traditional
forms and a minimum of stylistic detail. This category of house is often referred to as Minimal Traditional. These houses are generally more important for their

house forms than for their architectural style. Although these house types have been little studied so far, they form a large group of important housing stock from
this era.

Emory Grove House Types

he Emory Grove area consists of a group of these Minimal Tradi-

tional houses. These houses were built throughout the Emory Grove Interior
development as well as other developments from the same period, chimney
such as Druid Hills Heights and Briarwood Hills. While several varia- Fmr;tog;l;lzs I.: .
tions of these house forms exist, they generally consist of a central Pl . x;;lns?é(:k
block with side-gabled roof and little eave overhang, a chimney that gabled roof
may be located within the interior or on the gabled end of the central
block, and smaller side- or front-facing gabled wings. The Emory Grove
houses generally have masonry exteriors. Minimal Traditional houses ) Simplified
have few specific stylistic details but tend generally to reference the ~ Side-gabled Colonial

wing ’
Revival-style
details

traditional Colonial Revival or English Vernacular Revival styles.

Example of the Emory Grove House Type with principal features keyed.

Example from
Druid Hills
Heights with 4
basement garage.

Another example B
from Emory
Grove with
minimal details
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Prominent Architects in the Druid Hills Local Historic District

number of the Atlanta area’s most prominent architects designed houses in the Druid Hills area during this early to mid-twentieth-century period. This work
has produced an impressive collection of high-style houses, particularly of the period revival styles. Following is a list of architects and architectural firms
known to have worked in Druid Hills. The list is not comprehensive, and certainly will be expanded as other architects and firms are identified.

Daniel Bodine
A. Ten Eyck Brown
Eduard Clerk
Clerk and Lieberman
Conklin and Mitchell

Lewis Edmund Crook

Example of work %7

of Leila Ross

Wilburn, who + - i

published a 'F’
number of |
architectural |

pattern books 5§

that provided [
well-designed
and modern
house plans.

John Francis Downing
Walter T. Downing
Frazier and Bodine

Hal Hentz
Hentz, Adler, and Shutze

Hentz, Reid, and Adler

Henry Hornbostel Philip Shutze

Ivey and Crook DeFord Smith

Robert Smith Pringle Francis Palmer Smith

Pringle and Smith Owen James Southwell

Neel Reid Edward Tilton

Arthur Neal Robinson Leila Ross Wilburn

Example of work
of Neel Reid, |
well-known for
his traditional
house designs in
the Atlanta area.
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4.0 Historic Resources - Analysis of Existing Conditions &

Other Residential Resource Types

This apartment =
complex
illustrates the use
of the Art
Moderne style

Apartment Buildings for post. World.

War-1I

S everal examples of historic apartment buildings exist within the district. These residential
are located on the major thoroughfare of Briarcliff Road. All the complexes buildings.

. . . . . . . Constructed in

are designed with a residential appearance to fit into the surrounding neighbor- 1949, it is an

hoods. excellent
example of a multi-family complex of residential-scale buildings in

a landscaped setting that fits well into the surrounding residential

community. This complex could serve as a model for the compatible

design of contemporary apartment complexes in the area.

Accessory Buildings

This two-story
garage with

Garages upstairs
apartment is a
. . L . . typical feature of
large number of historic garages exist in the Druid Hills area. They are rz,:ny Druid Hills
generally located to the rear of the main house so that they tend to be properties.
inconspicuous from the street. These garages are constructed of both wood and
brick.
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4.2.3 Commercial REsources

nly one group of historic commercial resources exists within the

Druid Hills Local Historic District. Emory Village at the corner of
North Decatur and Oxford Roads is a row of attached masonry com-
mercial buildings. The section of the row nearest the corner of North
Decatur and Oxford was constructed in the 1920s, and the row was
expanded in the 1930s to the west along North Decatur. The row con-
sists of a series of one-part commercial blocks.

A ONE-pART commerciAl block is a one-story, usually rectangular box
with a decorated facade. The facade consists of large plate glass dis-
play windows and an entrance topped by a cornice or parapet. A space
for signage is usually found between the windows and cornice. These
boxes are often attached to form a commercial row, such as in Emory
Village.

The one-part commercial block building type was probably developed
during the mid-nineteenth century and became common throughout
American towns and cities. During the 1920s, efforts were made to
make these commercial blocks in suburban areas more ornamental

Emory Village

One-part
Decorative commercial
parapet = block
Signage space
Glass
storefront

¥ with entrance

Historic commercial building in Emory Village with principal
architectural features keyed.

and visually harmonious with their neighborhood surroundings. This can be seen at Emory Village, where the buildings have been elaborated with shaped parapets
decorated with delicate classical details in terra cotta such as urns, cartouches, and cornices, reflecting the emphasis on period stylistic detailing. Several of the
building facades have been stuccoed over, but their glass storefronts have remained largely intact.

Commercial
buildings with
stuccoed
exteriors.
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Part Two of this manual provides (1) basic preservation principles and design concepts and (2) specific guidelines for architectural
rehabilitation, new construction and additions, natural landscapes, cultural landscapes, archaeological resources, and nonhistoric

properties. These are comprehensive guidelines, applicable to all properties within the district, including those located in the five
character areas discussed in Part Three.

Adhering to the information contained in Part Two will assure the preservation and protection of the historic character of the Druid Hills
Local Historic District in accordance with the goals established in Section 1.3.

Dec. 2025 The Jaeger Company Page 47



Druid Hills Design Guidelines

Page 44 The Jaeger Company Dec. 2025



2.0 Preservation Principles & Approaches
P resented in this section are some of the most widely accepted and essential
principles of historic preservation. A review of this material will provide the
prospective Certificate of Appropriateness applicant with a better understanding
of the concerns of the DeKalb County Historic Preservation Commission and

why it is important to use a carefully thought-out approach when working with
historic resources.

Before any preservation project is begun, a number of fundamental decisions
need to be made. What will the property be used for? Will the property be
restored to its original condition or rehabilitated for contemporary use? How
can the significant architectural and historical features of the building be pre-
served? What steps need to be taken?

Design Review Objective - When making a material change to
a structure that is in view from a public right-of-way, a higher
standard is required to ensure that design changes are compat-
ible with the architectural style of the structure and retain char-
acter-defining features. When a proposed material change to a
structure is not in view from the public-right-way, the Preser-
vation Commission may review the project with a less strict
standard so as to allow the owner more flexibility. Such changes,
however, shall not have a substantial adverse effect on the over-
all architectural character of the structure.

2.1 Use of Historic PROpERTIES
F rom a preservation perspective, the most desirable use for a historic property
is its original use. Keeping a historic home as a residence or a storefront as
retail space usually requires the least physical changes to a property. Due to
changes in economic conditions, zoning, and other realities of modern life,
however, it sometimes becomes necessary to alter a historic building. For ex-
ample, a residential building may be converted to office space or a family may
need to add to the functional living space of their home. Following is informa-
tion that will assist property owners in making the right decisions when plan-
ning changes to their historic properties.

for Architectural Rehabilitation Projecrs
7.2 Preservation Methods
reservation is defined as the taking of steps to retain a building, district,

Pobject or site as it exists at the present time. This often includes an initial
stabilization effort necessary to prevent further deterioration as well as more
general maintenance work. But “preservation” has become the term most often
used when referring to a wide range of conservation practices. Following is a list
and definition of the four principle preservation methods. The condition of the
property, degree of authenticity desired, and the amount of funding available
usually dictate the method used to preserve a historic property. Although “reha-
bilitation” and “restoration” might sound alike, the end result is quite different.

Stabilization entails making a building weather resistant and structurally safe,
enabling it to be rehabilitated or restored in the future.

Stabilization techniques include covering the roof and windows so that rainwa-
ter cannot penetrate, removing overgrown vegetation and dead or dying trees
that threaten the structure, exterminating, carrying out basic structural repairs,
securing the property from vandalism, and other steps to prevent additional
deterioration of the property. This approach is usually taken on a building not
currently in use to “mothball” it until a suitable use is found.

Rehabilitation involves undertaking repairs, alterations, and changes to make a
building suitable for contemporary use, while retaining its significant architec-
tural and historical features.

Rehabilitation often includes undertaking structural repairs, updating the me-
chanical systems (heating and air conditioning, electrical system, and plumb-
ing), putting on additions for bathrooms, repairing damaged materials such as
woodwork and roofing, painting, and addressing contemporary needs such as
fire safety and handicap access.

Rehabilitation sometimes necessitates the adaptive use of a building from resi-
dential to office or commercial use. This may result in physical changes, such as
additions for offices, parking lots, and signage.

If a rehabilitation is sensitive, those changes are made in a way that does not
detract from the historic character and architectural significance of the building
and its setting.
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RestorATiON includes returning a building to its appearance during a specific
time in its history by removing later additions and changes, replacing original
elements that have been removed, carefully repairing parts of the building dam-
aged by time, and replanting vegetation.

Restoration is a more accurate and costly means of preserving a building. It
entails detailed research into the history, development, and physical form of the
property; skilled craftsmanship; and attention to detail.

Druid Hills’ numerous architect-designed buildings are appropriate candidates
for restoration.

ReconsTRucTiON entails reproducing, by new construction, the exact form and
detail of a vanished building, or part of a building, as it appeared at a specific
time in its history.

2.7 United States Secrerary of the InTERiOR’S
“Standards for Rehabilitation”

he U.S. Secretary’s Standards for Historic Preservation Projects were initially

developed for use by the Secretary of the Interior in evaluating the appropri-
ateness of work proposed for properties listed in the National Register of His-
toric Places. Revised in 1990, the “Standards for Rehabilitation” are considered
the basis of sound preservation practices. They allow buildings to be changed to
meet contemporary needs while ensuring that those features that make build-
ings historically and architecturally distinctive are preserved. They have mean-
ingful application to virtually every type of project involving historic resources.

The “Standards for Rehabilitation” provide the framework for these design guide-
lines and will be used by the DeKalb County Historic Preservation Commission
in reviewing applications for Certificates of Appropriateness. These standards
are listed as follows:

’I A property shall be used for its historic purpose or be placed in a new use
that requires minimal change to the defining characteristics of the building
and its site and environment.

The historic character of a property shall be retained and preserved. The
removal of historic materials or alteration of features and spaces that char-
acterize a property shall be avoided.

Each property shall be recognized as a physical record of its time, place,

and use. Changes that create a false sense of historical development, such

as adding conjectural features or architectural elements from other buildings,
shall not be undertaken.

Most properties change over time; those changes that have acquired his
toric significance in their own right shall be retained and preserved.

Distinctive features, finishes, and construction techniques or examples of
craftsmanship that characterize a historic property shall be preserved.

6 Deteriorated historic features shall be repaired rather than replaced. Where
the severity of deterioration requires replacement of a distinctive feature,
the new feature shall match the old in design, color, texture, and other visual
qualities and, where possible, materials. Replacement of missing features shall
be substantiated by documentary, physical, or pictorial evidence.

Chemical or physical treatments, such as sandblasting, that cause damage
to historic materials shall not be used. The surface cleaning of structures, if
appropriate, shall be undertaken using the gentlest means possible.

Significant archaeological resources affected by a project shall be pro
tected and preserved. If such resources must be disturbed, mitigation mea-
sures shall be undertaken.

New additions, exterior alterations, or related new construction shall not
destroy historic materials that characterize the property. The new work shall

be differentiated from the old and shall be compatible with the massing, size,
scale, and architectural features to protect the historic integrity of the property

and its environment.

’I O New additions and adjacent or related new construction shall be un-
dertaken in such a manner that if removed in the future, the essential

form and integrity of the historic property and its environment would be unim-

paired.

2.4 Eighr Steps of A Preservation Project

Following is an outline of an accepted approach to planning (Steps 1-3) and
implEMENTING (Steps 4-8) preservation projects. It is highly recommended that
property owners review these points carefully and consider their importance. The
planning phase must be completed prior to the submission of a Certificate of
Appropriateness application. These steps are explained in recommended order.
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6.0 Architectural Rehabilitation Guidelines

hese guidelines are intended not only to assist the DeKalb County Historic Preservation Commission in evaluating Applications for Certificates of Appropriate-

ness-but also to assist property owners planning preservation projects. These guidelines seek to ensure the preservation of the historic character of individual
historic buildings within the district as well as of the district as a whole. An underlying impact of the use of these guidelines, however, will be protection of many
of the qualities that give these properties a high market value. Reference to these guidelines will help a property owner make the best decision for preserving the
historic and architectural qualities of his property that are so highly valued.

An excellent source of information on architectural rehabilitation and maintenance is the Preservation Briefs Series available from the National Park Service. (See
Sources of Information in the Appendix for a more complete reference.) At the present time, thirty-eight briefs have been published addressing a wide range of
topics, including “Roofing for Historic Buildings” and “The Repair of Historic Wooden Windows.”
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6.1 Building Elements and Derails

6.1.1 Exrerior Marterials

he dominant exterior materials used in a neighborhood or historic district contribute to the visual relationships among buildings. If only a few materials are
visible, the result is uniformity and continuity. It is also possible for considerable variety of surface materials and treatments to characterize an area, and yet

even in such cases the addition of certain materials would greatly disrupt the predominant visual textures.

Druid Hills - Brick is the predominant exterior wall cladding material. Stucco and wood, such as weatherboard and shingles, are less common. Fieldstone and

granite are frequently used as accent materials.

of old mortar is strongly discouraged as these methods can seriously damage adjacent bricks.

Guideline - Original masonry should be retained to the greatest extent possible without the application of any surface treatment, including paint. Repoint-
ing of mortar joints should only be undertaken when necessary, and the new mortar should duplicate the original material in composition, color, texture,
method of application, and joint profile. Repaired joints should not exceed the width of original joints. The use of electric saws and hammers in the removal

The original
exterior masonry
on this house,
including its
mortar joints, has
been well 38
maintained. |§§

The unusual
“knobby,,
appearance of
this masonry is _
an important
character-
defining feature
of this house’s
exterior and
should be
maintained.

The stone
masonry
provides accent
to this house’s
front entrance
and should be
properly
maintained.
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The rough
textured stucco
Guideline - Original stucco should be retained exterior of this
to the greatest extent possible without the ap- house is an
plication of any surface treatment including :;g‘;‘::‘;t
paint. Stucco facing requires periodic mainte- defining feature.
nance and should be repaired with a stucco mix- Repairs to the |
ture that matches the original material in both Sfilllfpcli’cz*t‘:‘t‘}ll: s
appearance and texture. original texture.

Guideline - The application of artificial or nonhistoric exterior siding materials such as brick veneers;
asphalt shingle siding; and cementitious, aluminum, or vinyl siding is discouraged. These materials are
not successful in mimicking details of original wood siding (the most common material over which
they are applied); subsequently, their use greatly compromises the historic integrity of buildings.
Application often results in the loss or distortion of architectural details, and improper installation
can result in damage of historic materials.

Use of compatible and high quality “look-a-like” synthetic building materials may be allowable, espe-
cially in order to reduce costs, provided (1) the original materials are beyond repair, (2) the substitute
material can be installed without irrevers-ibly damaging or obscuring the historic material and
architectural features and trim of the building, (3) the substitute material can match the historic
material in size, profile, and finish so that there is no change in the historic character of the building.

The smooth
texture of this
stucco exterior
should be
maintained.

Artificial siding
has been applied

to this house,

altering its
exterior
appearance and
presenting the
possibility of
damage to
original
materials
underneath.
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6.1.2 Architectural Derails

S tylistic details, such as brackets, cornerboards, moldings, cornice details, decorative window and door trims, and shingles are essential to the historic character
of buildings and districts.

Druid Hills - One of the defining features of Druid Hills is its outstanding collection of high-style buildings representing the entire spectrum of early-twentieth-
century architecture.

Guideline - Stylistic details should be maintained and treated with sensitivity. The removal of such details or application of details inappropriate to the
period or style of a house is strongly discouraged. Damaged elements should be repaired rather than replaced if at all possible. Historic details that have
been lost or are beyond repair may be replaced with new materials, provided that their earlier presence can be substantiated by historical documentation
and that the new materials match the original in composition, design, color, and texture.

The half- { ey —= :
timbering, stone FgEs = The eave brackets,

window and door | ) %] exposed rafter ends,
surrounds, and 153 gk HJ:IHJJ I u-'
0% | [ 1! Lt WL
|

half-timbering of this

important roof gable are typical j
stylistic details | l features expressing [
of this example | the materials and

of the English craftsmanship
Vernacular important to the

Revival style. Craftsman style. =

and decorative
corner quoins are
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6.1.3 Entrances ANd Porches

ntrances and porches are quite often the focus of historic buildings, particularly when they occur on primary elevations. Together with their functional and
decorative features, they can be extremely important in defining the overall historic character of a building.

Druid Hills - The period residences of Druid Hills display a variety of porch forms ranging from a modest Colonial Revival entrance porch to an elaborate two-story
Neoclassical portico, from a recessed arcaded corner porch on an English Vernacular Revival cottage to a columned porte cochere typifying the Prairie style. One-
story, side porches flanking a two-story central mass are common in the district and associated with many different styles. Many of the early-twentieth-century
revival styles highlight the primary entrance with pilasters, pediments, hoods, sidelights and fanlights, and various other details. In contrast, the Minimal Tradi-
tional house form of Emory Grove displays a very modest entrance. Regardless of the degree of stylistic expression, these porches and entrances are essential to the

character of their buildings.

physical evidence.

