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City of Vestavia Hills
Work Session 

December 21, 2020



• Welcome

• Daniel Communities – headquartered in Birmingham since 1964

• Experienced master-planned community developer

• Advisor to Liberty Park Joint Venture 
• Manage day to day operations and oversee development of the Liberty Park community

• Plan to be part of the team through the build out of Liberty Park

• Fiduciary responsibility to do the best we can for LPJV as well as promote the important economic role 
Liberty Park plays in the future growth of the City of Vestavia.

• Daniel does not own any land in Liberty Park nor have any investment in Liberty Park Joint Venture.
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Objectives of this Meeting

• Discuss overall plan and vision for the remaining undeveloped portions 
of Liberty Park.

• Share feedback from the Liberty Park resident meetings held last month.  

• Address the primary issues for consideration of the revised plan for the 
Bray Town Center

• Review next steps with the City Council and School Board 
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Resident and Public Meetings
• Chamber of Commerce Presentation - November 10th
• Three meetings held at the Old Overton Club (w/WebEx simulcast) 

• November 17, 23 and 30

• Resident Notification
• Invitations sent prior to each meeting utilizing the Homeowner Association database.  

• General Public Notification
• Invitations also posted on City, Board of Education and Chamber of Commerce websites
• Council Member Kimberly Cook also posted the invitation on her social media outlets. 

• Attendance
• In-Person attendees (signed sign-in sheet) - 70 people

• 31, 18 and 21 respectfully 

• Virtual attendees - 419 people
• 122, 172 and 125 respectfully

• Meetings lasted until the last question was asked – approximately 1.5 – 2.0 hours
• Representatives stayed after meetings to answer questions one-on-one 

4



Main Issues Raised from Resident Meetings

• Limited understanding of entitlements and plans already authorized under the 
Liberty Park Planned Unit Development zoning.  

• Concern for additional multi-family at Liberty Park and potential burden on 
schools and public services.

• Concern for quality of development both now and in the future.

• Concern that the existing neighborhoods of Liberty Park would be forgotten or 
ignored with the advent of the new Town Center.  
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Liberty Park Aerial (2020) 



Future Development of Liberty Park
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Remaining 
Undeveloped 

Land 



Liberty Park Planned Unit Development (PUD)
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Development Authorization
Developed to 

Date
Remaining to 

Develop

Residential (units) 3,226 1,988 1,238

Single Family 2,336 1,674 662
Multi Family 890 314 576

MF for-sale 590 14 576
MF for-rent 300 300 0

Commercial (sf) 7,500,000 1,500,000 6,000,000

Original Annexation September 30, 1992 
Supplemental Annexation October 29, 1996
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Liberty Park PUD Land Use Zones



Development Under Current Land Plan 
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Consistent with Planning Tenants 30 years ago

1,238 Units Residential  

• 47% of Residential Units Multi-Family  
• Townhomes, Duplexes, Condos 

• Segregated development zones minimize options 
for diverse community planning 

• Single-family zone limited to 36% of overall land 
relegates planning to uniform small-lot options that 
may be inconsistent with Liberty Park 
neighborhoods

Several million square feet Non-Residential

• Relegates planning to big box 
options that may be 
inconsistent with existing 
Liberty Park commercial areas.  

No additional authorization needed 
as all obligations under the PUD 
have been met.



Proposed Town Center Plan
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Concentrate Commercial Core around a 100-acre Town Center

Promote uses already authorized under Planned Business Zone including:
• Hospitality
• Retail, Restaurant and Entertainment
• Medical and Professional Office
• Business Services

Increase Fee-Simple Residential Density 
by 644 units and distribute across 
remaining undeveloped lands.

Limit land uses under PR-2 Zone to Town Center and 
allocate remaining 570 Multi-Family Units to:

• 270 Luxury For-Rent Apartments
• 180 Age-Restricted (55+) For-Rent Apartments 
• 120 Senior Care Apartments 

Increase potential to accelerate 
commercial interest at Liberty Park.



• Hospitality and Entertainment
• Retail & Commercial Services
• Workplace & Business Services
• Healthcare Services
• Central Activity Node (Great Lawn)
• Diverse Residential Offerings

I. Multi-Family
II. Active Adult & Senior
III. Cottage & Townhomes
IV. Traditional Single Family

Elements of the Town Center
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1. Main Entrance

1

2. Luxury Hotel

2

3. Great Lawn

5
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4. Restaurants
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45. Specialty Retail

6. Professional Office

5
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8. Cottages

9. Luxury Multi-Family

8

9

10. Active Adult
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7. Healthcare Services

7

The Bray Town Center
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Great Lawn
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Main Entrance
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Concerns for Multi-Family Residential

• Would cause an inordinate rise in school student population

• How to fund additional school resources which will result from new 
development. 

