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AGENDA	
  

Project Overview 5minutes 

 

Introduction to Development Code 
Versatility and Flexibility 
Feasibility Studies 

10minutes 

 

 
Circle-S 

 

Site 
Redevelopment 

Study 
 
 
 
 

Developers’ Roundtable 
Monday August 29th 2011 

 

C
CD
ity  
esign
ollective



The Vision for Circle~S	


A mixed-use destination that attracts residents, visitors and employees as part of their daily lives.  

•  Central	
  public	
  green	
  and	
  plaza	
  enclosed	
  by	
  
mul5-­‐story	
  buildings.	
  

•  Los	
  Cenzontles	
  building	
  focus	
  point	
  of	
  public	
  
realm	
  

•  WCHC	
  building	
  at	
  southern	
  edge	
  of	
  green.	
  
•  Flexible	
  to	
  accommodate	
  commercial,	
  office,	
  

civic,	
  lodging	
  and	
  residen5al	
  uses.	
  
•  Opportuni5es	
  to	
  include	
  a	
  range	
  of	
  housing	
  

types	
  (townhouses,flats	
  etc)	
  
•  Ground	
  floor	
  retail	
  uses	
  at	
  key	
  loca5ons.	
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Key Features 

•  City block pattern with grand entry along San Pablo 
•  Access to Creekside Trail. 
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•  West County Health Center 
WEST COUNTY HEALTH CENTER

11.23.10

SCHEMATIC DESIGN

WEST COUNTY HEALTH CENTER

11.23.10

SCHEMATIC DESIGN
OPTION 1
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•  Along San Pablo Avenue, a range of new 
office, residential and commercial 
investment with buildings fronting onto San 
Pablo Avenue and parking located to the 
rear. 
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•  Between the creek and the public 
green, a mix of residential or 
workplace buildings 
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•  Primary Open Space – Public Green 
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•  Primary Open Space – Public Plaza 
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Key Features – Creekside Trail 



The Vision for Circle~S	


City of San Pablo 
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Project Overview 5minutes 

 

Introduction to the Development Code 
Versatility and Flexibility 
Feasibility Studies 

10minutes 
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Form-based Development Code 
for Circle~S 

 

Form 
What you see, buildings, 
landscape and overall 
character 

 

Land Use 
the functions or events 
happening inside the 
buildings 

 Streets, blocks and open spaces 
Building location 
Parking location and provision 
Street design 
Open Space Design 
Building Design 
 
Note:  
60 feet maximum building height 
2.5 FAR 
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Residential 
Main Street Retail 
Commercial 
Workplace 
Live-work 
Civic  
Cultural 
Lodging 
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1.  Firm on Policies affecting the Form of Circle~S   
2.  Flexible on Policies that allow the Market to Operate 

Approach 

Regulation          Firm  / Flexible 
 
Location of Streets and Open Spaces 
 
Building Placement, Height and Length    
 
Frontage Coverage (location of parking) 
 
Streetscape Design 
 
Building Design 
 
Landscape and Open Spaces 
 
Land Use* 
 
Parking 
 
 
•  Main Street Retail required in key locations 
•  Civic or cultural use required within the Pavilion building. 
  
 
 

} 
} Flexible to 

Accommodate 
Market Trends 
and Support 
Investment  

Firm to control 
physical form 
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HISTORICAL CONCEPTS COMMERCIAL & CIVIC ARCHITECTURE / 7 

Commercial  & CivicArchitecture

BRASFIELD SQUARE

L ocated in East Atlanta, the live/work units on Brasfield 
Square offer mixed-use occupancy in Glenwood Park, an 
award-winning brownfield development.  Integral to the 

urban context of the neighborhood, the massing of the attached 
townhomes forms an attractive streetscape which borders the 
active public square in the center of the community.  Traditional 
proportions and detailing, inspired by early Atlanta commercial 
architecture, give variety and character to each individual unit 
while creating a harmonious whole.
     At street level,  multi-purpose space provides opportunities 
for businesses and offices in a convenient location adjacent to 
Glenwood Park’s  town square and commercial/retail district.  
Private residential space on the upper floors hearkens back to the 
early tradition of shopkeepers and proprietors living above their 
place of business.   
     With both commercial and residential functions, the live/work 
units attract considerable activity both day and night, adding a 
sense of vibrancy and vitality to the neighborhood.  Three of the 
six units feature rooftop terraces, a common feature in architecture 
of this typology.  The terraces provide open space for entertaining 
with views of the Atlanta skyline.  
     In addition to designing the live/work units at Brasfield Square, 
Historical Concepts has located its in-town office in the corner unit 
and has contributed to a range of projects at Glenwood Park.
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Project Overview 5minutes 