Guideline - Original porches and steps should be retained. Repair of porches should not result in the removal of original materials (such as balusters,
columns, hand rails, brackets, and roof detailing) unless they are seriously deteriorated. If replacement materials must be introduced, the new should match
the old in design, color, texture, and, where possible, materials. Replacement of missing features should be substantiated, if possible, by documentary and

Guideline - The enclosure of front porches and side porches visible from a right-of-way should utilize
transparent materials, such as screen or glass, which will help maintain the original open character of
the design and should be fully reversible.

Guideline - Porte cocheres are important stylistic features of many homes in Druid Hills.
Removal and enclosure are discouraged.

This side porch
has been *
enclosed with
screen, helping
to maintain its *
original open g
character.

The open pergola
design of this
entrance porch,
side porch, and
porte cochere is
a significant
stylistic feature
of this house and
should be
maintained. g
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Guideline - Second-story additions should not be made to one-story porches visible from the public right-of-way.

This simple 3
entrance hood is
a primary
Guideline - Original doors should be retained unless deteriorated beyond repair. Screen and storm s 'chafractter—

. . €lining 1eature
doors should not detract from the character of the house and should be designed to be compatible thatgfocuseslgr
with original doors. In the case of a replacement for a deteriorated door, the new door should be attention on this TR
similar to the original in design and materials. house’s main [

entrance.

This heavy wood 8 This simple
door in its [ screen door does The arched
original arched & not detract from Spanish Colonial
entrance is a the Colonial Revival style
major stylistic Revival/ entrance is an
feature of this Craftsman style important
English entrance. character-
Vernacular defining feature

Revival style
house.

of this house.
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6.1.4 Windows

indows are very important in creating rhythm on a house and also play a role in the directional emphasis and scale of buildings. Highly decorative
windows with distinctive shapes or glazing patterns are always character-defining features of buildings and contribute greatly to the architectural variety of
the district.

Druid Hills - The period residences of Druid Hills display a variety of window types and materials. Double-hung sash, casement, pivot, and decorative fixed
windows are all common. Wood sashes are most typical, but metal, as in the case of casement, is also present. Single, grouped, tri-partite, and even banded, as
seen on the Art Moderne apartments on Briarcliff, are all arrangements found throughout the district. Bay windows are an important massing element. The light

patterns, materials, and arrangements of windows play a key role in defining the styles of Druid Hills architecture and contribute to the overall appearance of the
district.

Guideline - The addition of storm windows should be accomplished with-
out seriously compromising original window appearance. Storm windows
should not damage original window frames and should be able to be re-
moved at a later date, thus guaranteeing sensitive placement. Interior storm
windows are recommended as an alternative to the usual exterior applica-
tion. Replacement windows, if using insulated glass, should have true
divided lights with muntins no larger than the original These windows are
now available at reasonable cost.

Guideline - Existing windows, including sashes, lights, lintels, sills, frames,
molding, shutters, and all hardware should be retained and repaired through
routine maintenance whenever possible. When deteriorated elements must
be replaced, new elements should be compatible with the original in terms
of material, design and hardware. Should it be necessary to replace an
entire window, the replacement should be sized to the original opening
and should duplicate all proportions and configurations of the original
window.

These double-
hung windows,
with six-over-
one pane
configuration
typical of the
Craftsman style,
have been well-
maintained.

This group of
round arched
windows is a
characteristic
feature of the
Ttalian
Renaissance &

Revival style. =z

The row of L§e
stepped windows
on this house
provides the {8
front facade with .
a distinctive [BEEE
pattern that _
should be

maintained.
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6.1.2 Roofs, Chimneys, and DorMERS

riginal roof form—with its shape; features such as dormers, cresting, and chimneys; slope; material and color; and patterning—is an essential and character-
defining feature of a building. Roof forms frequently create street patterns through repetition of pitch, orientation, and/or shape. In addition, sound roofs are

essential to a building’s preservation.

Druid Hills - Hipped, gabled, flat, parapet, cross-gabled, cross-hipped, jerkinhead, and gambrel are all principal roof forms widely represented in Druid Hills’
architecture. Massing elements such as projecting bays, porches, and dormers display secondary roofs that may connect with and impact the overall impression
of the roof form. An unusually high number of slate and clay tile roofs are present in the district. All of these elements are important character-defining features that

contribute to the stylistic expressions of buildings.

Guideline - The original roof form should be retained to the
greatest extent possible. No addition to a house should greatly
alter the original form of a roof or render that form unrecog-
nizable. Original or historic roof dormers should also be re-
tained. Skylights should be installed so as to be as unobtru-
sive as possible. If additional upper-story space is required,
consider using dormers—placed out-of-view of public right-
of-way—to create this space.

Guideline - Historic roofing materials, such as clay tile and
slate, should be repaired rather than replaced, if at all pos-
sible. While repair or replacement with like materials is of-
ten considered to be cost prohibitive, it should be remem-
bered that life expectancies of these roofs (slate, 60 to 125
years and longer; clay tile, 100+ years) is considerably greater
that most replacement materials. Clay tile and slate roofs are
always character-defining features of their buildings; there-
fore, if replacement is necessary, new materials should match
as closely as possible the scale, texture, and coloration of the
historic roofing material.

gambrel roof [ F .
with shed dormer |
is a primary
feature of the
Dutch Colonial §&
Revival style,
and its form
should be
maintained.

The side-gabled “-}

This clay tile
roof is an
important
character-

defining feature
of this house and
should be
maintained and &
repaired rather ¥
than replaced.

The characteris- &
tic gabled and
bracketed
dormer of the
roof of this [
Craftsman-style
house should be
retained.

This slate roof
will last for
many years if it
continues to be
well maintained.
The roof dormers
are also
important
stylistic features
that should be
maintained.
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This front-facade
brick chimney
adds to the
picturesque
character of this
English
Vernacular
Revival style
house and should
be maintained.

6.1.6 Foundartions

Guidelines - Original chimneys often add to the character of historic houses and should be properly
maintained; they should not be covered with stucco or any other material, unless historically cov-
ered. A chimney that is no longer in use still functions as an important element in the overall compo-
sition of a house and should not be covered, partially or completely removed, or replaced.

The random-

stone masonry of
this chimney is This interior
unusual in Druid brick chimney is

a small but
important
element of the &
roofline of this
house.

Hills and should [&&
be properly E&§:
maintained. |

oundations primarily play a functional role by protecting the undersides of buildings. Oftentimes they are subtle elements that blend with the rest of the
building. They can also contribute to the stylistic expression of a building by utilizing contrasting materials.

Druid Hills - Foundations in Druid Hills are, for the most part, solid brick or granite. Houses in the area of Emory Grove south of N. Decatur Road display solid

granite foundations.

This granite
foundation is

Guideline - Work involving foundations should, to the extent possible, preserve original appearances houses found in
and materials. The primary issues in Druid Hills will be repair and maintenance and the application of Emory Grove
inappropriate surface treatments such as stucco (see guidelines under Section 6.1.1 Exterior Materi- and should be g
als). Where additions are made to houses with granite foundations, the addition’s foundation may use
a veneer stone if it matches the existing in color, pattern, and mortar.

characteristic of

properly 8
maintained
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6.1.7 Gurters

dequate roof drainage is necessary to (1) insure that roofing materials provide a weather-tight covering and (2) prevent water from splashing against walls

and foundations or draining toward buildings.
Druid Hills - The high-style buildings in the district often feature colonial “hidden” gutters and copper downspouts This downspout
is appropriately
placed along the
corner of the
house and directs
water away from
the house’s

with decorative attachments.

Guideline - New downspouts should be placed
along the edges and corners of buildings and

Guideline - Gutters and downspouts should be
maintained in their original appearance and lo-
cation if functioning properly.

along porch supports so as to create minimal
visual disruption. In locating new downspouts,
consideration should be given to water flow with

foundation.

regard to avoiding seepage into basements and
impacts to foundation plantings.

6.2 Mechanical Services

This window air
conditioning unit
is inappropri-
ately placed on
the house’s front
facade. It would
be better placed g
on a view-
obstructed
facade and
buffered so as to
be as unobtrusive
as possible.

Guideline - The installation of exterior mechanical services, such as HVAC units and solar panels, shall
be done in a manner that does not detract from the historic integrity of the building. It is best to install
exterior mechanical elements on the side or rear of a property, in order to avoid disrupting the front
elevation of the building and keeping it out of sight from the right-of-way. In the event, however, that
the installation of a mechanical service on the front of the property cannot be avoided, it should be done
so in a manner that decreases its visible impact; this may be accomplished through landscaping with
appropriate plantings and vegetation
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6.7 Accessory Buildings

This wood-
framed garage is
an important site

Guideline - Garages, garage apartments, and other accessory buildings that have historic or architec-  clement ofits

. e . ege . I historic property
tural significance should be preserved as significant site elements. Rehabilitation treatments should and should be
follow the design guidelines provided in Section 6.1.1 Building Elements and Details. For construc- preserved and

tion of new accessory buildings see Section 7.0 Additions and New Construction. maintained.

6.4 Adaprive Use

Guideline - A dwelling converted to a non-residential use must retain its historic architectural integrity and residential character.

6.7 Health and Safery Code Compliance

Guidelines - Compliance with health and safety codes and handicapped
access requirements should be carried out with a minimum of impact to
the historic character of community institutional buildings. Adding handi-
capped ramps is a common issue. Placement of new ramps should be done
so as to minimize visual impact to the building, particularly the principal
elevation (front) of the building.

Recommendation - Necessary access ramps on the front facade should be
constructed in such a way that they can be removed without damage to
the facade.
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6.6 Demolition by Neglect

Demolition by neglect occurs when a building is allowed to deteriorate due to lack of maintenance and security. Efforts should be made to minimize the
occurrence of this condition through the education of property owners concerning proper methods of upkeep and preservation.

Druid Hills - The DeKalb County Historic Preservation Ordinance authorizes the Historic Preservation Commission to monitor the condition of historic properties
located in the historic district. If the Commission determines that failure to provide ordinary maintenance and repair results in “demolition by neglect” it is
authorized to take certain steps to correct the situation. See Section 10 of the Preservation Ordinance, “Failure to Maintain Historic Property.”

Proper
maintenance of
this property has
been neglected,

Guideline - Property owners shall avoid demolition by neglect.

and it is now
deteriorating.

6.7 MAINTENANCE

S ee Sources of Information in the Appendix for list of references on maintenance and rehabilitation.

Recommendation - The most effective and economical way to preserve a historic building and its site features is to provide
regular maintenance, thus minimizing the need to replace historic materials.

6.8 Exterior Colors

Paint color will not be reviewed by the DeKalb County Preservation Commission.

Guideline - The initial painting or application of other surface treatment of
and to masonry and stucco will be reviewed by the preservation commission.
The specific color of the paint, however, will not be reviewed. Appropriate
paint colors are usually related to the style and type of the property in
question. (Approved 6-18-2018 and Updated 12-15-25)

Appropriate paint colors are usually related to the style and type of the property in question.

Replaced 6-18-2018
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6.0 Architectural Rehabilitation Gu

6.9 INTERIORS

Ithough proposed changes to interiors will not be reviewed by the DeKalb County Preservation Commission unless those changes would have an effect on
exterior architectural features, it would be wise for property owners to make every effort to preserve the historic characters of their building interiors as they

are valuable assets of the property. Following are some helpful recommendations for property owners:

materials.

Recommendation - When planning a rehabilitation, particularly in the case of adaptive use, preserve
as much of the significant historic floor plan as possible. If changes are needed, attempt to make
changes in such a way that they are reversible and do not damage or result in the loss of historic

guish historic buildings from new construction.

Recommendation - Care should be taken to preserve character-defining interior features such as
wood floors, molding, picture rails, fireplaces, paneling, plaster details, and other details that distin-

nents themselves.

Recommendation - The visible interior features of heating, lighting, air conditioning and plumbing
systems may contribute to the overall character of a building. Retaining these elements, when pos-
sible, should be considered. This will likely require upgrading and augmenting the system compo-
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7.0 Additions & New CONSTRUCTION -
Preserving Form & Layour

The Druid Hills Local Historic District continues to change and evolve over time. For this area to meet contemporary needs, additions are built, uses change, and
new buildings are constructed. The challenge is not to prevent change but to ensure that, when it does inevitably happen, it is compatible with the historic
character of the area.

A new building is'compatible with its historic setting when it borrows design characteristics and materials from adjacent buildings and integrates them into a
modern expression. Before undertaking new development, be it a new building or changes or additions to existing buildings, take time to evaluate what makes the
property and the neighborhood distinctive. Evaluate what type of impact the new development will have on the property and neighborhood. Decide how the
development can best be designed to complement the property and area.

The underlying guideline for new construction and additions is to consider one’s neighbors and nearby structures and reinforce the existing historic character
through sensitive, compatible design.

Note that many of these guidelines refer to new development or new construction but are equally applicable to additions to existing buildings.
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7.0 Additions & New Construction - Preserving Fo

7.2 Recognizing The Prevailing Character of Existing Development

Every building, whether historic or modern, is a product of design, and the design of buildings is accomplished through the utilization of several basic design
CONCEPTS:

Building Orientation and Setback Proportions
Directional Emphasis Rhythm
Shape Scale/Height
Massing Materials/Architectural Elements

These concepts form the basis for visual relationships among buildings, which in turn influence the ways in which buildings are perceived by the public. When a
new structure is built among historic buildings or an addition is made to an existing building, the level of success with which it relates to existing buildings—and
whether it contributes to or detracts from the area—will be determined by the ways in which its design recognizes and is a function of the prevailing design
expression in the area of influence.

Guideline - When looking at a series of historic buildings in the area of influence, patterns of similarities may emerge that help
define the predominant physical and developmental characteristics of the area. These patterns must be identified and respected
in the design of additions and new construction.

This section identifies and defines principal design concepts and offers guidelines for using these concepts in evaluating the appropriateness of a proposed new
building or addition. Illustrations are intended only to point out the types of relationships between historic and new buildings that are important and are not meant
to serve as examples of real-life design solutions.
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7.0 Additions & New Construction - Preserving Fo

7.2.2 Direcrional Emphasis

ost buildings are either vertical or horizontal in their directional emphasis, which is determined by the size and placement of elements and openings on a
building’s front facade as well as by the building’s overall shape. Directional emphasis may also be influenced by surface materials and architectural

detailing.

Directional
Emphasis -
Consistent: The
two nearly
identical
houses shown
here both
exhibit
horizontal
directional
emphasis.

Z N\

Guideline - A new building’s directional emphasis should be consistent
with dominant patterns of directional emphasis within the area of influ-
ence, if such patterns are present.

'A' Directional
‘E Emphasis -
Inappropri-

H

historic
houses, each

N E‘ T fereare o

([T I witha

vertical

directional
emphasis and a new house that is clearly horizontal in emphasis. This new building is neither sympa-
thetic nor consistent with the established pattern of directional emphasis along this street.
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7.2.% PropoRTioN

roportion is the relationship of one dimension to another; for example, the relationship of the height to the width of a building, or the height and width of
windows and doors. Individual elements of a building should be proportional to each other and the building.

Residential Proportions: This graphic illustrates the concept of Comme.rcial l?roportion: This gr?.p}}ic ill}lstrat?s the concept of
proportion using residential building dimensions. proportion using commercial building dimensions.

0000 Joood
nofjao| TO7[0 S

Guideline - The proportions of a new building 0[
should be consistent with dominant patterns of
proportion of existing buildings in the area of

influence, if such patterns are present. A
Proportion -

g g
Inappropriate/ Appropri-
ate Examples: These two compari-
sons depict relationships between front-facade
height-to-width ratio of historic and new buildings. The example on the left is that of a historic house (shaded) with a height-to-width ratio
resulting in a very vertical expression standing next to a new building with a horizontal height-to-width ratio. The example on the right
shows a more compatible height-to-width ratio on the new building.
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7.7 Respecring The Prevailing CHArAcTER WHeN Designing New Development

fter identifying the area of influence and assessing the prevailing character of the development within that area, the next step is to begin the design of the

project. Each project is unique and should be taken on a case-by-case basis to meet the needs of the owner while at the same time protecting the historic
character of the property and area. There are some general concepts, however, that can assist with the design of the new development. Use these in tandem with
the guidelines presented in Sections 7.1 and 7.2.

7.2.1 Additions

Property owners considering making an addition to a historic building, should ask themselves three questions:
1 Does the proposed addition preserve significant historic materials and features?
2 Does the proposed addition preserve the historic character?

3 Does the proposed addition protect the historical significance by making a visual distinction between old and new?

Guideline - Additions should not be added to the main facade of the build-
ing and should not appear to dominate the original structure. It is prefer-
able to build new additions to the rear of a historic building, where it will
have little or no impact on the streetscape facade. Design and materials
should be compatible with the existing building. Avoid obscuring charac-
ter-defining features of the historic building with the addition.

