Town of Tyrone
Planning Commission Meeting Minutes
April 13, 2017
7:00 p.m.

Present:

Chairman Wil James

Vice-Chairman Jeff Duncan

Commission Member David Nebergall

Planning and Zoning Coordinator Phillip Trocquet

Absent:
Commission Member Carl Schouw
Commission Member Marlon Davis

Planning Commission Chairman Wil James called the meeting to order at 7:01pm.
Approval of agenda

Commissioner Duncan made a motion to approve the agenda.
Commissioner Nebergall seconded the motion. Motion was approved 3-0.

Approval of Minutes for August 25, 2016

Commissioner Nebergall made a motion to approve the minutes for March 23", 2017.
Commissioner Davis seconded the motion. Motion was approved 3-0.

New Business

1. Presentation: Growth Management Strategies — Form Based Code. Phillip Trocquet, Planning
and Zoning Coordinator

. Mr. Trocquet presented the item. He started by introducing the topic of the presentation: Growth
Management Strategies — Form Based Code. He prefaced the presentation by highlighting the relevance
of growth management strategies in Tyrone as a result of a variety of factors such as SPLOST passage
and the expansion of Tyrone’s sewer capacity. Mr. Trocquet stated that Form Based Code (FBC) is one
of a variety of tools that can be used as a growth management strategy. He stated that FBC aims to
restructure the traditional zoning ordinance. He also stated that it is a method of regulating development
to achieve a specific urban form. This urban form is more directly defined as the built environment:
buildings, sidewalks, and other infrastructure. Mr. Trocquet stated that FBC’s efficacy is most
traditionally seen in a downtown setting or a historic district setting. He went on to explain that cities
employ FBC as a means to create a setting of predictability from development happening in their



jurisdictions. FBC is most frequently used to increase density in a sustainable way, but by its nature can
be used to preserve low density as well.

Mr. Trocquet presented a typical rebuttal to the use of FBC which concerned land use and its
priority; “Just because the building looks good doesn’t mean I would be willing to have a factory
relocate next to my neighborhood.” Mr. Trocquet stated that land use is still a major consideration when
drafting a Form Based Code. The difference is in the priority of regulations as they appear in the zoning
ordinance document. Mr. Trocquet stated that traditional Euclidean Zoning places land use at the top of
each zoning districts’ description of regulations. Form, design, and development standards are typically
very lean and towards the end of the regulations. Mr. Trocquet presented the Planning Commission with
the example of Tyrone’s own zoning ordinance. He stated that the order and detail of content in each of
the district regulations makes a statement about ordinance priorities. Mr. Trocquet stated that Form
Based Code aims to switch that order; design and development standards are illustrated and given
greater detail while the litany of land uses is listed towards the end of the regulation.

Mr. Trocquet then presented an image of two different neighborhoods. One was of a traditional
suburban neighborhood most typically associated with the phenomenon of urban sprawl. The other
image was of a grassy and wooded neighborhood with homes close to the street in what seemed to be a
historic-looking neighborhood. He went on to state that the two images depict the difference between
regulations on paper and the final built product. Mr. Trocquet stated that both of the subdivisions
depicted in the images were held to the exact same zoning regulation standards and that the homes were
of a similar construction value. He went on to explain that the “urban sprawl” neighborhood is not
entirely bad and that cities can get plenty of good homes out of that style of development, but depending
on the character area their style and layout may be incompatible with the desired development pattern.

Mr. Trocquet continued to explain further reasons related to where, why, and how Form Based
Code could be implemented. He rhetorically asked Planning Commission where Tyrone would like to
see predictable development. He identified Tyrone’s Town Center District and the SR 74 Corridor as
two locations suitable for FBC in Town. He stated that FBC can be applied to an entire city, such as
Miami, or character areas such as Kennesaw.

