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[bookmark: _Toc433182221][bookmark: _Toc461712022][bookmark: _Toc461716862]I. Chapter 110-12-1 Minimum Standards and Procedures for Local Comprehensive Planning

[bookmark: _Toc433182222][bookmark: _Toc461712023][bookmark: _Toc461716863]1. Introduction

The 2018 Atkinson County – Cities of Pearson and Willacoochee Comprehensive Plan Update was prepared in accordance with the Rules of the Georgia Department of Community Affairs, Chapter 110-12-1, Minimum Standards and Procedures for Local Comprehensive Planning. 

As required by the Local Comprehensive Planning Standards, the 2018 Atkinson County – Cities of Pearson and Willacoochee Comprehensive Plan Update consists of the following elements:

· Community Goals

· Needs and Opportunities

· Community Work Program

· Land Use Element
(As a community with zoning or land development regulations subject to the Zoning Procedures Law)

· Economic Development Element
(as a community included in the Georgia Job Tax Credit Tier 1 category)

[bookmark: _Toc433182223][bookmark: _Toc461712024][bookmark: _Toc461716864]2. Community Involvement

All of the required elements have been developed with extensive opportunity for involvement and input from stakeholders throughout the county and cities. The following steps were taken to ensure that this plan reflected the full range of needs and opportunities from the many stakeholders and residents in the county:

a) The Steering Committee was identified in coordination with the Atkinson County Board of Commissioners; as well as elected officials or their appointees from the Cities of Pearson and Willacoochee. 

b) An initial Stakeholder Group was identified including City and County elected and appointed officials, city and county staff, law enforcement, local businesses and industries including the Health Care Sector, Board of Education, Chamber of Commerce, Industrial Development Authority, and the general public.

c) Participation techniques were identified. Techniques included meetings/workshops, extensive email correspondence, website publication of meeting notices and draft documents, and use of social media.

d) A minimum of three, but as many as needed, publicly notified informal workshops are held in a central location in the local communities in addition to the two required public hearings. 

This series of public workshops is scheduled to review, discuss, and revise as necessary the existing current comprehensive Goals, Issues and Opportunities, and Policies in the first workshop; the Report of Accomplishments and Community Work Program in the second workshop; and the land use element and economic development element in the third workshop. After each workshop, the suggested revisions and input are incorporated into the next iteration of the workbook using notes from the workshops. The new workbook draft is then distributed by email to all stakeholders and published as a draft on the various local government websites and or Facebook accounts for review and comment prior to the next workshop. This is done for each of the workshops. The final draft of the workbook and draft comprehensive plan update is then distributed again with sufficient review time prior to the transmittal public hearing where the community has a final opportunity to discuss any additional changes with the elected officials prior to the transmittal of the updated draft comprehensive plan. 

e) Other, separate meetings if needed are held with the individual communities to develop the Report of Accomplishments for the individual communities and to develop the next five-year Community Work Program, again for each individual community.

The public hearing kicking off the comprehensive planning process was held on_________, 2017, at the Atkinson County Commission Public Hearing in ________, Georgia. It was held for the purpose of making any potential stakeholders and residents aware that the comprehensive plan update and review was now underway, explaining the purpose of the update, and encouraging residents and other stakeholders to actively participate in the plan update.

[bookmark: _Toc433182224][bookmark: _Toc461712025][bookmark: _Toc461716865]3. Identification of Stakeholders

A comprehensive list of potential stakeholders was put together with input from the Chamber of Commerce, Development Authority, elected officials, and residents. Copies of every meeting’s sign-up sheets are included in this plan in the Appendix.  