Guideline - Additional stories should be set well back from the roof edge
to ensure that the historic building’s proportions and profile are not radi-
cally changed.

Sometimes historic photographs can give clues to the location of previous additions to the building and thus provide guidance for the location of new additions.

Recommendation - While an addition should be compatible, it is accept-

Recommendation - The Secretary of the Interior’s Standards recommend
that an addition be designed so that at a later date it can be removed
without compromising the historic character of the building.

able and appropriate for it to be clearly discernible as an addition rather
than appearing to be an original part of the building. Consider providing
some differentiation in material, color, and/or detailing and setting addi-
tions back from the historic building’s wall plane.

Alterations to buildings that do not contribute to the historic character of the area pose a challenge. If the building is out of scale with its historic neighbors, often

little can be done to make it compatible.

Recommendation - These guidelines do not recommend adding false historical details to a noncontributing building in an effort to make it more compatible
with surrounding historic buildings. Every effort should be made, however, to ensure that additions and alterations to the property do not detract further
from the character of the historic environment, keeping in mind the design concepts discussed in Section 7.2.
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7.0 Additions & New Construction - Preserving Fo

7.3.2 New Construction ANd Subdivision Development

Guideline - To be compatible with its environment, new construction should
follow established design patterns of its historic neighbors, including build-
ing orientation, setback, height, scale, and massing.

Guideline - New construction should respect the historic character that
makes the area distinctive, but it should not be a mere imitation of historic
design.

7.2.3 Demolition and Relocation

B

redevelopment of the site that effect the appearance should be a part of this

uildings and structures that are proposed for demolition or relocation sh

ould be thoroughly evaluated for historic and architectural merit and importance to

the character of the site and district. If significant, alternative uses that permit continued preservation should be thoroughly investigated. Proposed plans for the

evaluation.

Guideline - Demolition of a historic structure should not occur and should be avoided. Demolition of a historic structure may only be
permitted in the event that public safety and welfare requires the removal of the building or structure, the building has lost its
architectural and historical value, and/or the building does not contribute to the historical or architectural character of the historic
district and its removal will not adversely impact the integrity of the historic streetscape and the historic district.
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Guideline - In applying for the demolition of a historic structure, the applicant must submit a historic structure report with a
statement regarding the feasibility that the structure may be rehabilitated. The historic structure report must be completed by a
Secretary of the Interior qualified licensed preservation architect or licensed structural engineer.

Guideline - If approved, the demolition of a historic structure should be completed in a manner that will preserve the historic
landscape of the area and not cause harm or have an adverse impact on the historic district.

Guideline - If approved, the demolition of a historic structure should be completed in a manner that will salvage historic material
and architectural details, such as timber, windows, doors, flooring, and other fixtures, that may be recycled or reused for future
construction.

Guideline - The demolition of a historic or a nonhistoric structure shall not be approved unless plans for a new structure to replace
the existing structure are also submitted and approved as well. The demolition of a historic or a nonhistoric structure shall not be
approved if there are no plans to construct a new structure in the existing structure’s place.
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8.0 Nartural Landscapes - Protecting The Design Contexr

8.1 Open Space and Parkland Preservation ANd CONSERVATION

View of Druid

OpEN Space Linkages - The open spaces, preserved in Olmsted’s original concepts for Druid Hills, Courljeluznc;o;?

remain as major open spaces today. These green spaces are connected by the stream corridors that  the district’s [
extend through them. It is imperative that the large scale, historic, public and private open spaces be pre- significant open
served to provide a rich habitat for plants and wildlife and also to protect the stream corridors. The park-like spaces.
character created by these large open spaces is reinforced by the unbroken landscapes of the residential
settings.

Passive Use of Open Spaces - The natural character of these open spaces is best protected by passive use activities. [
Intensive sports activities, such as ballfields and large-scale playgrounds, would damage the character of these spaces and should be avoided.

Eradicartion of Exortic Species - The open spaces are comprised primarily of native plant communities. Several open spaces have been damaged by a prolif-
eration of exotic species, particularly privet, ivy, elaeagnus and kudzu. The persuasiveness of these species threatens the bio-diversity. A mono-culture environ-
ment is created, resulting in a negative impact to the ecology of the district’s open spaces. The predominance of English vy within the Fernbank Forest is an
example of the invasion by exotic species in a natural environment. These exotic species should be removed by the most environmentally responsive approach
possible. (See Eradication of Kudzu in the Appendix.)

Guideline - The original layout of Druid Hills should be preserved through the conservation of major open spaces and the linear system of parks and green
spaces that buffer the stream corridors. Retaining these spaces, both public and private, by limiting their uses to passive activities will perpetuate the park-
like character in the district today. An exclusive palette of native vegetation is recommended for these spaces to protect and enhance the ecology.

Recommendation - The Druid Hills Civic Association or the DeKalb County Historic Preservation Commission should consider discussing with private
property owners the concept of conservation easements, in combination with tax credits, to preserve the private “open spaces.”
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8.2 Tree CONSERVATION

he Druid Hills Local District is characterized by remnants of a mature hard-

wood forest contained within its public open spaces and privately-owned,
institutional and residential lots. The management of this vegetative resource
within the district will assist in the perpetuation of this significant historic and
character-defining feature. A management plan should be developed for the
Druid Hills Local Historic District to promote the conservation of the mature
hardwood forest. Management of the district’s tree resources, both pines and
hardwoods, can be accomplished through a variety of techniques - voluntary as
well as mandatory.

A tree ordinance is one of the most effective mandatory techniques. Tree re-
placement and protection of existing trees are fostered through the require-
ments contained within such an ordinance. Such ordinances are designed to
protect and perpetuate the wooded character of mature landscapes, such as
Druid Hills. Most ordinances typically control large scale development actions,
while individual actions occur unchecked. In Druid Hills, it may be desirable to
monitor individual actions related to tree preservation and replacement, since
incremental actions over time lead to major changes in the character of a com-
munity.

Voluntary actions might include a survey and analysis of existing trees. Survey
and analysis activities should include an assessment of the existing resource
through a tree inventory and recommendations for rejuvenating the existing
urban forest. Pruning of dead wood is suggested to stimulate growth of mature
trees. Pruning specifications and guidelines (typically available through county
extension offices) should be followed. Trees in deteriorated conditions or of
advance age should be removed and replaced.

An underplanting program should be initiated in anticipation of future replace-
ment. In an underplanting effort, young trees of identical or compatible varieties
to existing trees are planted adjacent to aged vegetation for the purpose of even-
tual replacement. In most cases, replanting schemes should follow the diversity
of tree types contained within tree groupings. In a few special situations, such as
the cluster of beech trees on Oakdale, tree groupings of identical varieties is
recommended. Replacement trees should be of adequate size to make a visual
impact in the district. For that reason, seedlings are not recommended.
Underplanting should be carried out by both the public and private sectors.

Recommendation - The mature hardwood forest within the Druid Hills
Local Historic District should be perpetuated through a district-wide re-
planting program. Trees should be replaced when mature trees are lost to
age or damage or are removed for safety reasons. Replacement trees should
be of identical or similar varieties to the original trees. A diversity of tree
types is recommended to perpetuate the existing character of most tree
groupings. Replacement trees of adequate size (1.5” caliper minimum) are
recommended. Existing ordinances that provide for the protection and
replacement of the district’s tree resources should be applied to develop-
ment activities within Druid Hills.

Example of
mature hardwood
forest that
characterizes
much of the local
historic district. F

Guideline -The removal of five (5) or more mature specimen trees that are not
deemed dead, diseased, or hazardous by the County arborist, shall be reviewed
by the preservation commission. The planting of replacement trees may be
required to maintain the historic grounds and landscaping of a property or
area.
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8.7 Protecrion of the Historic Watershed
Design and Design Concepr

ost of the Druid Hills Historic District is contained within the Peavine and

Lullwater Creeks Watershed. Peavine and Lullwater Creeks extend through
the district’s major open spaces including the woods along Peavine Creek at
Emory University, Druid Hills Golf and Country Club, Fernbank Forest, and
Deepdene Park. The watershed is further comprised of a system of secondary
and tertiary streams that feed these major creeks. Olmsted’s design placed rear
lot lines along these streams and natural drainage ways as a method of protec-
tion and flood control.

River protection legislation at View of
the state level requires a 25'  development
setback from the top of a  alongPeavine
creek bank in the construc- Creek
tion of new buildings. This rule should be
applied to all drainage ways within the
Druid Hills Historic District as a method
of limiting development in these environ-
mentally-sensitive zones. Tax maps provide
a general location for floodprone zones.
The district’s major creek corridors, the floodprone zones taken from tax maps,
and other identified drainage ways have been noted on the official “Historic
District Map.” These primary, secondary, and tertiary system of streams should
be considered in all undertakings within the local historic district with the rec-
ommended 25' setback maintained.

There are a variety of methods available to address soil erosion along the district’s
creek corridors. Some methods use rock, such as “rip rap” and “gabions”, while
others rely on vegetative approaches, such as “live stakes” and “wattling”. The
City of Atlanta is currently addressing soil erosion city-wide through a compre-
hensive improvement program in all of the city’s drainage basins. Many of the
methods used in this effort might be considered for Druid Hills.

Another method for protecting the district’s hydrological system includes the
reconstruction of the original Olmsted-designed stone and turf gutters and the
use of porous paving materials for parking lots, walks, and drives.

Guideline - All construction within the Druid Hills Local Historic District
should follow a 25' setback requirement from the top of bank of creek
corridors and drainage ways, as delineated on the official “Historic Dis-
trict Map.”

Guideline - Methods used to address bankside erosion should complement
the natural character of the creek corridor. Natural materials, such as na-
tive rock and plants, should be used as the material in erosion control
devices.

Use of granite to control soil
erosion along Peavine Creek.
Granite used as “rip rap,, in
addressing bankside erosion is
effective, but more aesthetically- =
pleasing materials can be used with
the same result. Native rock =
materials instead of granite blend
with the natural environment. Also, .
there are a variety of vegetative »
approaches, equally as natural in
appearance.

View of Lullwater Creek
illustrating the use of
“gabions,,. Gabions are
large, fenced cages filled [
with rock, placed along the
bankside to arrest erosion.
The use of native stone
assists in making gabions a
visual complement to the
natural environment.
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9.0 Culrural Landscapes Guidelines - Maintaining “The Look”

he landscape guidelines contained within Section 8.0: Natural Landscapes -

Protecting the Design Contextmay also apply to cultural and should be consulted

when considering an alteration to a landscape feature within the local historic district.

9.1 Original Subdivision Forms

Example of the =758
curvilinear &+
alignment of
roadways within %
the local historic |
district .Many
original plats
from various
areas within
Druid Hills are
available for
reference in

he historic layout of the

neighborhoods and
subdivisions, located within
the Druid Hills Local His-
toric District, has created
the physical framework for
the district. This layout, cre-
ated originally by Frederick
Law Olmsted, Sr., has de-
finable characteristics that
have been replicated in
more recent development plats by later designers. These plans guided the con-
figuration of streets, public open spaces, and private lots. The original layout
creates a historical context for the district. The cumulative effect of alterations to
this layout would destroy this context. While some zoning classifications within
the local district may allow the subdivision of existing lots, such proposed changes
to the layout should be designed as a complement to the original design.

studying the district’s original design layouts.

Many of Druid Hills’ neighborhoods retain portions of the original streetscape
layout. There are several exceptions. Stone gutters are not present and more
narrow dimensions are found today for the tree planting strip and sidewalks.

Sidewalk Widrhs -
Throughout Druid Hills to-
day, most sidewalks are pre-
dominately 4' wide. Walks
along Ponce de Leon are an
exception, and as called for
in the original plans, are 6'
wide.

Example of
streetscape
profile on
Rosedale with
sidewalks and
tree planting
strip lining
the street

Guideline - In most cases, sidewalks to be repaired or new sidewalks to be

Guideline - Elements of the original layout to be retained include lot lay-
outs for public and private spaces and the alignment of streets, drives,
walkways, and streetscape profiles.

added within the local historic district should be 4' wide.

Tree Planting Strip - The width of tree planting strips within the Druid Hills

9.2 Traditional Streerscape Profile

lans by Olmsted Brothers in 1902 document the design intent for the street-

scape in Druid Hills. Elements of the traditional streetscape include: (1) street,
(2) stone gutter, (3) tree planting strip, (4) sidewalk, (5) vine planting strip, and
(6) turf gutter. The scale of the streetscape elements depended on the street’s role
within the road system. The more intense the anticipated use, the wider the
elements. Streets (16'-24' wide) were bordered by a stone gutter, a tree planting
strip (5'-6' wide), a sidewalk (4'-6' wide), vine strip, and a turf gutter. There was
no curb present in Olmsted’s original concept.

Local Historic District varies from 4' - 8'. “The more recent the subdivision plat,
the wider the space” is a
general rule. Today’s tree
planting strip contains a
mixture of small and large
hardwood trees. The place-

Example of
limited tree
planting strip
containing
mixture of trees

types - large
ment of large hardwoods 5% e
adjacent to the road was ground and |}
Olmsted’s original intent.  smaller dog- |

woods behind

The ambiance created by
the maple

these trees maturing over
time is an important character-defining feature of the local historic district.
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Tree planting strips in the 4' wide range may require special features to allow
space for large hardwoods. As an example, the 4' strip, located along Springdale
and Oakdale Roads, provides a limited area for the large, mature trees now
growing there.

Guideline - Tree planting strips should be retained for that purpose only
and should be a part of all new development.

Recommendation - The available space within the tree planting strip, which
varies from 4' - 8', will determine the most appropriate type of tree to
plant. The mature size of trees should be a major consideration. Oaks and
maples are the types of trees most suitable for the more spacious loca-
tions. Dogwoods, redbuds, and crape myrtles are most suitable for the
more narrow spaces.

Recommendation - In locations containing large hardwood trees, such as
oaks and beeches, where the intent is to retain this type of established tree
groupings, special accommodations will be necessary. Techniques to con-
sider in expanding limited planting zones include: (1) using porous pavers
in place of non-porous concrete paving for the sidewalk, which allows
penetration of water to tree roots; or (2) a re-alignment of the existing
sidewalk away from the base of the tree are techniques that will allow the
trees maximum growing space.

Granite Curbs and Stone

Gurters - The streetscape
profile has changed over
time from Olmsted’s origi-
nal concept. Raised granite
curbs have replaced the
stone gutter shown on
Olmsted’s original street
sections. The granite curb is
one of the most ubiquitous
elements in the local district
today.

Example of
historic granite
curb in
foreground and
nonhistoric
concrete curb in
background. _
Note intrusive
character of .= =
“white-colored = L
concrete” when || .:L.._-.E:ir
compared to subtle shades of granite.

Guideline - Granite curbs are considered a historic element and should be
retained and reused in any street improvements. The stone gutter and grassed
swales from the original design were important elements in protecting the
district’s watershed. This design element should be reconstructed at all
possible locations along roadways within the district. The “developed”
character of the green space bordering roadways in residential neighbor-
hoods will likely not allow for the introduction of a stone gutter. The re-
construction of stone gutters appears to be possible along roadways bor-
dered by parkland and in other locations where curbing is not present.

9.7 VEGETATION

TREET TREES - The majority of the street tree plantings are native hardwoods,

both large and small. Crape myrtles are an example of an exotic species,
sometimes used as small trees in the tree planting strip. Native hardwoods are
the most desirable trees for street tree replacements or new plantings. Large
hardwoods are recommended to perpetuate Olmsted’s original intent. In the
more narrow planting strips, special accommodations may be required to allow
space for large hardwoods. (Refer to guideline in Section 9.2: Traditional Street-
scape Profile.) Dogwoods are encouraged as a tree to consider for small tree
plantings. Residents fondly remember the character-defining role of these trees
in the past when they were more pervasive than today. Other suitable small
trees include redbuds, serviceberries, and fringe trees. The presence of over-
head wires is another consideration in selecting the appropriate tree species.

Appropriate PlanT Species - The character of the landscape is determined by
the type of vegetation used. Vegetation through its scale, texture, and form is an
important character-defin-
ing feature. It is important
within a landscape of cul-
tural as well as natural sig- within the
nificance to select vegeta- district
tion appropriate to the area. In historic &3
zones, it is important to select plant ma- §
terials that would have been used within
the period significant to the architecture.
In natural areas, it is important to use an
exclusive palette of native vegetation.