Chairman James asked Mr. Trocquet if the City of Suwanee, GA was employing Form Based
Code as he had seen similar development patterns in their downtown area as Mr. Trocquet was
presenting. Mr. Trocquet was not sure if Suwanee was employing FBC, but he stated that there are
alternative planning and growth management tools that could be utilized to achieve a similar goal to
FBC. He stated that Suwanee was likely taking advantage of other tools to achieve the downtown
redevelopment that is underway there. Commissioner Duncan stated that Suwanee had essentially
relocated their downtown to an entirely different area. Both Chairman James and Commissioner Duncan
inquired whether Kennesaw was undergoing a similar change. Mr. Trocquet responded that Kennesaw’s
goal was to redevelop existing areas in their downtown with FBC implementation as opposed to
relocating it. Mr. Trocquet also noted that Suwanee is a very unique case study as much of their
development is heavily backed by public dollars. Chairman James stated that he was unfamiliar with
downtown Kennesaw and inquired whether or not they already had an existing ‘downtown square’ like
many Georgia cities. Mr. Trocquet responded in the affirmative and further explained that it was similar
to downtown Marietta.



Mr. Trocquet continued the presentation by explaining that FBC regulations are usually very
specific to the jurisdiction implementing it. He stated that FBC would not ‘turn Tyrone into Kennesaw’
but rather, the FBC would conform to the character of whichever municipality it would be implemented
in. Mr. Trocquet turned the Planning Commission’s attention to two images; one was of a traditional
Euclidean Zoning Map and the other was an image of a FBC Regulating Plan. He pointed out that the
traditional zoning map was subdivided into different areas separated by general uses: light commercial,
heavy commercial, light residential, office & institutional, heavy industrial, etc. . . . Mr. Trocquet then
explained the FBC regulating plan. He stated that this plan regulated development down to the street
level as opposed to a blanket regulation over an entire area. He stated that all of the streets in the
downtown area were color coded and assigned different standards; Mr. Trocquet further explained that
developments along Main Street adhered to specific regulations and that the developments off of the
ancillary collector streets and backstreets were held to different standards. Mr. Trocquet stated that this
Regulating Plan allows for a variety of developments to locate downtown and not conflict with one
another. He also stated that this was how FBC achieved a level of specificity in development standards
not seen with traditional Euclidean Zoning Maps.

Mr. Trocquet stated that during his delivery of this presentation to Town Council, the Mayor had
enquired as to the difference between FBC and the addition of overlay districts to a traditional zoning
ordinance. Mr. Trocquet explained that an overly district achieves a similar result to FBC, but is still
general in its application of standards. He stated that the downtown area may have more standards for
development, but that the level of specificity applied to the Main Street as opposed to the other side
streets would still not be achieved. He also stated that overlay districts tend to make the zoning
ordinance bulkier as it just adds to the regulations normally applied to a traditional zoning ordinance.
Mr. Trocquet stated that Tyrone’s own Town Center Overlay district is a good example of what was
being discussed.

Mr. Trocquet stated that as he was reviewing the public engagement portions of the 2007
Comprehensive Plan and 2017 Comprehensive Plan update, he noticed that the public was drawn to
higher density walkable development in the Town Center District. He noted that citizens did not want
large high intensity buildings downtown, but they were interested in lower intensity development that
facilitated casual dining and small shopping. He stated that FBC can achieve a desired walkable
environment by requiring a ‘build-to’ line as opposed to the traditional setback line. Mr. Trocquet
pointed out the significance of this distinction by explaining that ‘build-to’ lines created an environment
of continuity amongst the buildings as they are all the same distance from the street. He stated that it
‘helps the average citizen gain a sense of place as they are fully aware they are in a downtown area’. Mr.
Trocquet contrasted this idea with the traditional ‘auto-centric’ development typically associated with
urban sprawl. He went on to say that citizens are typically afraid of this type of development because
there is an ‘element of unpredictability associated with what will come next’. Mr. Trocquet then
presented an image depicting the distinction he explained. Mr. Trocquet stated that FBC allows for
‘leaner’ parking requirements and they are typically driven by the free market. He further explained that
the developer initially states how many parking spaces are required for their particular business and the
municipality works with that number to assign an appropriate space requirement.