[bookmark: _Toc433182225][bookmark: _Toc461712026][bookmark: _Toc461716866]4. Identification of Participation Techniques

The following participation techniques were utilized during the update process:
· Three Public Hearings:
· Kick-off
· Transmittal
· Adoption
· Three Workshops:
· Goals, issues, and opportunities
· Report of Accomplishments & Community Work Program
· Economic Development and Land Use
· Extensive e-mail correspondence with stakeholders (notices of meetings, e-mail requests for comments, distribution of revised drafts and final documents)
· County and City Websites
· Dissemination of Information in the newspaper (public notices, advertisements)
· County, Cities Facebook accounts

[bookmark: _Toc433182226][bookmark: _Toc461712027][bookmark: _Toc461716867]5. Conduct Participation Program

A foundational principle utilized in all of the planning projects is public and stakeholder participation from and coordination with multiple and diverse interest groups. In order to ensure the broadest buy-in and diversity of input into the comprehensive plan update, all participants were included in the stakeholder group. Outreach to the public, local governments, chambers of commerce, economic development authorities, and other stakeholders and interested parties was accomplished by e-mail correspondence, direct communication, Facebook postings, the project website, and updates provided at workshops and other group meetings. Opportunity for public comment was provided at public hearings and city and county commission meetings.

In addition to the two required public hearings, a series of three workshops to discuss several elements of the plan. The first workshop was used to review the existing goals, issues, and opportunities; in the form of a SWOT (Strengths, Weaknesses, Opportunities, and Threats) analysis, participants updated the list of goals, issues, opportunities, and policies to meet current needs. Copies of the sign-in sheets are provided in the appendix along with public hearing notices.

The Report of Accomplishments was developed in the second workshop along with the draft of the updated Community Work Program. The Community Work Program was developed by the participants to include specific action items and projects that would be feasible for the County and the individual communities to implement should funding be available. 

The third workshop was utilized to update the Economic Development Element and the Land Use Element and Maps as desired by the local governments.

[bookmark: _Toc433182227][bookmark: _Toc461712028][bookmark: _Toc461716868]6. Consideration of Regional Water Plan and Environmental Planning Criteria 

During the preparation of the Comprehensive Plan Update, the local governments must review both the Regional Water Plan covering its area and the GDNR Rules for Environmental Planning Criteria as laid out in Chapter 391-3-16 to determine whether any local implementation practices or development regulations need to be adapted to be consistent with both.


[bookmark: _Toc433182228][bookmark: _Toc461712029][bookmark: _Toc461716869]Suwannee-Satilla Regional Water Plan

Atkinson County and the Cities of Pearson and Willacoochee lie within the area of the Suwannee-Satilla Regional Water Plan, which was adopted in September 2011. Available 2016 Total Maximum Daily Loads (TMDL) data has been reviewed and any updates to the 2011 Suwannee Satilla Regional Water Plan have been addressed. 


The Suwannee-Satilla Regional Water Plan had identified 13 goals, listed below, to implement its vision of managing water resources in a sustainable manner under Georgia’s regulated riparian and reasonable use laws to support the state’s and regions’ economy, to protect public health and natural resources, and to enhance the quality of life for all citizens; while preserving the private property rights of Georgia’s landowners, and in consideration of the need to enhance resource augmentation and efficiency opportunities.

[image: Figure ES-1]
Source: CDM Suwannee-Satilla Regional Water Plan

Goals:

1. Manage and develop water resources to sustainably and reliably meet domestic, commercial, and industrial water needs, including all agricultural sectors (including agro-forestry).

2. Manage ground and surface water to encourage sustainable economic and population growth in the region.

3. Manage the Region’s and State’s water resources in a manner that preserves and protects private property rights.

4. Ensure an adequate water supply of suitable quality to meet current and future human needs, while protecting environmental resources.

5. Identify opportunities to optimize existing and future supplies, and water and wastewater infrastructure. 

6. Promote efficient use and management of surface and groundwater resources to allow for sufficient supplies for current and future generations.

7. Protect and manage surface and groundwater recharge areas to ensure sufficient long-term water supplies for the region.

8. Protect, maintain, and where appropriate and practicable, identify opportunities to enhance water quality and river base flows.

9. Protect and maintain regional water-dependent recreational opportunities.

10. Identify opportunities to manage stormwater to improve water quality and quantity.

11. Identify and implement cost-effective water management strategies.
12. Seek to provide economically affordable power and water resource service to all citizens in the region.