Example of |

cluster of
maple trees
along street §
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Recommendation - The following plant list is intended to assist in the selection of appropriate plant materials. The list has been organized into large trees,
small trees, shrubs, annuals/perennials, and vines/ground covers. The list has been developed using the following sources: (1) Olmsted’s Planting List from
several plans for Druid Hills; (2) Historic Plants compiled as part of the Georgia Landscapes Project by the Historic Preservation Division of the Georgia
Department of Natural Resources; and (3) Native Species. Aggressive exotics have also been noted, so that their use can be limited to controlled situations.
(Refer to Section 8.1 Open Space and Parkland Preservation and Conservation: Eradication of Exotic Example of

Species.) planting of -

Bradford Pears
Olmsted’s list and the list from the Georgia Landscapes Project provide guidance in selecting materials within intrusion ; 3
appropriate for historic landscape projects. The Olmsted list has been updated with current plant names. a:;:zmi?c‘? . T‘F R
There are other sources that can be consulted to identify additional plants used by Olmsted in Druid R (SR

. . . . . . . . Bradford Pear is S+
Hills, such as historic planting plans and, particularly the archival record at the Olmsted National His- nonhistoric trec @

toric Site in Brookline, Massachusetts. The Olmsted list presented in this document should be considered that would not be
a beginning. Residents of Druid Hills are encouraged to add to this list with historic plants that can be _ Ppropriatein

. historic areas of
documented as having been used by Olmsted. A
the district.

The native list should be used for natural areas within the district, such as creek corridors and drainage ways. Places within the district where the retention
of healthy ecological environments is critical are best landscaped with native varieties. Since native plants have been available since the colony of Georgia
was established in 1733, native plants are also appropriate for historic landscapes.

Druid Hills- Recommended Plant Marterials List

Botanical Name Common Name Olmsted Ga. Landscp ~ SE Aggressive
Project Native Exotics

LARGE TREES

Acer barbatum Southern Sugar Maple v Vv

Acer negundo californicum (negundo) Ash-leaf Maple v

Acer rubrum Red Maple v Vv

Acer saccharinum Silver Maple v Vv

Betula alba laciniata Cut-leaf Birch v

Catalpa speciosa Western Catalpa v

Cedrus deodara Deodar Cedar v

Chamaecyparus obtusa Hinoki False Cypress v

Chamaecyparis pisifera plumosa Plume Sawara False Cypress v

Fagus pendula Weeping Beech v

Fagus sylvatica ‘atropunicea’ Purple Beech v

Firmiana simplex Chinese Parasol v

Ginkgo biloba Ginkgo v

Gleditsia triacanthos Honey Locust v Vv

Halesia diptera Silverbell v Vv
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Botanical Name

Juniperus virginiana
Liquidambar styraciflua
Liriodendron tulipfera
Magnolia acuminata
Magnolia fraseri
Magnolia grandiflora
Magnolia macrophylla

Paulownia imperalis (tomentosa)

Platanus occidentalis
Platycladus orientalis
Populus deltoides
Quercus alba
Quercus coccinea
Quercus laurifolia
Quercus nigra
Quercus phellos
Quercus velutina
Robina pseudoacacia
Salix alba

Salix babylonica
Staphylea colchica
Staphylea trifolia
Stewartia ovata
Styrax americanus
Styrax grandifolius
Styrax obassia
Symplocos paniculata
Thuja occidentalis
Tsuga canadensis
Ulmus alata

Ulmus parviflora
Zelkova serrata

Swmall Trees

Acacia dealbata

Acer palmatum

Acer saccharinum Weirii
Albizia julibrissin

Cercis canadensis

Common Name

Red Cedar

Sweet Gum

Tulip Tree
Cucumber Tree
Frazer’s Magnolia
Southern Magnolia
Bigleaf Magnolia
Paulownia
Sycamore

Oriental Arborvitae
Cottonwood

White Oak

Scarlet Oak
Darlington Oak
Water Oak

Willow Oak

Black Oak

Yellow Locust
White Willow
Weeping Willow
Colchican Bladdernut Tree
Tree-leaf Bladdernut Tree
MountainStewartia
American Storax
Large-leaf Styrax
Styrax

Symplocos
American Arborvitae
Hemlock

Winged Elm
Chinese Elm
Japanese Zelkova

Silver Wattle
Japanese Maple
Weir’s Cutleaf Maple
Mimosa

Redbud

Olmsted
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Ga. Landscp
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Botanical Name

Chionanthus virginicus
Cornus florida

Cornus kousa

Cornus mas

Cornus officinalis

Cornus sanguinea

Cornus stolonifera

Cotinus americanus (obovatus)
Lagerstroemia indica
Magnolia virginiana

Magnolia x soulangiana
Malus floribunda

Malus sargentii

Melia azederach umbraculifera
Oxydendrum arboreum
Prunus caroliniana

Tamarix chinensis

Vitex agnus castus

Shrubs

Abelia chinensis

Abelia floribunda

Abelia x grandiflora
Aucuba japonica

Berberis japonica

Buxus sempervirens
Buxus suffriticosa
Calycanthus floridus
Camellia japonica
Camellia sasanqua
Camellia sinensis
Cephalanthus occidentalis
Clerodendrum trichotomum
Clethra alnifolia

Cleyera japonica

Corylus americana
Cotoneaster microphyllus
Cytisus scoparius

Deutzia gracilis

Common Name

Grancy Greybeard
Dogwood

Japanes dogwood
Cornelian Cherry Dogwood
Cornel

European Red Dogwood
Stooling Cornel

Smoke Tree

Crape Myrtle

Sweetbay

Saucer Magnolia

Japanese Flowering Crabapple
Sargent Crabapple

Texas Umbrella Tree
Sourwood

Mock Cherry

Tamarisk

Chaste Tree

Abelia

Abelia

Glossy Abelia
Japanese Acuba

Japan Barberry
Common Box
Common Box

Sweet Shrub

Camellia

Fall Blooming Camellia
Tea Plant

Button-bush
Clerodendrum

White Alder

Cleyera

American Hazelnut
Evergreen Cotoneaster
Scotch Broom
Slender Deutzia

Olmsted

< < L < < < L=<

< < < <
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Ga. Landscp
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Botanical Name

Diervilla sessilifolia

Eleagnus angustifolia
Eleagnus argentea

Eleagnus macrophylla
Eleagnus umbellata parvifolia
Eleagnus pungens
Euonymous bungeana
Euonymous hamiltoniana
Euonymous latifolia
Euonymous japonica
Forsythia suspensa

Gardenia jasminoides
Gordonia franklinia Alatamaha
Hibiscus syriacus

Hibiscus syriacus Meehanii
Hippophae rhamnoides
Hippophae salicifolia
Hydrangea arborescens
Hydrangea arborescens radiata
Hydrangea japonica
Hydrangea paniculata

Hydrangea paniculata Grandiflora

Hydrangea quercifolia
llex cassine myrtifolia
llex cornuta

llex crenata

llex glabra

llex opaca

[llicium anisatum
Jasminum nudiflorum
Kerria japonica

Laurus nobilis
Ligustrum amurense
Ligustrum sinense
Ligustrum japonicum
Ligustrum lucidum
Lindera melissaefolia
Lonicera periclymenum belgica
Lonicera fragrantissima

Common Name

Weigelia

Narrow-leaf Oleaster (Russia

Silver Leaf Oleaster
Large-leaf Oleaster
Oleaster

Wild Olive/Thorny Eleagnus

Spindle Tree

Spindle Tree
Broad-leaf Eunoymous
Japanese Euonymous
Forsythia

Cape Jasmine
Alatamaha Gordonia
Shrubby Althaea
Meehans Bush Altheae
Sea Buckthorn
Hippophae

Wild Hydrangea
Downy Hydrangea
Japanese Hydrangea
Single Hydrangea
Peegee Hydrangea
Oak-leafed Hydrangea
(Dahoon) Holly

Holly

Japanese holly
Inkberry

American Holly

Anise Tree

Winter Jasmine

Kerria

Common English Laurel
Privet

Privet

Wax Leaf Ligustrum
Privet

Spice Bush

Dutch Honeysuckle

Fragrant/Winter Honeysuckl

Olmsted
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Botanical Name

Lonicera Korolkowii
Lonicera Ledebourii
Lonicera maacki
Lonicera Standishii
Lyonia ligustrina

Lyonia mariana
Magnolia hypoleuca
Mahonia aquifolium
Mahonia bealei

Michelia figo

Myrica cerifera dwf
Nandina domestica
Neviusia alabamensis
Osmanthus fragrans
Osmanthus heterophyllus
Phellodendron amurense
Philadelphus coronarius
Phillyrea angustifolia
Pieris japonica

Poncirus trifoliata

Prunus laurocerasus
Prunus lusitanica
Pterostyrax hispidus
Pyracantha coccinea
Pyracantha coccinea lalandei
Rhododendron indica formosa
Rosa bracteata
Shepherdia argentea
Spiraea x vanhouttei
Spiraea prunifolia

Spirea thunbergii

Syringa laciniata

Syringa pekinensis
Syringa villosa

Syringa vulgaris
Vaccineum arboreum
Viburnum Opulus
Viburnum plicatum
Viburnum Wrightii

Common Name

Korolkow’s Honeysuckle
Ledebour Honeysuckle
Honeysuckle
Standish Honyesuckle
Male Berry
Staggerbush

Purple Japan Hydrangea
Mahonia

Leatherleaf Mahonia
Banana Shrub

Dwarf Myrtle
Nandina

Snow Wreath

Tea Olive

Holly-leaf Osmanthus
Phellodendron

Mock Orange
Phyllyrea

Japanese Pieris

Hardy Japan Orange
English Laurel
Portugal Laurel
Pterostyrax

Firethorn

Evergreen Thorn
Indian Azalea
Macartney Rose
Buffalo Berry
Vanhoutte Spirea
Bridal Wreath
Thunberg Spirea
Cutleaf Lilac

Pekin Lilac

Syringa

Common Lilac
Farkleberry
High-bush Cranberry
Japan Snowbeall
Arrowwood

Olmsted
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Botanical Name

Weigela florida

ANNUALs/Perennials
Ageratum houstonianum
Amorpha canescens
Artemesia frigida
Artemisia abrotanum
Calendula officinalis
Canna hybrids
Catharanthus roseus
Centaurea gymnocarpa
Chrysanthemum hybrids
Chrysanthemum x superbum

Chrysanthemum leucanthemum

Coleus hybrids
Cytisus decumbens
Dahlia hybrids
Echinacea purpurea
Genista pilosa
Hosta plantaginea
Hosta species

Iris x germanica

Iris kaempferi
Oenothera biennis
Oenothera fruticosa
Paeonia species
Peony lactiflora
Petunia x hydrida
Petunia multiflora
Phlox subulata
Platycodon grandiflorus
Ruta graveolens
Salvia splendens
Stokesia laevis
Tropoealum majus
Verbena canadensis

Common Name

Weigela

Mexican Ageratum
Lead Plant
Artemesia
Southern Wood
Pot Marigold
Canna
Madagascar Periwinkle
Dusty Miller
Chrysanthemum
Shasta Daisy
Daisy

Coleus

Prostrata Genista
Dahlia

Purple Cone Flower
Green-weed
Hosta

Plantain Lily
Bearded/German Iris
Japanese Iris
Evening Primrose
Sundrops

Peony

Peony

Petunia

Petunia

Thrift

Balloon Flower
Common Rue
Scarlet Sage
Stokes’” Aster
Nasturtium
Verbena

Olmsted
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Botanical Name

Viola odorata
Viola tricola hortensis
Zinnia elegans

Vines/Ground Covers
Clematis x Jackmanii
Clematis paniculata
Euonymus fortunei vegetus
Gelsemium sempervirens
Hedera helix

[pomoea purpura

Lonicera japonica

Lycium barbarum
Parthenocissus quinquifolia
Parthenocissus tricuspidata
Rosa Banksiae

Smilax lanceolata

Trachelospermum jasminoides

Wisteria senensis

Common Name

Sweet Violet
Pansy
Small Flowered Zinnia

Jackman Clematis
Sweet Autum Clematis
Bigleaf Wintercreeper
Yellow Jessamine
English lvy

Morning Glory
Japanese Honeysuckle
Matrimony Vine
Virginia Creeper
Boston lvy

Banks Rose

Similax

Star Jasmine

Chinese Wisteria

Olmsted

Ga. Landscp
Project
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9.4 Enclosures and Walls

he sensitive layout of the Druid Hills" neighborhoods by the Olmsted firm

and subsequent designers following this original design intent has limited
the need for retaining walls. A few retaining walls are used in locations with
severe topography. Stone with concrete mortar are the traditional materials
used in retaining wall construction. Fences, though noted on Olmsted'’s
streetscape section as a location for vine plantings in front yard spaces, are not
a common element within the district today. Wlthout fences, private front yard
spaces are visually con- Example of 0 ;
nected. Together they cre-  intrusive front &
ate a continuous landscape  yard fencing; ;
intermittently framed with ~note how fence <

blocks visibility |
plantmg beds. between front g

Fences are used, however, yard spaces
in the rear yard of residential spaces. Rear
yard fencing is defined as fencing which =
starts at the rear of the structure (not the
side or front of the building line). Rear yard fencing does not disrupt the visual
continuity of the front yard spaces between structures. Rear yard fencing is ap-
propriate within the neighborhoods of the local historic district. Rear yard fenc-
ing also assists in buffering obtrusive traffic noise at major intersections within
the district.

9.7 Parking

arking is a necessity within the district. The width of existing streets (20' and
less in some cases) limits the space available for on-street parking. In most

cases, parking will need to be accommodated within private residential lots.

Guideline - Parking should be addressed in a manner that does not distract
from the overall character of the district. Parking to serve private residen-
tial lots should be accommodated on-site, when at all possible, using the
pathway of original drives and parking. Front yard parking should not be
allowed unless it is a public safety issue. When front yard parking is neces-
sary, it should be added in a manner that does not destroy the unbroken
landscaped character of the front yard spaces in Druid Hills. Rear yard
spaces should be considered for expansion of parking areas

Guideline - Curb cuts should not be added or expanded in order to protect
the character of the district’s streets.

Guideline - Fences and walls should not be built in front yard spaces and are
strongly discouraged from corner lot side yard spaces. Retaining walls should
only be used in situations where topography requires their use. In the review of
the installation of fencing, the front yard shall be defined as the portion of land
between the front entrance of the main structure on the property and the Right
of ¥ ay of which the property is addressed.

Guideline - The plantings of shrubbery to create a hedge is considered fencing
and will require review by the preservation commission.

Recommendation - It is preferable to expand an existing driveway for park-
ing, rather than to add a separate parking pad, since the result is usually
less paved surface. Plant materials can be added around parking spaces to
visually buffer the parking from the street.

Recommendation - Fences are appropriate in rear yard spaces. Rear yard fences
should be coordinated with existing county codes. Suggested materials include
wood and chain link. Vinyl- covered chain link fencing, typically in bronze,
brown, or black, assist in making fences less obtrusive. Vines are suggested to
“soften” the appearance of metal chain link fencing. If wood fencing is used, the
paint color and design should be compatible with the architecture of the adjacent
residence. Fence heights can range from 4' to 6' depending on the reason for the

Recommendation - In surfacing new parking areas, the use of impervious
paving materials is discouraged. The intent is to limit the amount of run-off
within the district’s watershed. Consideration should be given to the use of
porous materials that allow water penetration and preserve the open char-
acter of the landscape.

anclosure

CRCIoSurcy
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Caution should be used in considering porous asphalt paving. This material has
been determined to create soil compaction and to deteriorate the paving mate-
rial through oil and gas leaks. Other porous materials that have been shown to
be effective are open paver blocks, sometimes referred to as “grasscrete” or
“grass blocks”. There are also a variety of soil compaction systems now avail-

able that offer additional Entire front

porous surfaces. These yard space
systems are designed to has been
accommodate vehicles gra‘l’)i)e\i;z
within open lawn sur- parking;
faces. Other options of- front yard

fer granular materials landscape lost

and result in a graveled
surface effect.

9.6 Accessory Buildings

here is a wide variety of accessory buildings within the local historic district,

in terms of both types and styles. Many are no more than modest sheds,
while others are miniature duplicates of the adjacent residences. Most are situ-
ated in rear yard spaces.

Guideline - New accessory buildings, such as garages and storage houses,
are to be located in rear yard spaces and visually buffered from adjacent
property owners and the public right-of-way. Accessory buildings that
complement the architecture of the adjacent residence do not require the
same level of buffering and may remain more visible within the local dis-
trict. If the new building will be visible from the street, it should respect
the established setbacks and orientations of the historic buildings in the
area.

Recommendation - Recreational structures, such as tree houses and play
houses, should be added only to rear yard spaces in a manner that is com-
patible with the architecture and siting patterns of the adjacent area.

9.7 Residential Landscape Design

l n developing a plan to guide residential landscape improvements, basic deci-
sions will need to be made at the outset of a project. Is it the intent to accu-
rately restore the grounds to the appearance when the building was constructed,
or to a later period when the landscape design had matured? Is it the desire to
keep the overall character of the property but to integrate modern plantings and
features? Or is it the intent to use the site, and integrate parking and other func-
tions necessary for contemporary use of the property?