• Potentially would draw undesirable populations to Liberty Park

• Construction quality, aesthetics and long-term maintenance
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Comparing 
Projected 
Student 
Population 
Growth
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Multi-Family For-Rent Properties Units
School 

Children Child/Unit
Colonial Grand at Liberty Park 300 110 0.367
Grand Highlands at Vestavia Hills 372 28 0.075
Reserve at Patchwork Farms 270 24 0.089

Ratio of School Child/Fee-Simple Unit 1 0.77 0.77

Projected School Children under Current Plan
Fee-Simple Units
Single-Family 662 0.77 510
Multi-Family 576 0.77 444

Subtotal School Children from Fee-Simple Units 1238 0.77 954

Subtotal School Children from Rental Units 0 0 0

TOTAL School Children under Current Plan 954

Projected School Children under Proposed Plan
Fee-Simple Units
Single-Family 1312 0.77 1010
Multi-Family 0 0.77 0

Subtotal School Children from Fee-Simple Units 1312 0.77 1010

For-Rent Units
Luxury Multi-Family 270 0.11 30
Age-Restricted (55+ Active Adult) 180 0 0
Senior Care 120 0 0
Subtotal School Children from Rental Units 570 30

TOTAL School Children under Proposed Plan 1040

Increased Number of School Children under Proposed Plan 86

3 Bedroom 
Units 

85
30
27



Ad Valorem Comparison by Residential Type
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Property Units Appraised Value
Assessment 
Percentage Assessment Value

City Millage 
(20.55)

School Millage 
(52.05)

Number of 
School 

Children Child/Unit
School Revenue    

per Child

Grand Reserve at Liberty Park 300 $36,078,500 20% $7,215,700 $148,283 $375,577 110 0.367 $3,414

Grand Highlands at Vestavia Hills 372 $35,038,870 20% $7,007,774 $144,010 $364,755 28 0.075 $13,027

Reserve at Patchwork Farms 270 $47,506,130 20% $9,501,226 $195,250 $494,539 24 0.089 $20,606

Typical SF Home in Liberty Park 1 $516,750 10% $51,675 $1,318 $2,690 0.77 0.770 $3,493

Multi-Family Proposed for Bray Town Center 270 $45,000,000 20% $9,000,000 $184,950 $472,950 30 0.111 $15,765
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Category Units Appraised Value
Assessment 
Percentage

Assessment 
Value

City Millage 
(20.55)

School Millage 
(52.05)

For-Rent Residential Use

Luxury Apartments 270 $45,000,000 20% $9,000,000 $184,950 $472,950
Age-Restricted (55+) Apartments 186 $19,640,250 20% $3,928,050 $80,721 $206,419

Senior Care Apartments 120 $13,489,251 20% $2,697,850 $55,441 $141,772

Non-Residential Commercial Use

Hotel $24,553,682 20% $4,910,736 $100,916 $258,059

Office/Ancillary Retail $77,505,564 20% $15,501,113 $318,548 $814,583

Parkside Retail/Restaurants/Services $17,225,000 20% $3,445,000 $70,795 $181,035

Heath Services/Daycare $13,125,000 20% $2,625,000 $53,944 $137,944

Total Annual Ad Valorem $210,538,747 $42,107,749 $865,314 $2,212,762

Number of School Children (only Luxury Apartments will have any school children) 30

School Ad Valorem per Child $73,758

The Ad-Valorem Potential of the Bray Town Center



Projected Economic Impact of the Bray Town Center

Over the Next 25 years 
the Development Plan is 
Expected to Generate:

Net New Tax Revenues:
$230,192,391

of that 
$117,970,119

Goes to Support Schools

These Values Assume Future 
Revenue Generated From: 
• Bray Town Center
• Future Class A office 
• Residential Sales from the 

Balance of The Bray Community
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Considering Growth of Existing City Facilities
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LPJV donation of 65 +/-
acres to the City

Property adjacent to Sicard 
Hollow Sports Complex 

Contiguous with Sport 
Fields and Liberty Park 
School complex 

Provides City flexibility to 
reconfigure area to best 
address City and VHBOE 
needs 
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Residential Rental Demand and Household Income

• The demand for 
residential rental 
properties will be 
driven by households 
who earn more than  
$75,000 annually.