13. Identify and implement actions to better measure and share water use data and information.

In addition, the Regional Water Plan has adopted several Short-Term Water Quantity and Water Quality Management Practices, which the local comprehensive plan should include in order to manage water resources in a sustainable manner through the planning period and beyond:

The most significant issues in the Suwannee-Satilla Region are surface water availability gaps driven by agricultural usage. As such, the majority of water supply management practices are intended to address agricultural surface water use.

Short Term Water Quantity Management Practices (0-10 Years)

1. Utilize surface water and groundwater sources within the available resource capacities
2. Water conservation
3. Data Collection and research to confirm the frequency, duration, severity, and drivers of surface water gaps
4. Evaluate and ensure that current and future surface water permit conditions do not contribute to 7Q10 low flow concerns (1 in 10 years 7 day low flow condition)
5. Encourage sustainable groundwater use as a preferred supply in regions with surface water 7Q10 low flow concerns and adequate groundwater supply 
6. Identify incentives and a process to sustainably replace a portion of existing agricultural surface water use with groundwater use to address 7Q10 low flow concerns
8. Evaluate the potential to use existing storage to address 7Q10 low flow concerns
9. Education to reduce surficial aquifer groundwater use impacts to 7Q10 low flow concerns

Short-Term Water Quality Management Practices (0 – 10 Years):

1. Point Sources:
- Support and fund current permitting and waste load allocation process to improve treatment of wastewater and increase treatment capacity
- Data collection and research to confirm discharge volumes and waste concentrations as well as receiving stream flows and chemistry

2.  Non-Point Sources:
- Data collection to confirm source of pollutants and causes; encourage storm water ordinances, septic system maintenance, and coordinated planning
- Ensure funding and support for Best Management Practices Programs by local and state programs, including urban/suburban, rural, forestry, and agricultural Best Management Practices

3. Non-point Source Existing Impairments:
- Total maximum daily load listed streams: Improve data on source of pollutant and length of impairment; Identify opportunities to leverage funds and implement non-point source Best Management Practices

Longer Term (20 – 40 years) water quantity and quality management practices include:

· Improve infiltration and management of wetlands
· Evaluate incentive-based programs to manage, increase, and restore wastewater and stormwater returns
· Identify potential/feasibility of a multi-purpose reservoir
· Identify feasibility of regional inter-basin transfer
· Continue wastewater and stormwater master planning

[bookmark: _Toc433182229][bookmark: _Toc461712030][bookmark: _Toc461716870]
Chapter 391-3-16, Rules for Environmental Planning Criteria 

The Environmental Planning Criteria that are part of the Minimum Planning Standards deal specifically with the protection of water supply watersheds, groundwater recharge areas, wetlands, river corridors, and mountains, the last of these not being applicable in this region. These criteria were developed by the Department of Natural Resources (DNR) as mandated in Part V of the Georgia Planning Act and in the Mountains and River Corridor Protection Act.   

The criteria require that local governments shall identify existing and future water supply watersheds and adopt a water supply watershed protection plan for their jurisdiction. 

Some uses may be grandfathered, such as land uses existing prior to the adoption of a watershed plan, mining activities permitted by DNR, certain utilities placements, special forestry, or agricultural services. 

The Environmental guidelines also spell out criteria for the delineation of small and large water supply watersheds, for the protection of groundwater recharge areas, for the protection of wetlands, and for the protection of river corridors which shall be incorporated into this comprehensive plan and addressed specifically and in more detail through local ordinances and land development code regulations.    


[bookmark: _Toc433182230][bookmark: _Toc461712031][bookmark: _Toc461716871]II. PLAN ELEMENTS

[bookmark: _Toc433182231][bookmark: _Toc461712032][bookmark: _Toc461716872]1. Community Goals and Vision

The purpose of the Community Goals Element is to lay out a road map for Atkinson County and the Cities of Pearson and Willacoochee; to generate local buy-in to the plan; and to ensure that the plan is implemented. The Goals as listed below were developed in the 2010 Partial Update through several community workshops. The goals are listed by category and are not listed in order of priority. These Goals were reviewed and updated individually during the first workshop of this 2017 Comprehensive Plan update. 