Residential yards in the Druid Hills Local Historic District feature landscaped
front yards with diverse collections of plant materials in naturalistic arrange-
ments. Rear yards are used more informally and are not typically visible from
the public right-of-way.

b 8 Y Callanwolde,
example of high
style residential
andscape design

Olmsted’s intent for front
yards included planting ,
beds filled with ornamental
vegetation with free-flowing bed edges
surrounding an open lawn. Sinuous-
formed drives and walks extended from
the public street to the house. Historic
landscape layouts and forms should be re-
tained or recreated or interpreted in im-
provements to residential yards. Olmsted also used planting beds to separate
individual lots by lining drives with planting beds or extending a planting bed
along a property boundary.

o
..-_,_

el —!!!!!d-.!!!"l ] ii“
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Recommendation - For residential yards, created without the assistance of
landscape designers, historic landscape plans for other residential lots within
the district should be used for guidance. These plans can be interpreted to
create a new landscape plan that is based on historic traditions. Care should
be taken to select designs for yards of similar size containing houses of
similar style and scale.
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Guideline - The plantings of individual trees, shrubs, annuals, perennials,
and ground covers that are not a part of a landscaping project will not require
review by the preservation commission.

Recommendation - Residential yards, originally created by noted landscape
designers, will require special attention. Original plans and specifications
can be used, if they can be located, in updating plantings. Suggested steps

to follow in the redesign of residential landscapes are noted below:

Understand the original landscape design through historic research;
for example, try to locate original plans and specifications and historic
photographs;

Compare the existing landscape with the documented historic land-
scape;

3 Identify any features that are part of the historic landscape;

Be sensitive to the potential of archaeological features (Refer to Chapter
10.0: Archeology);

Identify site needs, develop a program for the site (circulation versus
planting zone); and

Develop an updated plan for the landscape that retains as much his-
toric material, as possible, and accommodates today’s functional needs
in a manner that is in the spirit of the historic design.
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9.8 Signage within ResidenTial Areas of Local
Historic District

9.9 Commercial StreeTscape

View of Emory

mory Village constitutes

Guideline - Signage is incompatible with the residential character found in
most areas of the local historic district. Permanent signs are prohibited in
residentially-zoned areas. Public signage within public right-of-ways in the
district should be designed to be compatible with the character of the
district.

. . Village,

the major commercn.al illustrating
area within the local his- dominance
toric district. Emory Village of the

is currently a mixture of his- automobile

toric and non-historic commercial struc-
tures in a predominately paved land-
scape.

Recommendation - Temporary signs, such as posters and banners announc-
ing upcoming events, should be displayed in a timely manner prior to the
events and should be removed promptly after the events. Nonpermanent
signs, including small security signs, may be allowed.

Recommendation - Improvements to Emory Village in the future should
include the following considerations: (1) encourage pedestrian access by
establishing new walkways or enhancing existing sidewalks; (2) explore

other options to parking in front of stores, if parking must be retained, mix
parking spaces with tree plantings; (3) provide for short term parking spaces
to allow ease of access to businesses; (4) enhance the character of Emory
Village with compatible pedestrian amenities - benches, trash receptacles,
bike racks, and lighting; (5) consider restoration/rehabilitation of historic
storefronts to enhance architectural character of the building grouping;
and (6) promote additional tree plantings in a manner that provides shade
while allowing visibility to signs.

9.10 Commercial Signage

Guideline - Signage on commercial historic buildings should be subordi-
nate to the architecture of the building and sized for legibility at a reason-
able distance, particularly to pedestrians on sidewalks and motorists driv-
ing past Emory Village. Signage on historic or nonhistoric buildings should
be set flush on the building face. Appropriate locations for signage within
a traditional storefront include the lintel space which separates the store-
front from the upper floor and the space above the transom in the store-
front. Other potential locations include the window. Signs for nationally-
franchised concerns can be designed to complement the scale and charac-
ter of the district with recognizable logos still readable.
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10.0 Archaeological Resources

Guideline - When planning new construction, additions, site improvements,
or demolition, minimize disturbance of terrain to reduce the possibility of
destroying unknown archaeological materials.

Recommendation - Contact the Historic Preservation Planner on staff with
the County in the planning stages to see if the subject property is an area
of low or high archaeological site potential or an area of recorded
historic occupation.

Recommendation - Hire Secretary of the Interior qualified professionals to survey areas where major terrain alteration is planned to identify potential
archaeological resources. In the event that an archaeological artifact is found, work shall stop and the County Preservation Planner shall be contacted.

11.0 Guidelines for Nonhistoric PROpERTiES

Located within the boundaries of the Druid Hills Local Historic District are three “types,” based on location, of nonhistoric properties: (1) those located in the
core of the district, adjacent to or in the immediate vicinity of historic properties; (2) those located in buffer areas situated along the edges of the district; and

(3) those located in areas defined as “intrusions.”

Specific guidelines for certain nonhistoric character areas, such as Barton Woods, may be developed in the future; these guidelines may address character-defining
features of the architecture and landscape architecture of these areas. See Section 15.0 Parkwood Character Area as an example.

Guideline - In reviewing an application for a Certificate of Appropriate-
ness for a material change to a nonhistoric building, the Preservation Com-
mission should evaluate the change for its potential impacts to any historic
development (architecture and natural and cultural landscapes) in the area
of influence of the nonhistoric property. Guidelines presented in Section
7.0: Additions and New Construction are relevant to such evaluations.

The 2-story house in thisfg %
photograph located on ¢
Westminster Way is non- 4 ’ ﬁ‘ d
historic. Any proposed I',j"1 -
change requiring a Certi-
ficate of Appropriateness
to this building would be
reviewed for its potential
to impact the surround-
ing historic area. Effects
to the building itsel
would not be relevant.
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14.0 Emory Grove CHARACTER AREA

T he neighborhood of Emory Grove is located in the northeast
adrant of

the district along both sides of North Decatur Road and bounded
to the east by the railroad. The area was platted in two sections: (1)
Princeton Way south of North Decatur Road in 1939 and (2)
Westminster Way and Edinburgh Terrace north of North Decatur Road
in 1941. It was developed by a single builder, Neal Smith, resulting
in the uniform appearance of its houses.

The development is small-scale with modest houses sitting fairly close
together on small lots, reflecting a dense, early-1940s development
pattern. The houses were constructed during the first half of the 1940s
and consist of one basic house type with several variations. The basic
house type is a one-story, rectangular form with side-gabled roof,
interior ridgeline chimney, and smaller side-gabled wings. Variations
include front-gabled porches, slightly projecting front-gabled wings,
and various chimney placements. The houses are not high-style but
are instead a minimal traditional design with Colonial Revival stylis-
tic influences.

C. R. Roberts and Company, Engineers, was responsible for the lay-
out of both sections of Emory Grove, again resulting in continuity of
the neighborhood'’s design. Loop roadways connect with North De-
catur Road. The interior roadways are lined with lots of uniform size,
although lots situated along curves and at intersections are some-
what larger and houses tend to be oriented diagonally toward the
corner. The roadway itself is narrow by Druid Hills’ neighborhood
standards. There is limited space for on-street parking.

Emory Grove contains three interior park spaces. Designated paths
between residential lots provide access to these spaces. These park
areas contain a variety of amenities, including tennis courts, open
ballfields, and picnic shelters. Rear lot lines bordering these park
spaces are typically fenced, providing clear separation between pub-
lic and private spaces.
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Character-Defining FeaTuRES

Landscape CHARACTERisTICS:

Front Serback
# 45'-50'

Side Serback
# 104

Typical Lor Size

# 65'x175' (approximately .3 acre)
Typical Building Size —
# 1,100-1,800 square feet

F—".

STREETSCAPE
# streetscape cross section illustrates the typical patterns and dimen-
sions: asphalt street, granite curb, front grassed yard
# front yards contain large hardwoods and in a few areas, pine
groupings; shrub plantings at most house foundations
* no sidewalks

Edinburgh Terrace
Emory Grove

Other
% drives & parking- lots typically contain paved access drives with
parking on-site; limited area for on-street parking due to narrow width
of street
# walls and fences- The section of Emory Grove situated south of
North Decatur Road has topography requiring the use of retaining
walls; fences in a variety of design and materials are used in rear
yards as separation from interior park spaces.
# traffic islands- approximately four traffic islands within character
area; large island situated at intersection of Westminster Way and
Edinburgh Terrace is grassed.

120’

e

=g

Princeton Way
Emory Grove
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14.0 Emory Grove Character Area

Building CHARACTERiSsTiCS:

Scale
# predominantly 1 story structures north; limited 1 1/2 story struc-
tures south of N. Decatur Rd.
Type
# single-family detached dwellings
Style
# minimal traditional design with Colonial Revival stylistic influences
Marerial
# predominantly brick veneer exteriors
Roof Form
# principal side gable roof with smaller side and front gable exten-
sions
Roof Pirch
# |ow to moderate pitches main side gable (south side more steeply
pitched) with minimal or no overhang
Massing

# asymmetrical facade with
minimal building elements - 2/

3 solid wall
surface to 1/3 Characteristic
openings side gable house
form shown in
. . . these photo-
Direcrional Emphasis eraphs. The

% main mass has
horizontal
emphasis; other
building elements

streetscape view
illustrates the
rhythm created
by the repetition

of form and
reflect or do not elements.
diminish this
emphasis

Derails
# raised foundations - solid
granite foundations in section

south of N. Decatur
# chimneys - ridgeline and
exterior-end brick—placed
between porch and
main body of
house; an impor-

These S
photographs |

depict the
tant feature of the pictth
characteristic
house type raised granite
% garages - foundations ,
“hasement” exterior-end
chimney
garages an
€ placements,
important feature small side
south of N. porches, and

basement
garages.

Decatur with

limited presence

on Edinburgh

# porches - small side
porches significant feature on :
Edinburgh and south of N. i s
Decatur

% entrances - door and trim are modest

# wood trim - used modestly as door and window trim, cornice
line, gable ends

# windows - double-hung sash, 6/6 and 8/8; multi-paned casement
also present, more common south of N. Decatur

Special ARea FeaTuREs:

InTERIOR PARkS
% three interior
parks, approxi-
mately two acres
in size; one appears to be a
passive-use space; one has
benches, playground equip-
ment, picnic tables and
shelters; one space contains
tennis courts & informal
ballfield; access to park spaces through designated pedestrian routes,
some more defined than others; each park space contains a minimum
of two, and in one case three, access paths; parks are maintained by
DeKalb County Parks and Recreation Department

Interior park
north of N. -
Decatur Road. e
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Druid Hills Design Guidelines

BYfWA“(S By-walk north of i
N. Decatur Road [

#* two by-walk !
lanes allow pedestrian access
from North Decatur Road to
Edinburgh Terrace; one by-walk
provides direct connection with
access path to interior park
space

Emory Presbyrerian Church
% distinctive architectural landmark in the area—the only institu-
tional building

Tllustrates

INTRUSIONS: excessive paving B

in front yard 5

. space. &
New CoNnsTRUCTION

% New properties have been
built without regard for prevail-
ing scale, setback, and materi-
als.

Paving
# Several examples exist of excessive paving in front yard spaces for
parking.

Wood Fencing

* Example of Tllustrates need to

better define gt

wood picket public access !
fence, an routes to interior
anomaly in the park spaces. f§
neighborhood

Guideline - New construction should be compatible with the predomi-
nant minimal traditional/Colonial Revival housing and should reference
important building characteristics such as the horizontal directional
emphasis, low to moderate roof pitches, brick veneer exteriors, and
front-facing gables

The integrity of Emory Grove’s characteristic house type has been compro-
mised in many places due to attempts to dress it up. Many properties in Emory
Grove have been subject to changes such as infilled porches, window re-
placements, and entrance “stylizing” - these changes detract from the appear-
ance of the property. Windows and entrances are common subjects of such
projects.

Guideline - This house type was meant to have minimal detail and works
best when its streamlined appearance is maintained. The minimal
traditional character of the Emory Grove house type should be preserved
and attempts to “dress up” houses should be discouraged.

Guideline - Interior park spaces should be improved with better defini-
tion of existing access routes and the eradication of exotic plant species
that currently threaten the natural character of these spaces.

Guideline - Traffic islands should be maintained as landscaped features
and should not be paved.
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1.0 Parkwood CHARACTER AREA

he development known as Parkwood is located east of the railroad in the

southeast corner of the local historic district and includes West and East
Parkwood Roads south of West Ponce de Leon. (The easternmost portion of Park-
wood within the Decatur city limits is not included in the local historic district.)
Much of this area was part of the original land holdings of the Kirkwood Land
Company for the Druid Hills suburb and was included in Olmsted’s plan. The
existing street pattern does not follow Olmsted’s original design for the area, but
the curvilinear street pattern, lot layout, and open park space reflect Olmstedian
principles . The area of East and West Parkwood Roads may have been originally
platted by O. F. Kauffman, the civil engineer who platted much of the Druid
Hills suburb and other surrounding developments, which would explain the
close similarity to the earlier Druid Hills plan.

The current street layout appears on the 1928 USGS map in dashed lines. A
1934 map of the area shows the current layout as well. A revised 1948 plat
shows the lot layout basically as it exists today, but development in Parkwood
did not occur until the 1950s and 1960s. As in Chelsea Heights (Fernbank),
Parkwood was historically platted and laid out even though it was not devel-
oped until after the historic period.
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Historic plat pattern of
Parkwood

Median
Park Space

Parkwood
Lane

East
Parkwood
Road
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Druid Hills Design Guidelines

Character-Defining FeaTures

Landscape CHARACTERisTiCS:

Front Serback
# 75'-100'

Side Serback
# 15

Typical Lor Size
% large, irregular sized lots;
range of sizes - 70' x 200' (.3 acres) and 90' x 250' (.5 acres)

Typical Building Size
% few historic houses within character area range in size from 1,500
square feet to 3,000 square feet

Orther

< " A7 \
I i/' i \'/
i |

STREETSCApPE

Illustrates
streetscape
section in
southern section
of Parkwood
consisting of
roadway,
curbing, small
trees in park
space, and
sidewalk.

* streetscape
cross section
illustrates the
typical patterns
and dimensions:
median park
space located
between East and
West Parkwood Drives, width varies from 100' to 160'; surrounding
streets of asphalt (24' wide with concrete curb), 6' wide planting
space, 4' wide sidewalk, front yard space; median park space
contains mature vegetation, primarily hardwoods; planting space
adjacent to street contains small trees, when trees present, otherwise
only grass; large hardwood trees situated in front lawn zones

# drives & parking- drives and parking accommodated on-site

4

/’ Al
£ARS NS /Q“ﬁ
LINER

AR 2N
2N - 7 I‘“ ,/,ﬁ\,

78’ A4, 8,

Varies

24

~100’

Varies

West/East Parkwood
Parkwood
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15.0 Parkwood Character Area

Building Characrerisrics: Layour

# overall layout of Parkwood resembles layout of original sections of
Druid Hills with spacious lots, long setbacks, adjacent park land, and

Scale ) o . .
% 1 story with Transitional environmentally-sensitive design of floodprone zone (described
. Y | 2 house form above)
occasional 2 story | fom
minimal .
TypE traditional to I NTRUSIONS:
# single-family ranch.
detached dwellings New ConsTRucTiON
# New houses constructed at southeast corner of E. Parkwood and
Style - : West Ponce de Leon do not conform to prevailing scale and form of
# mix of 1950s ranch and T e existing properties.
Colonial Revival; also minimal
traditional forms in transition to ranch
Marerial Guideline - Floodprone zones situated in median park and rear yard spaces
# brick veneer exteriors should be protected by adhering to the historic design concept of requir-
ing these areas to remain in a natural state.
Roof Form
% side gable and hip
Roof Pitch While housing in Parkwood is nonhistoric in a traditional sense, it still displays
% low to moderate ParkY\;J(l)C()ad prgvsgm% chgr.acter{?lcds l;/vhlchdglve the [nerl]ghbprhoodl a senlse of identity. The
pitches canch house. neighborhood is typified by medium-scale housing on large lots.
Massing

¥ varies
Guideline - New construction, additions, and rehabilitations should re-

spect the prevailing housing characteristics of the neighborhood (in par-
ticular, scale and materials).

Direcrional Emphasis
# horizontal

Special ArRea FeaTuREs:

Recommendation - Subdivision of large lots should be strongly

Floodprone Zones discouraged.

# median park space totals 3.2 acres; entire park space designated as
floodplain zone on county tax maps; additional floodplain area noted
in rear yard spaces of lots located south of the median park; original
design of Parkwood with floodprone areas within median park and in
rear yard spaces of residential lots represents historic watershed
design
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Sources Consulred

“Cameron Court,” National Register of Historic Places Nomination, Historic
Preservation Division, Georgia Department of Natural Resources, At-
lanta, Georgia, 1982.

“Druid Hills,” National Register of Historic Places Nomination, Historic Preser-
vation Division, Georgia Department of Natural Resources, Atlanta,
Georgia, 1979.

DeKalb County Comprehensive Plan, Land Development Regulations, and Zon-
ing Ordinance.

DeKalb County Historic Preservation Ordinance.

DeKalb County Plat Records, DeKalb County Courthouse, Decatur, Georgia.
(See lllustration D: Historic Development Plat Map for list of plats used
in analyzing developmental history of the district.)

DeKalb County Tax Maps, DeKalb County Planning Department, Decatur, Geor-
gia.

“Druid Hills Civic Association Papers”, Special Collections Department, Robert
W. Woodruff Library, Emory University, Atlanta, Georgia.

Druid Hills Driving and Walking Tour Guides, 1987, 1989, 1992, and 1993,
Druid Hills Civic Association, Atlanta, Georgia.