 

Introduction to the Development Code 
Versatility and Flexibility 
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Feasibility Analyses – Block F 
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Feasibility Analyses – Block F – Concept 1 

San Pablo Feasibility Studies – August 22, 2011
Parcel F’ – Option 2b

!"#$%&'()*++,#&'(*-"#(.-&)"((((((((((((((((((
/*%0.(1"''(12$3(-3&.2#4!*++"#$.

5".63&."&7'"

89:;<,;&)=".2<>(?"#.2$@

8(*A"%($&''(%"$&2'B&C>(D*>(E$*%2".

F-($*(G9(H""$I,2'<2#4(J"243$(K.L

M@-"(N;M@-"(O!*#.$%,)$2*#(M@-"

P8($,)0Q,#<"%R(PS(.,%H&)"(-&%02#4(
K4%*,#<('"A"'(.$%,)$,%"<(-3&."(PLM@-"(*H(6&%02#4

TP(M*$&'(6&%02#4

U.(<".2%"<(KO8VQP9VL="$&2'(J"243$

S(W""(E2+-'"X($3"(%".$(&%"(
)*#<*.;%"#$&'.W""QE2+-'"R(!*#<*

F#2$(E2Y"(UA"

63&."(OZ(!"R(SR([Q.$*%@($*1#3*,.".X(
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$*1#3*,.".R(%"&%('*&<"<((((((((((((((((((((((((((
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*A"%(%"$&2'((((F#2$(\;M@-".

OP>T0QOT>G0="$&2'(E]>(W$>

TP(=".2<"#$2&'((F#2$.

Central Green 

Option 2b

San Pablo Feasibility Studies – August 22, 2011
Parcel F’ – Option 2b
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Feasibility Analyses – Block F – Concept 2 

San Pablo Feasibility Studies – August 22, 2011
Parcel F’ – Option 4

!"#$%#$&'()*%+,-"./%#,.('0)(-1%
($2."($3%4)3$/$&'%+)(5"&67,//$&'3
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4$'H$$&%3')#5$-%'< )&-%O*)'3=M&"'%\BR0+$3

?TDN5C$')"*%L2D%Z'D

.+%',%?UV%.&"'3C$3"-$&'")*%%M&"'3

Maximum Build-Out

Option 4

San Pablo Feasibility Studies – August 22, 2011
Parcel F’ – Option 4

!"#$%#$&'()*%+,-"./%#,.('0)(-1%
($2."($3%4)3$/$&'%+)(5"&67,//$&'3

8%9:;%',%#<$#5%,&%'<"3=><)3$)4*$

?@A%-.B)#C$3"-D%E$&3"'0

FG%H"'<%/$II ,J$(%($')"*:)KD%!,D%L',("$3

M+%',%NA%O$$'P."*-"&6%Q$"6<'%93=

R0+$%SBR0+$%?7,&3'(.#'",&%R0+$

?%*$J$*%3'(.#'.($-%+56 +*.3%?BT%
*$J$*%.&-$(6(,.&-%+)(5"&6R0+$%,O%>)(5"&6

?UV%R,')*%>)(5"&6

W3%-$3"($-%9?FXYTAX=C$')"*%Q$"6<'

)**%#,&-,3%,(%($&')*3Z$$YL"/+*$[%7,&-,

M&"'%L"I$%WJ$

?UV%O*)'3%9.&"'%'0+$3%#)&%4$%/"K$-%
4$'H$$&%3')#5$-%'< )&-%O*)'3=M&"'%\BR0+$3

?TDN5C$')"*%L2D%Z'D

.+%',%?UV%.&"'3C$3"-$&'")*%%M&"'3

Maximum Build-Out

Option 4



C
CD
ity  
esign
ollective

C
CD
ity  
esign
ollective

Circle-S 

Site Redevelopment 
 
 
 
 

C
CD
ity  
esign
ollective

Feasibility Analyses – Block F – Office San Pablo Feasibility Studies - Blocks F
29-Aug-11