Mr. Trocquet then moved into frequently asked questions. He presented the first question; ‘is
land use eliminated for the sake of building beautiful buildings.” Mr. Trocquet stated that they had
covered this at the beginning of the presentation and reiterated that land use is a major part of FBC, but



it “is not the first driving factor presented in the zoning ordinance.” He also stated that architectural
requirements in and of themselves can end up defining the use of the structures as well. Mr. Trocquet
presented the second question; ‘is Form Based Code only used for increasing density and mixed use
development.” Mr. Trocquet again stated that this was covered in the beginning of the presentation and
reiterated that FBC could be used to increase density or preserve low density.

Mr. Trocquet then presented a case study using the City of Kennesaw, Georgia as an example.
He pointed out that Kennesaw’s FBC Regulating Plan only covered two areas: downtown and a main
commercial highway corridor, Cherokee Street. Mr. Trocquet stated that this would be a similar
implementation to how Tyrone could adopt a Form Based Code. He stated that Tyrone’s Town Center
District and SR-74 Corridor mimicked Kennesaw’s downtown and Cherokee Street Corridor
implementation.

The next item presented was an example page pulled from Kennesaw’s FBC ordinance. Mr.
Trocquet pointed out the illustrations present in the document and stated that the traditional zoning
ordinance is typically only in block text or narrative form. He went on to explain that imagery in the
code can help developers and builders better visualize what the city or town wants development to look
like. Mr. Trocquet then introduced the topic of ‘transect zones’ he stated that he didn’t want to heavily
cover the topic. He pointed out that Transect Zones are a tool by which Form Based Code practitioners
separate and identify development density. Mr. Trocquet stated that Transect Zones define intensity of
use and density by using a scale; for example, Transect Zone 1 would be low density/rural while
Transect Zone 5 would be a high intensity Town Center.

Chairman James asked the question ‘does Form Based Code act as a type of zone within a zone
because there are different standards for different streets?” Mr. Trocquet confirmed that it was similar to
what Chairman James was describing. He stated that a particular Transect Zone could house a variety of
different characteristics that were not uniform across the entire Transect Zone. Mr. Trocquet went on to
state that Transect Zones are usually applied to large areas that are to be covered by a FBC. He
explained that if the applicability of FBC in a community is small in area, that there would not be
enough room to define a transition of densities. He also stated that Tyrone would not heavily employ
Transect Zones if FBC was allowed within the Town.

Chairman James asked if the scale of intensities described by Mr. Trocquet would move outward
from the center of Town from high to low. Mr. Trocquet confirmed that was the case. Mr. Trocquet
further explained that some municipalities have a variety of locations that would be considered
‘downtown’ or high intensity and that Transect Zones could treat those areas as nodes of high intensity
development and move outward from them.

Commissioner Duncan asked whether or not it would change the zoning ordinance entirely. Mr.
Trocquet stated that the main goal was not to change all of the uses in the Town. Commissioner Duncan
expressed his concern regarding the redevelopment of Tyrone’s Town Center District. Mr. Duncan
stated that he believed downtown to be ‘mostly built out’ and that there was such a variety of
development from homes to RV storage, to car washes, to stores. Chairman James proposed the idea of
purchasing the large plot of land between the Tyrone Publix shopping center and Senoia Road in an
effort to create a new space where downtown could ‘start over’ or expand. Mr. Trocquet responded that
the Town could use Form Based Code to facilitate that type of development on the parcel Chairman Wil



James proposed. Mr. Trocquet stated that Tyrone’s Town Center District has opportunity for quality
infill development, but that the main purpose of employing a FBC in the Town Center District would be
for the purposes of redirecting long term redevelopment.

Commissioner Duncan inquired whether or not the existing residents and property owners in the
Town Center District would need to relocate once a Form Based Code was implemented. Mr. Trocquet
responded by saying that all property owners who underwent the change would be grandfathered into
the new requirements. Commissioner Duncan expressed that he believed Tyrone’s Town Center District
may not change. Mr. Trocquet stated that if FBC was implemented it would take many years before
significant change would be noticed since it would require certain buildings to be demolished and then
rebuilt with the new standards taken into consideration. Commissioner Nebergall stated he believed any
redevelopment that was to happen downtown would be a generational change. Chairman James
explained that Tyrone did not have what seemed to be a ‘defined downtown area.” He then further
expressed that the plot of land mentioned earlier ‘could act as a new start and an area that would be a
defined downtown.” Mr. Trocquet stated that the redevelopment of the property in question would be a
means to see immediate change in creating a downtown feel.