“Druid Hills Historic District Design Guidelines,” (City of Atlanta), prepared for
the Atlanta Urban Design Commission.

“Druid Hills Local Historic District Nomination,” prepared by The Jaeger Com-
pany for the Druid Hills Civic Association, April 1996.

Private research collection of Sally Harbaugh, Atlanta, Georgia.

Roth, Darlene R. “Druid Hills National Landmark: Case Statement,” prepared
for the Druid Hills Civic Association and the Atlanta Olmsted Parks
Association, 1989.

“University Park, Emory Highlands, Emory Estates,” National Register of His-
toric Places Nomination (Pending), Historic Preservation Division, Geor-
gia Department of Natural Resources, Atlanta, Georgia, 1994.
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5.0

6.1.1

6.1.1

6.1.1

6.1.2

Design Review Objective (p45) - When making a material change to a structure that
is in view from a public right-of-way, a higher standard is required to ensure that
design changes are compatible with the architectural style of the structure and retain
character-defining features. When a proposed material change to a structure is not in
view from the public-right-way, the Preservation Commission may review the project
with a less strict standard so as to allow the owner more flexibility. Such changes,
however, shall not have a substantial adverse effect on the overall architectural
character of the structure.

Exterior Materials (p50) Guideline - Original masonry should be retained to the
greatest extent possible without the application of any surface treatment, including
paint. Repointing of mortar joints should only be undertaken when necessary, and
the new mortar should duplicate the original material in composition, color, texture,
method of application, and joint profile. Repaired joints should not exceed the width
of original joints. The use of electric saws and hammers in the removal of old mortar
is strongly discouraged as these methods can seriously damage adjacent bricks.

Exterior Materials (p51) Guideline - Original stucco should be retained to the greatest
extent possible without the application of any surface treatment including paint.
Stucco facing requires periodic maintenance and should be repaired with a stucco
mixture that matches the original material in both appearance and texture.

Exterior Materials (p51) Guideline - The application of artificial or nonhistoric exterior
siding materials such as brick veneers; asphalt shingle siding; and cementitious,
aluminum, or vinyl siding is discouraged. These materials are not successful in
mimicking details of original wood siding (the most common material over which they
are applied); subsequently, their use greatly compromises the historic integrity of
buildings. Application often results in the loss or distortion of architectural details,
and improper installation can result in damage of historic materials.

Use of compatible and high quality “look-a-like” synthetic building materials may be
allowable, especially in order to reduce costs, provided (1) the substitute material can
be installed without irreversibly damaging or obscuring the historic material and
architectural features and trim of the building and (2) the substitute material can
match the historic material in size, profile, and finish so that there is no change in the
historic character of the building.

Architectural Details (p52) Guideline - Stylistic details should be maintained and
treated with sensitivity. The removal of such details or application of details
inappropriate to the period or style of a house is strongly discouraged. Damaged
elements should be repaired rather than replaced if at all possible. Historic details
that have been lost or are beyond repair may be replaced with new materials,
provided that their earlier presence can be substantiated by historical documentation
and that the new materials match the original in composition, design, color, and
texture.



6.1.3

6.1.3

6.1.3

6.1.3

6.1.3

6.1.4

6.1.4

6.1.5

Entrances and Porches (p53) Guideline - Original porches and steps should be
retained. Repair of porches should not result in the removal of original materials
(such as balusters, columns, hand rails, brackets, and roof detailing) unless they are
seriously deteriorated. If replacement materials must be introduced, the new should
match the old in design, color, texture, and, where possible, materials. Replacement
of missing features should be substantiated, if possible, by documentary and physical
evidence.

Entrances and Porches (p53) Guideline - The enclosure of front porches and side
porches visible from a right-of-way should utilize transparent materials, such as
screen or glass, which will help maintain the original open character of the design.

Entrances and Porches (p53) Guideline - Porte cocheres are important stylistic
features of many homes in Druid Hills. Removal and enclosure are discouraged.

Entrances and Porches (p54) Guideline - Second-story additions should not be made
to one-story porches visible from the public right-of-way.

Entrances and Porches (p54) Guideline - Original doors should be retained unless
deteriorated beyond repair. Screen and storm doors should not detract from the
character of the house and should be designed to be compatible with original doors.
In the case of a replacement for a deteriorated door, the new door should be similar
to the original in design and materials.

Windows (p55) Guideline - Existing windows, including sashes, lights, lintels, sills,
frames, molding, shutters, and all hardware should be retained and repaired through
routine maintenance whenever possible. When deteriorated elements must be
replaced, new elements should be compatible with the original in terms of material,
design and hardware. Should it be necessary to replace an entire window, the
replacement should be sized to the original opening and should duplicate all
proportions and configurations of the original window.

Windows (p55) Guideline - The addition of storm windows should be accomplished
without seriously compromising original window appearance. Storm windows should
not damage original window frames and should be able to be removed at a later
date, thus guaranteeing sensitive placement. Interior storm windows are
recommended as an alternative to the usual exterior application. Replacement
windows, if using insulated glass, should have either true divided lights with muntins
no larger than the original or false muntins applied to the exterior and interior (not
just snap-on). These windows are now available at reasonable cost.

Roofs, Chimneys, and Dormers (p56) Guideline - The original roof form should be
retained to the greatest extent possible. No addition to a house should greatly alter
the original form of a roof or render that form unrecognizable. Original or historic
roof dormers should also be retained. Skylights should be installed so as to be as
unobtrusive as possible. If additional upper-story space is required, consider using
dormers placed out-of-view of public right-of-way—to create this space.



6.1.5

6.1.5

6.1.6

6.1.7

6.1.8

6.2

6.3

6.4

Roofs, Chimneys, and Dormers (p56) Guideline - Historic roofing materials, such as
clay tile and slate, should be repaired rather than replaced, if at all possible. While
repair or replacement with like materials is often considered to be cost prohibitive, it
should be remembered that life expectancies of these roofs (slate, 60 to 125 years
and longer; clay tile, 100+ years) is considerably greater that most replacement
materials. Clay tile and slate roofs are always character-defining features of their
buildings; therefore, if replacement is necessary, new materials should match as
closely as possible the scale, texture, and coloration of the historic roofing material.

Roofs, Chimneys, and Dormers (p57) Guideline - Original chimneys often add to the
character of historic houses and should be properly maintained; they should not be
covered with stucco or any other material, unless historically covered. A chimney that
is no longer in use still functions as an important element in the overall composition
of a house and should not be covered, partially or completely removed, or replaced.

Foundations (p57) Guideline — Work involving foundations should, to the extent
possible, preserve original appearances and materials. The primary issues in Druid
Hills will be repair and maintenance and the application of inappropriate surface
treatments such as stucco (see guidelines under Section 6.1.1 Exterior Materials).
Where additions are made to houses with granite foundations, the addition’s
foundation may use a veneer stone if it matches the existing in color, pattern, and
mortar.

Gutters (p58) Guideline - Gutters and downspouts should be maintained in their
original appearance and location if functioning properly.

Gutters (p58) Guideline - New downspouts should be along the edges and corners of
buildings and along porch supports so as to create minimal visual disruption. In
locating new downspouts, consideration should be given to water flow with regard to
avoiding seepage into basements and impacts to foundation plantings.

Mechanical Services (p58) Guideline - The placement of air conditioners and similar
mechanical services should be accomplished without detracting from the historical
integrity of a building. The principal elevation (front) of a building should not be
disrupted by the addition of mechanical services.

Accessory Buildings (p59) Guideline - Garages, garage apartments, and other
accessory buildings that have historic or architectural significance should be
preserved as significant site elements. Rehabilitation treatments should follow the
design guidelines provided in Section 6.1.1 Building Elements and Details. For
construction of new accessory buildings see Section 7.0 Additions and New
Construction.

Adaptive Use (p59) Guideline - A dwelling converted to a non-residential use must
retain its historic architectural integrity and residential character.



6.5  Health and Safety Code Compliance (p59) Guideline - Compliance with health and
safety codes and handicapped access requirements should be carried out with a
minimum of impact to the historic character of community institutional buildings.
Adding handicapped ramps is a common issue. Placement of new ramps should be
done so as to minimize visual impact to the building, particularly the principal
elevation (front) of the building.

6.5 Health and Safety Code Compliance (p59) Recommendation - Necessary access
ramps on the front facade should be constructed in such a way that they can be
removed without damage to the facade.

6.6  Demolition by Neglect (p60) Guideline - Property owners shall avoid demolition by
neglect.

6.7  Maintenance (p60) Recommendation - The most effective and economical way to
preserve a historic building and its site features is to provide regular maintenance,
thus minimizing the need to replace historic materials.

6.8  Exterior Colors (p60) Guideline - The initial painting or other surface treatment
of masonry and stucco will be reviewed by the preservation commission, and
shall not be precluded if brought in a retroactive application. The specific color
of the paint, however, will not be reviewed. Appropriate paint colors are usually
related to the style and type of the property in question. (Approved 6-18-2018)

2018)

7.0 Additions & New Construction - Preserving Form & Layout The Druid Hills Local
Historic District continues to change and evolve over time. For this area to meet
contemporary needs, additions are built, uses change, and new buildings are
constructed. The challenge is not to prevent change but to ensure that, when it does
inevitably happen, it is compatible with the historic character of the area.

A new building is compatible with its historic setting when it borrows design
characteristics and materials from adjacent buildings and integrates them into a
modern expression. Before undertaking new development, be it a new building or
changes or additions to existing buildings, take time to evaluate what makes the
property and the neighborhood distinctive. Evaluate what type of impact the new
development will have on the property and neighborhood. Decide how the
development can best be designed to complement the property and area.



The underlying guideline for new construction and additions is to consider one’s
neighbors and nearby structures and reinforce the existing historic character through
sensitive, compatible design.

Note that many of these guidelines refer to new development or new construction
but are equally applicable to additions to existing buildings.

7.1  Defining the Area of Influence (p64) Guideline - In considering the appropriateness
of a design for a new building or addition in a historic district, it is important to
determine the area of influence. This area should be that which will be visually
influenced by the building, i.e. the area in which visual relationships will occur
between historic and new construction.

7.2 Recognizing the Prevailing Character of Existing Development (p65) Guideline - When
looking at a series of historic buildings in the area of influence, patterns of similarities
may emerge that help define the predominant physical and developmental
characteristics of the area. These patterns must be identified and respected in the
design of additions and new construction.

7.2.1 Building Orientation and Setback (p66) Guideline - The orientation of a new building
and its site placement should appear to be consistent with dominant patterns within
the area of influence, if such patterns are present.

7.2.2 Directional Emphasis (p67) Guideline - A new building’s directional emphasis should
be consistent with dominant patterns of directional emphasis within the area of
influence, if such patterns are present.

7.2.3 Shape.: Roof Pitch (p68) Guideline - The roof pitch of a new building should be
consistent with those of existing buildings within the area of influence, if dominant
patterns are present.

7.2.3 Shape: Building Elements (p68) Guideline - The principal elements and shapes used
on the front facade of a new building should be compatible with those of existing
buildings in the area of influence, if dominant patterns are present.

7.2.3 Shape: Porch Form (p68) Guideline - The shape and size of a new porch should be
consistent with those of existing historic buildings within the area of influence, if
dominant patterns are present.

7.2.4 Massing (p69) Guideline - The massing of a new building should be consistent with
dominant massing patterns of existing buildings in the area of influence, if such
patterns are present.

7.2.5 Proportion (p70) Guideline - The proportions of a new building should be consistent
with dominant patterns of proportion of existing buildings in the area of influence, if
such patterns are present.



7.2.6

7.2.7

7.2.7

7.2.8

7.3.1

7.3.1

7.3.1

7.3.1

7.3.1

Rhythm (p71) Guideline - New construction in a historic area should respect and not
disrupt existing rhythmic patterns in the area of influence, if such patterns are
present.

Scale/Height (p72) Guideline - New construction in historic areas should be
consistent with dominant patterns of scale within the area of influence, if such
patterns are present. Additions to historic buildings should not appear to overwhelm
the existing building.

Scale/Height (p72) Guideline - A proposed new building should appear to conform to
the floor-to-floor heights of existing structures if there is a dominant pattern within
the established area of influence. Dominant patterns of cornice lines, string courses,
and water tables can be referenced to help create a consistent appearance.

Individual Architectural Elements (p73) Guideline - New construction and additions
should be compatible and not conflict with the predominant site and architectural
elements—and their design relationships—of existing properties in the area of
influence.

Additions (p74) Guideline - Additions should not be added to the main facade of the
building and should not appear to dominate the original structure. It is preferable to
build new additions to the rear of a historic building, where it will have little or no
impact on the streetscape facade. Design and materials should be compatible with
the existing building. Avoid obscuring character-defining features of the historic
building with the addition.

Additions (p74) Guideline - Additional stories should be set well back from the roof
edge to ensure that the historic building’s proportions and profile are not radically
changed.

Additions (p74) Recommendation - The Secretary of the Interior’'s Standards
recommend that an addition be designed so that at a later date it can be removed
without compromising the historic character of the building.

Additions (p74) Recommendation - While an addition should be compatible, it is
acceptable and appropriate for it to be clearly discernible as an addition rather than
appearing to be an original part of the building. Consider providing some
differentiation in material, color, and/or detailing and setting additions back from the
historic building’s wall plane.

Additions (p74) Recommendation - These guidelines do not recommend adding false
historical details to a noncontributing building in an effort to make it more compatible
with surrounding historic buildings. Every effort should be made, however, to ensure
that additions and alterations to the property do not detract further from the
character of the historic environment, keeping in mind the design concepts discussed
in Section 7.2.



7.3.2

7.3.2

7.3.3

8.1

8.2

8.3

8.3

9.1

New Construction and Subdivision Development (p75) Guideline - To be compatible
with its environment, new construction should follow established design patterns of
its historic neighbors, including building orientation, setback, height, scale, and
massing.

New Construction and Subdivision Development (p75) Guideline - New construction
should respect the historic character that makes the area distinctive, but it should not
be a mere imitation of historic design.

Demolition and Relocation (p75) Guideline - Historic buildings and structures should
not be demolished unless they are so unsound that rehabilitation is not possible.
Historic buildings should not be moved off the property or relocated on the site, nor
should other buildings be moved onto the site.

Open Space and Parkland Preservation and Conservation (p77) Guideline - The
original layout of Druid Hills should be preserved through the conservation of major
open spaces and the linear system of parks and green spaces that buffer the stream
corridors. Retaining these spaces, both public and private, by limiting their uses to
passive activities will perpetuate the park-like character in the district today. An
exclusive palette of native vegetation is recommended for these spaces to protect
and enhance the ecology.

Trees (p78) Recommendation - The mature hardwood forest within the Druid Hills
Local Historic District should be perpetuated through a district-wide replanting
program. Trees should be replaced when mature trees are lost to age or damage or
are removed for safety reasons. Replacement trees should be of identical or similar
varieties to the original trees. A diversity of tree types is recommended to perpetuate
the existing character of most tree groupings. Replacement trees of adequate size
(1.5” caliper minimum) are recommended. Existing ordinances that provide for the
protection and replacement of the district’s tree resources should be applied to
development activities within Druid Hills.

Protection of the Historic Watershed Design and Design Concept (p79) - Guideline -
All construction within the Druid Hills Local Historic District should follow a 75'
setback requirement from the top of bank of creek corridors and drainage ways, as
delineated on the official “Historic District Map.”

Protection of the Historic Watershed Design and Design Concept (p79) - Guideline -
Methods used to address bankside erosion should complement the natural character
of the creek corridor. Natural materials, such as native rock and plants, should be
used as the material in erosion control devices.

Original Subdivision Forms (p81) Guideline - Elements of the original layout to be
retained include lot layouts for public and private spaces and the alignment of
streets, drive, walkways, and streetscape profiles.



9.2

9.2

9.2

9.2

9.2

9.3

Traditional Streetscape Profile: Sidewalk Widths (p81) Guideline - In most cases,
sidewalks to be repaired or new sidewalks to be added within the local historic
district should be 4' wide.

Tradlitional Streetscape Profile: Tree Planting Strip (p82) Guideline - Tree planting
strips should be retained for that purpose only and should be a part of all new
development.

Traditional Streetscape Profile: Tree Planting Strip (p82) Recommendation - The
available space within the tree planting strip, which varies from 4' - 8', will determine
the most appropriate type of tree to plant. The mature size of trees should be a
major consideration. Oaks and maples are the types of trees most suitable for the
more spacious locations. Dogwoods, redbuds, and crape myrtles are most suitable
for the more narrow spaces.

Traditional Streetscape Profile: Tree Planting Strip (p82) Recommendation - In
locations containing large hardwood trees, such as oaks and beeches, where the
intent is to retain this type of established tree groupings, special accommodations will
be necessary. Techniques to consider in expanding limited planting zones include: (1)
using porous pavers in place of non-porous concrete paving for the sidewalk, which
allows penetration of water to tree roots; or (2) a re-alignment of the existing
sidewalk away from the base of the tree are techniques that will allow the trees
maximum growing space.