Vision

Twenty years from now, Atkinson County will continue to have a small-town atmosphere that is characterized by welcoming communities and a sense of individual belonging, accentuated by the natural greenway corridors. The community’s rich agricultural and forestry heritage will be preserved through the preservation of prominent landmarks and sites will be of paramount importance to citizens and elected officials. Partnerships among the County and the cities will have been expanded to promote improvement to the quality of life in the community.


Goal 1:	NATURAL AND CULTURAL RESOURCES – To provide for and promote the continued protection of our natural and cultural resources for current and future generations.

Goal 2:	ECONOMIC DEVELOPMENT – To create and maintain a long-term sustainable and diverse economic base.

Goal 3: 	HOUSING – To encourage access to appropriate and affordable housing options for all residents in all income levels.

Goal 4:	LAND USE – To protect and enhance the value of existing development, areas; promote development and redevelopment; create and enhance stable neighborhoods; and maintain accessible open space for future land use opportunities.

Goal 5:	COMMUNITY FACILITIES & SERVICES – To develop and maintain public services and facilities to accommodate existing development and to encourage future sustainable growth in areas where community facilities and services are provided at adequate capacities. 

Goal 6:	INTERGOVERNMENTAL COORDINATION – To enhance and maintain communication between each jurisdiction and surrounding counties in an effort to better serve the residents of Atkinson County. 

	

[bookmark: _Toc433182232][bookmark: _Toc461712033][bookmark: _Toc461716873]2. Issues and Opportunities 

The initial Needs and Opportunities were developed and identified in the 2010 Update for Atkinson County and the Cities of Pearson and Willacoochee. For this comprehensive plan update, the issues and opportunities were reviewed in the first of three workshops. Each of the previously identified issues and opportunities was reviewed and discussed by the participants, and then either deleted, amended, or retained as deemed applicable to Atkinson County and the Cities of Pearson and Willacoochee. This was done utilizing a strengths, weaknesses, opportunities, and threats (SWOT) analysis with stakeholders and residents, analysis of statistical data and information, and review and revision as applicable of the issues and opportunities. Each of the following needs and opportunities is addressed by corresponding implementation measures in the Community Work Program for Atkinson County and the Cities of Pearson and Willacoochee. 

Resource Conservation - Cultural Resources 

Cultural Resources

Issues:
A. Courthouse needs additional repairs and is not compliant with the Americans with Disabilities Act (ADA) standards.

B. The old vacant high school is structurally sound but needs a new roof; therefore it is underutilized. It is currently owned by the Board of Education but they are not using it and have not been willing to sell it to the County.

C. Neither the Cities nor the County have a Historic Preservation Ordinance.

D. The old Malone Hotel is falling into disrepair, and the current owner is not doing anything with it.

E. The American Legion (circa 1942) building is deteriorating and needs repair and maintenance. Currently, there is a hole in the roof. In the past it had been utilized for reunions and school dances.

F. There is need to prioritize our historical preservation needs, and think about the functionality of the buildings.
Opportunities:
A. [bookmark: _Toc461712034]1920s County Courthouse was recently remodeled and the clock tower was repaired. SPLOST funds were utilized to help with the repairs and renovations to the courthouse, including two new restrooms. 

B. The County is currently seeking an architect to continue repairs and renovations to the courthouse.

C. The Minnie Corbitt house was built in 1873 has been renovated, and the boy scouts are currently utilizing it.

D. There is a need to get people involved in improvement projects so that they will feel like they are a part of the process, and will thus have pride of ownership in the project. These types of improvement projects must include local initiative and support.

Resource Conservation - Natural Resources 

Issues:
A. Most of the boat ramps throughout the community are not improved.

B. There are few recreational facilities along the Alapaha and the Satilla Rivers.

C. Need check dams on the rivers to provide for recreational opportunities and additional water resources.  Retaining river water will give opportunity to use the rivers all year long.