Mr. Trocquet went on to explain that any implementation of a Form Based Code would come
with a large public engagement process as well as many public meetings regarding its development and
employment in the Town. Commissioner James stated that a redevelopment of the Town Center District
would be a long and hard battle. Commissioner Duncan stated that he believed a Suwanee-type
downtown development pattern would be ideal. He explained how their traditional downtown was split
by a railroad track just like Tyrone’s and they found huge success in relocating the downtown
development to an entirely new location. Mr. Trocquet stated a Form Based Code application would
work well for preserving the piece of property the Planning Commission was discussing for the type of
development they wished to see without purchasing the land. Mr. Trocquet also noted that many people
in Tyrone wish to preserve its small town feel and that downtown style development was not desired in
all parts of the Town. He stated that FBC was a means to spur downtown development in a specific area
without setting a standard for that type of development across the Town.

Mr. Trocquet also wished to point out that a Form Based Code’s illustrative sections makes
ordinance interpretation by developers less vague. He also explained that FBC is less ‘nebulous than an
overlay district.” Mr. Trocquet stated that the Town Center Overlay District in Tyrone uses language that
seems to be more like an unspecific wish list of what the Town wants the Town Center District to feel
like as opposed to a concrete ordinance that specifically lists the items necessary to conform to the Town
Center’s character. Mr. Trocquet stated that the Town could achieve a similar result without employing
FBC by simply revising and improving the requirements outlined in the Town’s overlay districts.

Commissioner Duncan asked if Mr. Trocquet could send the PowerPoint presentation to
Planning Commission members. Mr. Trocquet confirmed that he would. Chairman James inquired as to
Council’s reaction to the presentation when Mr. Trocquet delivered it to them. Mr. Trocquet stated that
some council members were concerned with density and did not want FBC to set a precedent for high
density development over all of town. He also stated that Council was concerned with the logistical
aspect of a FBC implementation such as expenses, public hearings, and legal hoops. Mr. Trocquet
agreed that these were legitimate concerns. He also stated that he believed all of the hurdles to be within
reason and that the Town is in need of zoning ordinance updates anyway. He also stated that he would



look diligently for available grants to facilitate any updates to the zoning ordinance. Mr. Trocquet stated
that Council liked the results a FBC could accomplish. Chairman James asked what Council visualized
as an ideal. Mr. Trocquet responded and stated he believed Council wished to move towards a lower
intensity, but still dense commercial district. He showed them a picture of what he was trying to explain.

Commissioner Nebergall asked whether or not the latest sewer expansion will have an effect on
the Town Center District. Mr. Trocquet responded that he believed it would and that he was well aware
of Tyrone Elementary’ s desire to reopen downtown as well. Mr. Trocquet also spoke on the many
development opportunities that ended up not going through in Tyrone. Commission members recalled
the variety of live-work-play style developments that wanted to locate in the Town Center District and in
other areas as well. Commissioner Duncan stated that he believed sewer was going to be a catalyst for
growth in Tyrone. The other Commissioners agreed.

Old Business

Staff Comments

Mr. Trocquet presented the Planning Commission with information regarding a potential annexation at
1919 and 1925 SR-74. He stated that the County Commission would be voting on allowing the
annexation into Tyrone on April 25, 2017. Mr. Trocquet stated that Tyrone Planning Commission could
have a public hearing at the earliest on May 25". Chairman James inquired whether the Wendell Coffee
Golf center was located within the Town limits. Mr. Trocquet confirmed that it was. The Commissioners
then asked Mr. Trocquet if a variety of the properties were located within the Town. He responded to
their questions by panning through the County GIS map.

Commission comments

Adjournment

Commissioner Nebergall made a motion to adjourn. The meeting adjourned at 8:00 pm.

Chairman, Wil James Planning & Development Coordinator, Phillip Trocquet