Traditional Streetscape Profile: Granite Curbs and Stone Gutters (p82) - Guideline -
Granite curbs are considered a historic element and should be retained and reused in
any street improvements. The stone gutter and grassed swales from the original
design were important elements in protecting the district’s watershed. This design
element should be reconstructed at all possible locations along roadways within the
district. The “developed” character of the green space bordering roadways in
residential neighborhoods will likely not allow for the introduction of a stone gutter.
The reconstruction of stone gutters appears to be possible along roadways bordered
by parkland and in other locations where curbing is not present.

Vegetation (p83) Recommendation — The plant list is intended to assist in the
selection of appropriate plant materials. Olmsted’s list and the list from the Georgia
Landscapes Project provide guidance in selecting materials appropriate for historic
landscape projects. There are other sources that can be consulted to identify
additional plants used by Olmsted in Druid Hills, such as historic planting plans and
particularly the archival record at the Olmsted National Historic Site in Brookline,
Massachusetts. The Olmsted list presented in this document should be considered a
beginning. Residents of Druid Hills are encouraged to add to this list with historic
plants that can be documented as having been used by Olmsted. The native list
should be used for natural areas within the district, such as creek corridors and
drainage ways. Places within the district where the retention of healthy ecological
environments is critical are best landscaped with native varieties. Since native plants
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have been available since the colony of Georgia was established in 1733, native
plants are also appropriate for historic landscapes.

Enclosures and Walls (p90) Guideline - Fences and walls should not be built in front
yard spaces and are strongly discouraged from corner lot side yard spaces. Retaining
walls should only be used in situations where topography requires their use.

Enclosures and Walls (p90) Recommendation - Fences are appropriate in rear yard
spaces. Rear yard fences should be coordinated with existing county codes.
Suggested materials include wood and chain link. Vinyl- covered chain link fencing,
typically in bronze, brown, or black, assist in making fences less obtrusive. Vines are
suggested to “soften” the appearance of metal chain link fencing. If wood fencing is
used, the paint color and design should be compatible with the architecture of the
adjacent residence. Fence heights can range from 4' to 6' depending on the reason
for the enclosure.

Parking (p90) Guideline - Parking should be addressed in a manner that does not
distract from the overall character of the district. Parking to serve private residential
lots should be accommodated on-site, when at all possible, using the pathway of
original drives and parking. Front yard parking should not be allowed unless it is a
public safety issue. When front yard parking is necessary, it should be added in a
manner that does not destroy the unbroken landscaped character of the front yard
spaces in Druid Hills. Rear yard spaces should be considered for expansion of parking
areas.

Parking (p90) Guideline - Curb cuts should not be added or expanded in order to
protect the character of the district’s streets.

Parking (p90) Recommendation - It is preferable to expand an existing driveway for
parking rather than to add a separate parking pad, since the result is usually less
paved surface. Plant materials can be added around parking spaces to visually buffer
the parking from the street.

Parking (p90) Recommendation - In surfacing new parking areas, the use of
impervious paving materials is discouraged. The intent is to limit the amount of run-
off within the district’s watershed. Consideration should be given to the use of porous
materials that allow water penetration and preserve the open character of the
landscape.

Accessory Buildings (p91) Guideline - New accessory buildings, such as garages and
storage houses, are to be located in rear yard spaces and visually buffered from
adjacent property owners and the public right-of-way. Accessory buildings that
complement the architecture of the adjacent residence do not require the same level
of buffering and may remain more visible within the local district. If the new building
will be visible from the street, it should respect the established setbacks and
orientations of the historic buildings in the area.
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Accessory Buildings (p91) Recommendation - Recreational structures, such as tree
houses and play houses, should be added only to rear yard spaces in a manner that
Is compatible with the architecture and siting patterns of the adjacent area.

Residential Landscape Design (p91) Recommendation - For residential yards, created
without the assistance of landscape designers, historic landscape plans for other
residential lots within the district should be used for guidance. These plans can be
interpreted to create a new landscape plan that is based on historic traditions. Care
should be taken to select designs for yards of similar size containing houses of similar
style and scale.

Residential Landscape Design (p92) Recommendation - Residential yards, originally
created by noted landscape designers, will require special attention. Original plans
and specifications should be used, if they can be located, in updating plantings.
Suggested steps to follow in the redesign of residential landscapes are noted below:

1) Understand the original landscape design through historic research; for example,
try to locate original plans and specifications and historic photographs;

2) Compare the existing landscape with the documented historic landscape;

3) Identify any features that are part of the historic landscape;

4) Be sensitive to the potential of archaeological features (Refer to Chapter
10.0: Archeology);

5) Identify site needs, develop a program for the site (circulation versus planting

zone); and

6) Develop an updated plan for the landscape that retains as much historic material,
as possible, and accommodates today’s functional needs in a manner that is in
the spirit of the historic design.

Signage Within Residential Areas of the Local Historic District (p92) Guideline -
Signage is incompatible with the residential character found in most areas of the local
historic district. Permanent signs are prohibited in residentially-zoned areas. Public
signage within public right-of-ways in the district should be designed to be
compatible with the character of the district.

Signage Within Residential Areas of the Local Historic District (p92) -
Recommendation - Temporary signs, such as posters and banners announcing
upcoming events, should be displayed in a timely manner prior to the events and
should be removed promptly after the events. Nonpermanent signs, including small
security signs, may be allowed.

Commercial Streetscape (p92) Recommendation - Improvements to Emory Village in
the future should include the following considerations: (1) encourage pedestrian
access by establishing new walkways or enhancing existing sidewalks; (2) explore
other options to parking in front of stores, if parking must be retained, mix parking
spaces with tree plantings; (3) provide for short term parking spaces to allow ease of
access to businesses; (4) enhance the character of Emory Village with compatible
pedestrian amenities - benches, trash receptacles, bike racks, and lighting; (5)
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consider restoration/ rehabilitation of historic storefronts to enhance architectural
character of the building grouping; and (6) promote additional tree plantings in a
manner that provides shade while allowing visibility to signs.

Commercial Signage (p92) Guideline - Signage on commercial historic buildings
should be subordinate to the architecture of the building and sized for legibility at a
reasonable distance, particularly to pedestrians on sidewalks and motorists driving
past Emory Village. Signage on historic or nonhistoric buildings should be set flush on
the building face. Appropriate locations for signage within a traditional storefront
include the lintel space which separates the storefront from the upper floor and the
space above the transom in the storefront. Other potential locations include the
window. Signs for nationally-franchised concerns can be designed to complement the
scale and character of the district with recognizable logos still readable.

Archaeological Resources (p93) Guideline - When planning new construction,
additions, site improvements, or demolition, minimize disturbance of terrain to
reduce the possibility of destroying unknown archaeological materials.

Archaeological Resources (p93) Recommendation - Check with the county in the
planning stages to see if the subject property is an area of low or high archaeological
site potential or an area of recorded historic occupation.

Archaeological Resources (p93) Recommendation - Hire qualified professionals to
survey areas where major terrain alteration is planned to identify potential
archaeological resources. Preserve in place known archaeological material whenever
possible. If preservation in place is not possible, document resources before
proceeding with a project.

Plat Patterns (p97) Recommendation - Preserve Historic plat patterns through respect
for existing site development patterns and rhythms.

Nonhistoric Properties (p93) Guideline - In reviewing an application for a Certificate
of Appropriateness for a material change to a nonhistoric building, the Preservation
Commission should evaluate the change for its potential impacts to any historic
development (architecture and natural and cultural landscapes) in the area of
influence of the nonhistoric property. Guidelines presented in Section 7.0 Additions
and new Construction are relevant to such evaluations.

Druid Hills NR District Character Area 1: By-walks & Parkway (p108) Guideline -
Special features of the area such as the by-walks and the linear parkway should be
maintained as public areas and protected from intrusions and alterations.

Druid Hills NR District Character Area 1. Plat Patterns (p108) Recommendation -
Preserve historic plat patterns through respect for existing site development patterns
and rhythms.
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Druid Hills NR District Character Area 2: By-walks (p113) Guideline - By-walks should
be maintained as public areas and protected from intrusions and alterations.

Druid Hills NR District Character Area 2: Traffic Islands (p113) Guideline - Traffic
islands should be maintained as landscaped features and should not be paved.

Druid Hills NR District Character Area 2: Plat Patterns & Subdivision (p113)
Recommendation - Preserve the historic plat pattern through respect for existing site
development patterns and rhythms. Subdivision of large lots should be strongly
discouraged.

University Park/Emory Highlands/Emory Estates Character Area: Compatibility (p118)
Guideline - New construction should be compatible with the predominant
architectural styles of the area, English Vernacular Revival and Colonial Revival, and
should reference important building elements of these styles such as the projecting
gables, prominent chimneys, and small side porches of English Vernacular and the
accented entrances of both styles.

University Park/Emory Highlands/Emory Estates Character Area: Traffic Islands
(p118) Guideline - Traffic islands should be maintained as landscaped features and
should not be paved.

Emory Grove Character Area. Compatibility (p122) Guideline - New construction
should be compatible with the predominant minimal Traditional/Colonial Revival
housing and should reference important building characteristics such as the
horizontal directional emphasis, low to moderate roof pitches, brick veneer exteriors,
and front facing gables.

Emory Grove Character Area.: Minimal Detall (p122) Guideline - This house type was
meant to have minimal detail and works best when its streamlined appearance is
maintained. The minimal traditional character of the Emory Grove house type should
be preserved and attempts to “dress up” houses should be discouraged.

Emory Grove Character Area. Interior Parks (p122) Guideline - Interior park spaces
should be improved with better definition of existing access routes and the
eradication of exotic plant species that currently threaten the natural character of
these spaces.

Emory Grove Character Area. Traffic Islands (p122) Guideline - Traffic islands should
be maintained as landscaped features and should not be paved.

Parkwood Character Area: Flooaprone Areas (p125) Guideline - Floodprone zones
situated in median park and rear yard spaces should be protected by adhering to the
historic design concept of requiring these areas to remain in a natural state.



15.0 Parkwood Character Area: Compatibility (p125) Guideline - New construction,
additions, and rehabilitations should respect the prevailing housing characteristics of
the neighborhood (in particular, scale and materials).

15.0 Parkwood Character Area: Subdivision (p125) Recommendation - Subdivision of large
lots should be strongly discouraged.

16.0 Emory Village Character Area

16.1.1 New development must help rebuild and reinforce the existing urban fabric of the
Village. New structures must continue the pattern and rhythm of the existing
buildings, and the scale must remain consistent with the historic development of
the Village and supportive of the use of the environment by pedestrians.

16.1.2 Encourage new building technologies and design approaches that will enrich the
current architectural mix through innovative design that illustrates how to achieve
sustainable design goals and adds to the expressive variety of Village architecture.

16.2.A Auto travel lanes shall be eleven feet wide. Bicycle lanes shall be at least four
feet wide. Street sections shall conform to plans and sections shown.

16.2.B All on-street parking shall be provided in parallel parking spaces at least eight feet
by 22 feet. On-street parking spaces shall be constructed of porous unit pavers or
cast-in-place porous pavement to match color of concrete sidewalks, or cast-in-
place concrete to match the sidewalks. Parallel parking shall be interrupted at
pedestrian crossings. On-street parallel parking shall be adjacent to commercial
properties.

16.2.C Sidewalks shall be cast-in-place, broom finished concrete with troweled joints as
illustrated in the Emory Village Revitalization Plan. Each sidewalk shall be
subdivided into a furniture zone and a clear zone as shown in lllustration #1.
Where necessary due to topography, however, a horizontal approach zone
("seating area” or “storefront access zone” in section and plan illustrations) shall
be provided within the pedestrian clear zone to permit pedestrian access to shops,
and the pedestrian clear zone may be correspondingly reduced. The street
furniture zone may also be reduced to four feet where shown in the Emory Village
Revitalization Plan. Sidewalks must be located along all public streets. All
commercial area sidewalks must taper into adjacent sidewalks in residential areas.

16.2.C.1 Clear zone - Areas designated as a Clear Zone shall be unobstructed by any
permanent or nonpermanent element for a minimum clear height of eight feet,
except that a horizontal approach zone is permitted within the Clear Zone that may
contain railings, cheek walls, planters or other devices to guide pedestrians to
entry doors or to permit level outdoor planes abutting the retail space for dining
or other purposes. This horizontal approach zone may not exceed fifty percent



(50%) of the total clear zone width to allow sufficient area for continuous sidewalk
circulation.

16.2.C.2 Street furniture zone - Located adjacent to the on street parking zone or curb
where shown in the Emory Village Revitalization Plan. The street furniture zone
shall have a minimum width of six feet as measured from the outside edge of the
travel lane, except where indicated differently in the Emory Village Revitalization
Plan. This zone is provided to accommodate trees, street furniture, utility poles,
waste receptacles, fire hydrants, traffic signs, bus shelters, bicycle racks, public
information kiosks and other similar and necessary elements as approved by the
County.The street furniture zone may contain outdoor dining.

16.2.C.3 Curb cuts— Curb cuts shall be constructed of porous unit pavers or cast-in-place
porous pavements or cast-in-place concrete to match the concrete sidewalks. A
maximum of one curb cut is permitted for each parcel with the exception of
properties with frontage on more than one street, which may have one curb cut
located on each frontage. Curb cuts shall not be placed within 100 feet of another
existing curb cut on the same property. The total number of curb cuts should be
minimized, and adjoining properties shall be encouraged to share curb cuts to
reduce interruptions to the sidewalks. Curb cuts shall be between 20 and 24 feet
wide for two-way entrances. Curbs cuts shall be between ten and twelve feet wide
for one-way entrances.

16.2.D Pedestrian crossings — All pedestrian street crossings shall be marked by ten foot
wide crosswalks. Those noted in the Emory Village Revitalization Plan shall be
constructed of red and dark grey brick pavers with concrete edge bands, similar
to those on Emory’s campus at Dowman Drive; others should be “zebra” striped
24 inch parallel bands. All crosswalks shall terminate with ADA-compliant
handicapped aprons.

16.2.E Bus stops are shown at two locations in the Village, and pull-offs are provided.
These are intended to accommodate MARTA and the Emory Campus Shuttle, as
well as any future service.

16.2.F Street trees — Trees shall be planted a minimum of 25 feet and a maximum of
40 feet apart on center within the street furniture zone, or as noted in the Emory
Village Revitalization Plan. Trees shall have a minimum open planting area of 30
square feet that should be unpaved, planted and maintained throughout the
year. All trees shall have a minimum three-inch caliper at the time of planting
and a minimum mature height of 40 feet. All plantings, planting replacements
and planting removal shall be reviewed by the County Arborist before approval.
Tree species may be selected from the following list, or alternate species may be
proposed for approval by the DeKalb County Arborist.

16.2.G Lighting — Pedestrian lighting shall be placed where shown in the Emory Village
Revitalization Plan. Suggested standards and luminaires, selected to compliment
the Village's historic architecture.



16.2.H Utility service lines — must be provided via underground conduit or pipes.
Overhead utility service is not permissible in the Village. New construction on
existing sites within Emory Village must include replacement of all above-ground
utility service lines with underground service or otherwise fully concealed utility
service to buildings and sites.

16.3.A.1 Pedestrian Amenities— All buildings shall be configured to allow safe, convenient,
direct and continuous access for pedestrians to all primary building entrances.
Principle building entry shall open directly on to the public right-of-way.

16.3.A.2 "Build-to” line (i.e. “Building fagcade line”) — At least 75% of building facades on
first floors shall align with Build-to Lines or be within 5 feet of Build-to Lines shown
in the Emory Village Revitalization Plan. Any story above the first story may be set
back 5 feet from the Build-To Lines. Awnings and canopies are not counted in
building facade line determination. Permanent structures other than buildings,
such as ATMs and similar elements, shall not be located closer to the street than
the building facade lines.

16.3.A.3 Building height. All new buildings shall be no less than two (2) stories, nor more
than four (4) stories, as to be defined in the zoning overlay.

16.3.A.4 Facade articulation — Street-facing building facades shall be horizontally divided
by floors using architectural means such as string courses, recesses, reveals or the
like. They shall also be vertically divided utilizing Major and Minor Articulations to
create visual interest and avoid monotony. Major Articulations shall occur at
least every sixty (60) feet of horizontal fagcade length and may be accomplished
through: a change of fagade materials extending from grade through the cornice;
change in storefront systems; physical off-sets; and/or similar means intended to
convey the impression of separate buildings. Minor Articulations shall occur
approximately every thirty (30) feet of horizontal facade length and may be
accomplished by: the use of pilasters; the use of off-sets; or similar means
intended to create the appearance of structural bays.

16.3.A.5 Entrances. All first story uses adjacent to a sidewalk shall have a primary
pedestrian entrance, which faces, is visible from, and is directly accessible from
said sidewalk. Entrance doors shall remain unlocked and operable during normal
business hours. All first story businesses with more than sixty (60) feet of frontage
along sidewalks shall provide one (1) pedestrian entrance for every sixty (60) linear
feet of frontage or fraction thereof.