Opportunities:

A. The Alapaha River can be a big asset to the community.

B. The community could seek participation in the Governor’s “Go Fish” initiative along the Satilla and Alapaha Rivers.

C. There is a freshwater spring located within the County.

D. There are 2,711 acres of wetlands approximately 7 miles west of the City along Highway 82. The property is owned by the Bank of Georgia, and has a conservation easement on it.  There are lots of wildlife and waterfowl on the property, including black panthers.

Economic Development 

Issues:

A. The lack of parking in the downtown Pearson impedes business development and the downtown buildings need to be renovated.

B. The Chamber of Commerce in Pearson is languishing and does not have a director, thus creating a need to reactivate the Chamber of Commerce and provide for leadership. 

C.  The Development Authority does not have a director therefore, recruitment is necessary to findj leadership for the Development Authority.

D. The Cities of Pearson and Willacoochee need more businesses downtown.

E. The City of Pearson needs businesses that will draw people into the area, such as antique stores.

F. The City and County websites are not regularly updated,

G. We need to keep the sales tax dollars in the county as much as possible.

Opportunities:

A. The B&B on Gaines Street across form the courthouse and the B&B in the Axson community is very nice and similar businesses can draw people into the area..

B. The City of Pearson could work toward becoming a part of the Antiques Stores Trail that crosses the state.

C. The City of Pearson is looking to setting up an annual festival that could draw people to the city each year and bring outside dollars to the community..

D. The United Cherokee Indians bought land outside of the City along the river to develop an RV park. The development is located along the Satilla Bluff, and could help bring more cultural and ecotourism to the area.

E. The Alapaha and Satilla Rivers could support a canoe and kayak rental business.

F. The City is a designated Tier 1 community.

G. The cities and the county should work to lower the ISO ratings via the development of a City Fire Department thus lowering the property tax burden.

H. There are several trucking companies in the community such as Flatlanders.

I. There is a new Dollar General store being developed in the City.

J. There is a large Hispanic population in the county – the highest in the state. Thus a large portion of the workforce is comprised of Hispanics, which adds new cultural identity to the County.

K. 38% of the school population is Hispanic. 44% of the kindergarten population this year is Hispanic.

L. There is a large amount of agricultural production in the county.

Development Patterns - Housing 

Issues:

A. We need more regulations for mobile homes, so that they will be developed more attractively but not prohibitions against them.

Opportunities:

A. There are six A(6) public housing developments wityhin the City of APearson and four (4) in the City of Willacoochee. Those developments meet the community’s need for public housing.
Development Patterns - Land Use 

Issues:

A. The County has no zoning.

B.  The Cities and County do not have Historic Preservation ordinances.

Opportunities:

A. The County should adopt a zoning ordinance that would protect and enhance the value of existing development areas.  An ordinance would promote development and redevelopment within the urbanized areas; create and enhance stable neighborhoods; and maintain accessible open space for future land use opportunities.

B. A historic preservation ordinance would allow preservation of historic landmarks and set regulations for any future development.



Community Facilities and Services 

This element provides Atkinson County, City of Pearson, and City of Willacoochee the opportunity to inventory a wide range of community facilities and services, to assess their adequacy for serving present and future population and economic needs, and to articulate community goals and an associated implementation program for providing the desired level of public facilities and services throughout the planning period. The purpose of this element is to assist our local governments in coordinating the planning of public facilities and services in order to make most efficient use of existing infrastructure as well as future investments and expenditures for capital improvements and long-term operation and maintenance costs.

Issues:

A.  The County jail is located within the courthouse and is too small.

B.  Each of the cities and county only has a volunteer fire department and need to lower the ISO 
 numbers.  

C.  We need for more walking trails and check dams throughout the community.

D.  The community of Axson does not have a parks and recreation department.

E.  There are approximately 250 miles of dirt roads in the County and 5 miles of dirt roads in   
 Pearson.  Most people, though, do not want to pave all the roads. 