• This demand will be 
almost 2X greater than 
from those earning 
below $75,000

• Strongest segment of 
demand (52%) will 
come from those 
earning  $100K-$150K
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Why Rent?
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Designed For Target Market
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• Architecture with Character and Quality
• Land Planning promoting harmonious 

streetscapes and public spaces 
• Fostering outdoor enjoyment and walkability 



Walkable Community 
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• Redistribute existing 570 Multi-Family closer to Town Center
• Proposed plan relocates 609 units within 5-minute walk to Town Center 

• Current Plan has only 14 units
• Walkability to retail, restaurants and public spaces key to attracting both residents and the businesses 

that serve them



Amenities for Target Market
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• Shared office space 
• Interior/Exterior Social Places
• Rooftop Amenities
• Bike Racks
• Pet Stations
• Adult Pool
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The Bray Design Guidelines



Recommendations from Multi-Family Discussion

• Limit number of 3 Bedroom Units to 10% of the proposed 270 luxury apartments.

• Restrict remaining 300 residential rental units to 55+ active adult and senior care.

• Require evidence of compliance with architectural review process as condition of all 
building permits.

• Establish covenants governing perpetual compliance with maintenance standards. 
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Resident Current Concerns for Liberty Park

• Improvement in Homeowner Association management
• Concern that new residential development at Bray will prolong turnover 

of the Vestlake HOA to the residents
• Access to expanded amenities
• Expanded connectivity of trails and pathways 
• Establishment of a Vestavia Police Substation 
• Second Connection of Liberty Parkway to Sicard Hollow
• Viability of property contiguous to Sicard Hollow Athletic Complex (SHAC) 
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Recommendations from Voiced Concerns
• Change to third-party HOA management company effective January 1st

• Establish Bray as its own HOA and work with 3rd-party manager to turn-over 
Vestlake HOA.  

• Establish Community Improvement Plan for the Bray Town Center to direct 
portions of the fiscal impacts of the Bray development towards:

• Two amenity areas  

• Development of trails connecting existing neighborhoods to the Bray  
• Establishment of a Vestavia Police Substation 

• Construction of Liberty Parkway South to Sicard Hollow

• Study property contiguous to Sicard Hollow Athletic Complex (SHAC) with City.
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The Bray Town Center Plan for Liberty Park

• Maximizes the Potential for Retail, Hospitality, Restaurants, Medical and Office 
Development Interest in Liberty Park

• Provides New Residential Offerings for both new and existing residents

• Consolidates Commercial Densities into the Town Center Core Conveniently 
Designed around Common Services and Green Space

• Creates True Community Center of Activity for the Liberty Park community

• Provides Important Revenue and Fiscal Impacts for Schools and Public Services 
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Next Steps

• Formal request for amendment to the Liberty Park Annexation Agreement to 
both the Vestavia School Board and the Vestavia City Council in January.

• If and when the Annexation Amendment is approved, the co-operative process 
for forming a Community Improvement Plan would begin.

• Unless and Until the Annexation Amendment is approved, development activity 
would continue under the existing entitlements of the Liberty Park Planned Unit 
Development authorizations.  
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Questions and 
Comments



Disclaimer
The land plans and renderings depicted in this presentation are preliminary and conceptual. Some of the 
land uses and dimensions presented in this presentation are subject to modifications to the Liberty Park 
Annexation Agreement and City of Vestavia Planned Use Development Ordinance, which will require 
public hearings and approval from the City of Vestavia City Council and Board of Education. Additionally, 
all structures will be subject City of Vestavia Architectural Review. The land uses, amenities, features, 
specification and/or product types depicted in this presentation are subject to change without notice to 
address modifications to the Liberty Park annexation and zoning agreements and other governmental 
permit issuing authorities requirements, regulations and standards.   

The plans and structures shown in this presentation are preliminary and conceptual. Liberty Park Joint 
Venture, LLP, as developer reserves the right to change or modify the land uses, amenities, features, 
specification and/or product type without notice.  

These preliminary and conceptual plans and structures have been prepared in land plan view only. 
Liberty Park Joint Venture, LLP, as developer reserves the right to change or modify the land uses, 
amenities, features, specification and/or product type without notice to address topographical and field 
conditions, environmental conditions, changes in material cost and any other construction, 
governmental or safety related conditions, which would affect the constructability or feasibility of the 
plan or structures.  

Liberty Park Joint Ventures, LLP, Liberty Park Properties, Daniel Communities and their respective 
builders and agents, are not responsible for errors or omissions.  
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