16.3.A.6 Storefront canopies at least five feet in depth extending over the sidewalk are
recommended at all retail frontage in the Village for relief from inclement weather
and for shade. These should be roofed with glass, metal, or fabric wholly supported
by brackets or cables attached to the building fagade. Columns to support canopies
are not permitted in the public right of way (hereafter called “R.0.W."). Awnings
and canopies shall not include signage on them, except when such signage is
located within an apron that is less than twelve inches in height and is subject to
all other applicable sign requirements of this document.



16.3.A.7 Building Finish Materials. Each street-facing building facade shall have an
exterior finish skin of one or a combination of no more than three of the following
primary materials: exterior brick, cementitious stucco, rustic or cut stone,
architectural cast concrete, decorative terra cotta, and glass panels. Decorative
embellishments shall be permanent in nature and shall be of the following
materials: copper, brass, bronze, cast concrete, formed exterior plaster, solid
plastic, porcelain tile, terra cotta, formed metals, glass, wood, and artificial
materials having the appearance of wood, and/or stone. Window and storefront
systems shall be painted wood or painted metal, and all glazing shall be clear glass;
no tinted glass will be accepted. Materials that match those used historically in the
Village, such as black reflective glass tile, red terra cotta roof tile, stone, stucco
and brick are recommended. Non-street-facing building facades may be of any of
the materials authorized for street-facing facades, plus wood siding. Architectural
concrete masonry units (CMU), MDF plywood and Exterior Insulation Finish
Systems (EIFS) are not permitted as building finishes. Other building materials
may be permitted in the Village if included as part of a building system or assembly
designed to improve building energy and/or environmental performance or to limit
adverse impacts of the building on the environment, or to limit airborne pollutants
from the building. Primary building facade materials shall be combined only
horizontally, with the heavier appearing one(s) below the lighter appearing (ones).
This shall not apply to embellishments, storefronts systems, or windows frames.

16.3.A.8 First Story Fenestrations. All street-fronting first stories shall have windows that
meet the following requirements along the portion of the building fronting a public
street or public sidewalk. They shall be of clear, unpainted or similarly treated glass
to allow views of store interior or display windows. Windows shall be located along
a minimum of seventy five (75) percent of street frontage. They shall start a
maximum of three feet above the sidewalks and shall have a minimum height of
ten feet above the sidewalks. The maximum fagade length without windows shall
be ten feet. Glass doors may count towards fenestration requirements.

16.3.A.9 Upper story fenestrations. - All building stories above the first story shall have
windows and doors that equal a minimum of thirty (30) percent of the total facade
area, with each story being calculated independently. Additionally, all street-facing
upper story windows shall be taller than they are wide and shall be predomintly
arranged in a grid, subject to individual window variation.

16.3.A.10 Building Signage. Allowable signs shall include those documented to have
existed in Emory Village prior to 1980 may be considered provided that they meet
other criteria herein and are approved by the Historic Preservation Commission.
Furthermore, the number of signs and metrics thereof shall be as established for
non-residential zoning districts in Chapter 21, Section 21-20 of the Code of
Ordinances of DeKalb County, subject to the modifications contained herein.

I. All signs, except window signs, shall be located a minimum of eight
(8) feet above the adjacent sidewalk.



. The following signs are permitted in all cases: Canopy signs (apron
only), wall signs, projecting signs, directional signs, entrance signs,
and window signs.

Ii. The following signs are prohibited in all cases: Roof signs,portable
signs, internally lit signs, message signs, electronic signs, and other
moving signs.

Iv. One (1) marquee sign may be provided within the district when
associated with a theater, based on the Historic Preservation
Commission indicating that said sign is consistent with historic
precedents for marquee signs found in the City of Atlanta or DeKalb
County between the 1920's and the 1940’s.

V. Except for one (1) authorized marquee sign, all projecting signs shall
have a maximum area of eight (8) square feet per side and a
maximum width of three (3) feet. No projecting sign shall extend
more than four (4) feet from the building fagade.

Vi. Side walls of buildings may be painted with murals advertising a
business contained within said building providing that such murals
are approved by the Historic Preservation Commission.

Vil. Pylons or other free-standing business signs are permitted only when
replacing other existing free-standing signs. Said signs shall not
exceed forty (40) square feet, five (5) feet in height, and eight (8)
feet in width. Furthermore, said signs shall be supported by brick or
stone bases having a width at least as wide as the sign it supports.

viii. ~ Neon window signs may be only on first stories. Window signs on all
stories may be painted or etched glass. Visibility into commercial
establishments shall not be obscured by opaque signage or window
advertisements.

IX. Parking and directional signage shall be unobtrusively located.

Signage shall be designed to complement the architectural features of the
buildings it is on, and such signage shall be consistent with respect to size,
scale, material, and design of such buildings. Signs may be lit by
duck/gooseneck lamps, and back/silhouette lighting. Individual sign
lettering shall be a maximum of 15 inches in height. Appropriate locations
for signage within traditional storefronts includes at lintels which separate
storefronts from the upper floors, the space above the transoms in the
storefronts, and the windows.

16.3.A.11 Awnings. Awnings shall be of canvas and similar fabrics, fixed metal, or similar
materials. Internally lit awnings and canopies that emit light through the awning
or canopy material are prohibited.



16.3.A.12 Lighting. Building facades facing a public R.O.W. shall be illuminated for safety
and aesthetics. Lighting shall be designed to avoid producing glare in the public
R.O.W. Light spillage onto adjacent residential properties shall be minimized by
cutoff luminaires.

16.3.A.13 Building Numbering. Building numbering shall be located above or beside
primary entrances of building. Numbering shall be clearly visible from sidewalks.
All numbering shall be 6 inches in height.

16.3.A.14 Dumpsters, Loading Areas and Mechanical Electrical and Plumbing Features
shall be screened so as not to be visible from any public plaza, outdoor dining
area, public R.O.W., or residential area. All dumpsters shall be located behind
buildings and shall be enclosed by opaque fences or walls made of stone, brick,
wood, or stucco; and these enclosures shall have opaque gates.

16.3.A.15 Rooftop Mechanical features shall be set at least ten (10) feet from the edges
of roofs and screened vertically from view through use of parapet walls or similar
features. Additionally, all such features greater than five (5) feet in height shall be
set a least twenty (20) feet behind front building facades.

16.3.B.1 Sidewalks are required on all of the sides of a structure that border the public
R.O0.W. They shall be continuous with the sidewalks on adjoining properties.

16.3.B.2 Parking shall not be located immediately between a building and the street.
When adjacent to the street, authorized accessory parking shall be set back at
least 5 feet from Build-To Line and shall be screened with buffers. Authorized
accessory parking garages fronting public R.O.W. shall align with build-to lines
and shall have ground level commercial uses on at least 75% of the length of the
facades facing the public R.O.W. Parking entries shall comply with required curb
cut standards. Parking structure facades shall be designed to resemble other
buildings; all sides of parking structures shall be subject to the Design Standards;
sloping ramps shall be concealed from exterior view; and views from the public
R.0.W.s and adjoining properties to the interior of structures shall be screened
with architectural devices or evergreen plantings. The buffer area between a
parking lot and the Build-To Line shall have a minimum width of 5 feet. Trees
within the buffer shall be planted a maximum of 40 feet on center, and no buffer
shall have less than one tree. A brick or stone wall 30 inches tall, or shrubs
maintained at a minimum mature height of 24 inches and a maximum height of
30 inches, shall be provided within the buffer.

All newly created surface parking lots and parking decks shall provide walkways
or pedestrian passages with a minimum width of five feet shall be provided to
connect the public sidewalks to the parking areas. Parking facilities shall be
maintained in clean, safe, sanitary and attractive condition. Clearly defined
parking spaces and driving lanes must be demarked.

One bicycle/moped parking space shall be provided for every 20 automobile
parking spaces, with no fewer than three bicycle/moped parking spaces per



parking facility and located within one hundred (100) feet of the facility entrance.
Bicycle spaces shall include a metal anchor to secure the frame in conjunction
with a cyclist-supplied lock.

Parking lots and structures shall be evenly lit at an intensity equal to at least 0.2
footcandle of light. Cutoff luminaires shall be used to prevent light spillage and
direct glare on to neighboring properties. Lights in parking areas shall be no taller
than twenty feet.

16.3.B.3 Landscaping. All areas in the Village not developed with buildings or prepared
surfaces for parking, circulation, utilities or the like, shall be landscaped and
permanently maintained with ornamental plantings. In surface parking lots, shade
trees shall be planted at a minimum rate of one tree per ten cars. These shall be
arranged so that at least 50% of the paved area is shaded at midday in midsummer
in order to reduce the heat island effect. Paved areas of the site shall be limited in
size to the area required to accommodate the intended use.

16.3.B.4 Drive-throughs are not permitted, however drive-throughs that are exisiting at
the time of the implementation of the zoning overlay may remain or be relocated
on the same property by conforming to the following guidelines: Each drive-
through may have only one curb cut for access and egress, although a second
access or egress may be provided through a curb cut shared with another use.
Such drive-throughs must be located no less than fifty (50) feet from the public
ROW, and may only have one(1) lane and this must be on the rear of the building
it serves.

16.3.B.5 Stormwater management. Because Emory Village currently lacks storm sewers,
each new building or structure is responsible for capturing rainwater from roofs
and paved areas and for retention and “first flush” filtration of this water before
its release into Peavine Creek or its tributaries as required by the DeKalb County
Department of Public Works. Acceptable management systems include, but are
not limited to, the following: buried concrete retention tanks with sand-filtered
inlets, porous pavers with 18” gravel underlay, ‘linear’ systems of perforated piping
with sand-filtered inlets, and other filtration systems approved by DeKalb County.

17.0 Chelsea Heights Character Area

17.1 Setbacks— Recommendation — New construction front-yard setbacks should rarely
exceed the plane of existing setbacks. In other words, the distance from the street
should be about the same for new construction as adjacent existing homes.

17.2 Horizontal emphasis — Guideline — New construction and additions should preserve
and reinforce the streetscape character of Chelsea Heights by maintaining the
predominant horizontal building emphasis of the neighborhood. Primary building
facades should create a horizontal emphasis versus a vertical emphasis.
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Plate heights — Recommendation — New construction and additions should have plate
heights that are compatible with those of adjacent properties and homes along the
street. Ensuring compatible plate heights can address, more specifically, the
appropriate scale of new construction than addressing the number of stories alone.

Scale — Recommendation — In keeping with the guidelines of scale, the perceived
scale of new infill residences and additions should be minimized. New construction
or additions generally should be consistent with the height of nearby structures.
Typically, there should be no more than two floors as viewed from primary street
frontage to ensure compatibility with the predominant housing character of Chelsea
Heights. This means that those lots that slope down and away from the fronting
street can accommodate taller structures and still maintain the general character of
the street. Lots that slope upward from the street will need special attention given to
building height and rooflines to avoid a building that towers over the street and
neighboring homes. Special attention will need to be paid to foundation heights and
topography represented on drawings to ensure that foundation do not add to the
visual perception of height.

Roofs — Guideline — Primary roof forms on new and renovated buildings should be
side gable, flat or hip roofs. Front gable roofs are appropriate went they are greatly
subordinate to the primary.

Roof pitch — Guideline — Roofs typically should feature a low (4/12) to moderate
(12/12) pitch.

Foundation height — Guideline — The height of foundations and retaining walls should
be modest and congruous with the existing topography and homes in the area of
influence. Special attention should be given to grading plans during design review to
ensure that cuts are necessary and not excessive, with contour grading being the
norm.

Foundation material — Guideline — Foundation and retaining wall materials should be
limited to brick, concrete block, cast concrete and granite. Application of other
materials as a fagade should not be allowed if visible from the right of way.

Additions — Recommendation — Place an addition at the rear of a building or set back
from the front to minimize the visual impact on the original structure to allow the
original proportions and character to remain prominent and to differentiate the old
from the new.

Special note regarding materials — In general, materials should be in keeping with those

that are endemic to the neighborhood, namely, wood, granite, brick and asphalt.
However, newer material may be introduced into the neighborhood if in keeping with
the historical context of these older materials. For example, the use of cementitious
siding that mimics the profile and texture of wood (commonly referred to as
Hardieplank) may be consistent with some exterior applications. The introduction of



some “green” materials, for example, solar shingling and panels, may be appropriate
and should be given special design consideration.

18.0 Artwood Character Area

At the time of the adoption of the Druid Hills Historic District Guidelines, in 1997, the ranch
style homes on Artwood were not of sufficient age to be considered contributing
homes to the District. Thus, the neighborhood developed the following Guidelines
and Recommendations to preserve the as-built historical pattern of Artwood Road.

These Guidelines and Recommendations are to be applied in the place of and are intended
to supersede the existing Guidelines of the Druid Hills Historic District, except for
Sections 8 & 9 of the General Guidelines, which shall fully apply to Artwood Road.
Additionally, the General Guidelines are to apply to contributing homes on Artwood
Road built on or before 1948, and these guidelines are not to apply to such homes. It
is the intent of these Guidelines and Recommendations to preserve the as-built
historical pattern of Artwood Road, without unduly restricting or regulating the
architectural style and features of the homes.

B. Design Objectives

The main design objective is to ensure that building additions, alterations or renovations are
compatible with the existing neighborhood character. It is intended that additions,
alterations or renovations continue the established patterns of general building mass
and scale, including a strong horizontal directional emphasis with roof form and pitch
consistent with existing structures. Overall, material changes to the exterior of homes
should:

¢ Nurture the existing sense of place, general density and scale of the neighborhood while
accommodating compatible alterations.

¢ Promote alterations that maintain the scale or perception of scale, of existing buildings as
seen from the street.

» Facilitate additions to existing houses that minimize perceived building mass.
¢ Maintain the existing consistent setback pattern of the street.

¢ Maintain the existing character of the landscaping.

1. Massing and Scale of additions or alterations.

a. Character-defining features



¢ One story plateline* as viewable from the street. The front facade should be one story in
height from the finished floor of a structure to the top of the exterior wall or plateline.

By limiting the height of the plateline the perceived scale and the horizontal orientation of
new construction (alterations or additions) is more readily attained. It is understood that
the plateline at the rear of homes may vary up to two stories where existing topography
dictates.

It is recommended that alterations and additions should have perceived platelines that are
compatible with those of adjacent properties and homes along the street. Ensuring
compatible platelines can address, more specifically, the appropriate scale of new
construction (alterations or additions).

* Plateline is defined as the line established by the top bearing point of an exterior wall
(horizontal girder or plate) which supports the trusses or rafters of a roof.

Horizontal emphasis. The majority of homes on Artwood are constructed as either FHA
small house designs that were prevalent at the time or low/ rambling ranch style homes
with an emphasis on horizontality. And as such, the horizontal emphasis is one of the
definitive visual characters of the neighborhood and thus must be strongly considered
when making design decisions.

b. Design guidelines

* New construction additions or alterations should have perceived plate heights that are
compatible with those of adjacent properties and homes along the street. In keeping with
the guidelines of scale, the perceived scale of additions or alterations should be
minimized and placed at the rear of the home to reduce visibility from the street.

e New construction additions or alterations should preserve and reinforce the streetscape
character of Artwood Road by maintaining the predominant horizontal building emphasis
of the neighborhood. Primary building facades should create a horizontal emphasis
rather than a vertical emphasis.

Building materials that are not common to Artwood Road should be avoided, although rear
additions may use other materials. The dominant front fagade exterior building material
at Artwood Road is masonry (brick- standard size in variations of red and painted).
Facades of homes are in some instances accented with wood siding or panels. Accents
to facades include orchard stone and wrought iron brackets or trellis columns.

Prohibited Materials. Building materials not common to Artwood Road should be avoided.
Some of these materials include the following:
Split-face block, industrial size brick (4x4x12), vinyl or plastic sidings, aluminum siding,

asphalt roofing products used as wall coverings, corrugated metals, EIFS or synthetic
stuccos, vinyl soffits, or other materials not intended for exterior applications.



2. Energy and New Material Considerations

Considerations for future energy conservation, energy sources, new materials or “green”
building programs, should not be excluded. Current programs exist (tax credit, “green”
building initiatives) for the use of new energy efficient windows, heating and air systems,
and alternative energy sources (e.g., solar heating). It is not the intent of this guideline
to preclude homeowners from implementing energy efficiency into the design of their
home.

The introduction of “green” materials-- solar shingles or panels, for example-- may be
appropriate and should be given favorable design consideration.

3. Catastrophic Provision

If for some reason, a residence is destroyed on Artwood Road and has to be reconstructed,
the design of the new home would follow section: 1V. GUIDELINES AND
RECOMMENDATIONS

4. Exception

The house at 842 Artwood Rd., at the corner of Artwood and Ponce de Leon Ave., isin a
unique position. It clearly fronts Ponce de Leon, but its address is Artwood Rd. Under the
rules of these guidelines, the Artwood Character Area Guidelines, the owner of this
property may be governed, as he or she wishes, by either the Artwood Character Area
Guidelines or the Druid Hills Character Area #1 Guidelines. The latter guidelines, also
known as the Ponce Corridor guidelines, govern houses along Ponce de Leon as well as
other streets nearby that are part of the Druid Hills Historic District.
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