F.  There are no afterhours medical facilities within the county.

G.  The county does not provide water or sewer services.

H.  There are no transit services or rail lines within the County.  (Private rail only).

I.  Highway 441 and 82 should have 4 lanes, and truck and through traffic should be diverted from   
 downtown Pearson.  A lot of trucks come through the City and have damaged he road at the red light intersection.
Opportunities

A. The Civic Center can seat 425 people and contains a pa system. It can be used for youth sports activities, including basketball, volleyball, etc., or just about any event.

B.  Have capacity to produce 1 MGD of water at the water plant, but only use approximately 240,000 GPD.


C. City of Pearson has an excellent parks and recreation department.

D. One water well has been refurbished. There are a total of 2 water wells and the City has the ability to add another. In addition, there are two water storage tanks.

E. Total water capacity is approximately 2.75 mgd

F. The EMA recently renovated their building at the road department

G. The old Pearson High School (circa 1911) is owned by the Board of Education. The structure has a metal roof and could be renovated and utilized for public purposes, like Lakeland did. We should seek a grant to repair and utilize the structure.

H. Pearson has its own police department.

I. Willacoochee has its own water and sewer services, and provides some parks for walking and children’s activities at the Spring Hill Road facility.

J. There is a new park on West Street called McCranie Park.

K. HB 793 was recently passed by the legislature creating a “Pearson Public Facility Authority”.
Intergovernmental Coordination

Issues
A. We need more intergovernmental coordination with all jurisdictions in order to better obtain grants from state and federal agencies.

B. There are several EMA Departments that could be consolidated.  

C.  Atkinson County and Willacoochee should consolidate their police/sheriff services.
Opportunities
A. [bookmark: _Toc461712052]The Atkinson County community has experienced a trend of increased communication among local government agencies and governing bodies. This trend should continue as increased communication and collaboration between the various jurisdictions, school systems, and authorities would improve future planning efforts and increase effectiveness of individual efforts.

B. [bookmark: _Toc461712053]Continued collaboration should occur between the Cities of Pearson and Willacoochee and the South Georgia Regional Commission.

C. The cities and county should consider consolidation of emergency services.

Opportunities

A. There is one fire chief for all of the volunteer fire departments, which provides centralized leadership.

B. There is a new commission and council.


.


	
[bookmark: _Toc433182233][bookmark: _Toc461712059][bookmark: _Toc461716874]3. Analysis of Data and Information 

[bookmark: _Toc480207311]3. Analysis of Data and Information 



The 2015 population of Atkinson County (the most recent figure currently available) is estimated at 9,039, a 7.9% increase since 2010. The 2015 population of Pearson is estimated at 2,260, a 6.8% increase since 2010. The 2015 population of Willacoochee is 1,614, a 16.0% increase since 2010. The County and the City of Pearson gained population from 2000 to 2010 (10.1% for Atkinson County, 13.9% for the City of Pearson), while the City of Willacoochee’s population decreased by 2.9%. 



Since 2010, the percentage of the population aged 65 and older has increased substantially in Atkinson County (21.1%), the City of Pearson (17.7%), and the City of Willacoochee (24.9%).



According to 2015 estimates, the age distribution in Atkinson County is 11.9% over 65, 57.8% ages 20-64, and 30.3% under 20. In the City of Pearson, the age distribution is 10.7% over 65, 58.5% ages 20-64, and 30.8% under 20. In the City of Willacoochee, the age distribution is 13.1% over 65, 55.9% ages 20-64, and 31.0% under 20. Atkinson County’s population is 49.4% female and 50.6% male, the City of Pearson’s population is 49.5% female and 50.5% male, and the City of Willacoochee’s population is 50.8% female and 49.2% male.



The population of Atkinson County is 60.7% White/Caucasian, 17.4% Black/African American, 18.2% some other race, 2.2% two or more races, 0.7% Asian, and 0.7% Native American. The City of Pearson’s population is 50.8% White/Caucasian, 20.8% Black/African American, 24.5% some other race, 2.3% two or more races, 1.2% Asian, and 0.5% Native American. The City of Willacoochee’s population is 54.0% White/Caucasian, 29.2% Black/African American, 12.7% some other race, 2.7% two or more races, 0.4% Asian, and 1.1% Native American.