Option 1 Option 1 - 2nd phase Option 2 Option 3
Fee Simple with Retl Fee Simple with Retl Max. Resid Build-Out Max. Office Build-Out

!"#$%&'()*+,-% ./0.11*(23*45*6*7389*"$ ./0.11*(23*45*6*7389*"$ ./0.11*(23*45*6*7389*"$ /90:11*(23*453*6*;*"$*
<%(,=%>5,"&**?>,5( ;;* 8@* AB*5C*7D.*A>,5( 1*
<%5",&*+23*E53 7;0111*F*7/0111*(23*453 7;0111*F*7/0111*(23*453 7;0111*(23*453 AB*5C*;10111*(23*45
G44,$%*+23*E53 1* 1* 1* ;;@0/11*(23*45

HC5"&*!"#I,>J 8@* 8@* 7D.*

70;7.**'70789*#%2K=*"5*.*B%#*

70111*(23*453)

HLB%*C4*!"#I,>J

;;*5A$IFA>=%#*************M79*

(A#4"$%*B"#I,>J*'N%O,>=*

#%5",&)

;;*5A$IFA>=%#*************M79*

(5#A$5A#%=*B"#I,>J*

7*&%P%&*(5#A$5A#%=*BIJ*B&A(*

76;*&%P%&*A>=%#J#CA>=*

B"#I,>J

9*&%P%&(*C4*A>=%#J#CA>=*

B"#I,>J*'A>=%#>%"5O*5QC*

B"#$%&(*">=*(5#%%5)0*">=*7*

B"#5,"&*&%P%&*C4*"5*J#"=%*&%P%&*

B"#I,>J

RC>(5#A$5,C>*HLB% HLB%*S HLB%*S6HLB%*T HLB%*S6HLB%*7 HLB%*TT*C#*T
UA,&=,>J*V%,JO5*'() ;.68.*4%%5 9.*4%%5 @1*4%%5 @1*4%%5
W"X3*YC3*+5C#,%( ;*5C*8 ;*5C*93. @* 9*
<%(,=3*Z%>(,5L 7@*=A6"$ ;D*=A6"$ 781*=A6"$ >6"

First phase can be just 
retail or residential

Adds 14 stacked 
townhouse/loft units over 
retail - turn surface 
parking into structured 
parking below podium 
courtyard Not easily phaseable

includes two parcels - 
publicly accessible street 
runs through 2 parcels

San Pablo Feasibility Studies - Blocks F
29-Aug-11

Option 1 Option 1 - 2nd phase Option 2 Option 3
Fee Simple with Retl Fee Simple with Retl Max. Resid Build-Out Max. Office Build-Out

!"#$%&'()*+,-% ./0.11*(23*45*6*7389*"$ ./0.11*(23*45*6*7389*"$ ./0.11*(23*45*6*7389*"$ /90:11*(23*453*6*;*"$*
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#%5",&)

;;*5A$IFA>=%#*************M79*

(5#A$5A#%=*B"#I,>J*

7*&%P%&*(5#A$5A#%=*BIJ*B&A(*

76;*&%P%&*A>=%#J#CA>=*

B"#I,>J
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B"#I,>J
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UA,&=,>J*V%,JO5*'() ;.68.*4%%5 9.*4%%5 @1*4%%5 @1*4%%5
W"X3*YC3*+5C#,%( ;*5C*8 ;*5C*93. @* 9*
<%(,=3*Z%>(,5L 7@*=A6"$ ;D*=A6"$ 781*=A6"$ >6"

First phase can be just 
retail or residential

Adds 14 stacked 
townhouse/loft units over 
retail - turn surface 
parking into structured 
parking below podium 
courtyard Not easily phaseable

includes two parcels - 
publicly accessible street 
runs through 2 parcels
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Feasibility Analyses – Block F 
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San Pablo Feasibility Studies - Blocks F
29-Aug-11

Option 1 Option 1 - 2nd phase Option 2 Option 3
Fee Simple with Retl Fee Simple with Retl Max. Resid Build-Out Max. Office Build-Out
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First phase can be just 
retail or residential

Adds 14 stacked 
townhouse/loft units over 
retail - turn surface 
parking into structured 
parking below podium 
courtyard Not easily phaseable

includes two parcels - 
publicly accessible street 
runs through 2 parcels
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