Atkinson County’s population is 24.3% Hispanic/Latino (of any race), the City of Pearson’s population is 38.6% Hispanic/Latino, and the City of Willacoochee’s population is 23.1% Hispanic/Latino. 



Among persons aged 25 or older, in Atkinson County, 33.8% have no high school diploma, 37.3% are high school graduates (includes equivalency) with no further education, 20.8% have an associate’s degree or some college, and 8.1% have a bachelor’s or higher degree. Among persons aged 25 or older in the City of Pearson, 37.3% have no high school diploma, 40.8% are high school graduates (includes equivalency) with no further education, 15.4% have an associate’s degree or some college, and 6.4% have a bachelor’s or higher degree. Among persons aged 25 or older in the City of Willacoochee, 29.2% have no high school diploma, 40.9% are high school graduates (includes equivalency) with no further education, 20.3% have an associate’s degree or some college, and 9.7% have a bachelor’s or higher degree.



The median household income in Atkinson County is $31.712, the median household income in the City of Pearson is $28.677, and the median household income in the City of Willacoochee is $34.459. 

An estimated 28.7% of Atkinson County’s population, 31.4% of the City of Pearson’s population, and 44.2% of the City of Willacoochee’s population live below the federal poverty level. In Atkinson County, 38.3% of persons under age 18 live below the poverty level, in the City of Pearson 40.1% of persons under age 18 live below the poverty level, and in the City of Willacoochee 66.5% of persons under age 18 live below the poverty level. 

Atkinson County’s estimated unemployment rate is 7.3%, the City of Pearson’s unemployment rate is 8.7%, and the City of Willacoochee’s unemployment rate is 7.5%. Among adults aged 16 and older, the rate of labor force participation is 59.2% in Atkinson County, 60.6% in the City of Pearson, and 56.6% in the City of Willacoochee.

Data source: U.S. Census Bureau (www.census.gov) 




[bookmark: _Toc433182236][bookmark: _Toc461712064][bookmark: _Toc461716880]4. Consideration of DCA Quality Community Objectives 

DCA Quality Community Objectives and Best Practices:

1. Economic Prosperity
Encourage development or expansion of businesses and industries that are suitable for the community. Factors to consider when determining suitability include job skills required; long-term sustainability; linkages to other economic activities in the region; impact on the resources of the area; or prospects for creating job opportunities that meet the needs of a diverse local workforce.

Best Practices recommended for Atkinson County and the Cities of Pearson, And Willacoochee:

· Research and create a source book to identify technical and financial assistance available for local businesses from regional, state and federal sources and make it available to local businesses.
· Track business needs of existing businesses to help with business retention.
· Tailor training programs to provide workforce skills needed by local businesses.

2. Resource Management
Promote the efficient use of natural resources and identify and protect environmentally sensitive areas of the community. This may be achieved by promoting energy efficiency and renewable energy generation; encouraging green building construction and renovation; utilizing appropriate waste management techniques; fostering water conservation and reuse; or setting environmentally sensitive areas aside as green space or conservation reserves.

Best Practices recommended for Atkinson County and the Cities of Pearson and Willacoochee:
· Create an inventory of environmentally sensitive areas such as groundwater recharge areas, river corridors and wetlands, as a first step to create a local strategy for minimizing negative impacts on water quality and quantity.

3. Efficient Land Use
Maximize the use of existing infrastructure and minimize the costly conversion of undeveloped land at the periphery of the community. This may be achieved by encouraging development or redevelopment of sites closer to the traditional core of the community; designing new development to minimize the amount of land consumed; carefully planning expansion of public infrastructure; or maintaining open space in agricultural, forestry, or conservation uses.

Best Practices recommended for Atkinson County and the Cities of Pearson and Willacoochee:
· Create a historic preservation overlay zone to ensure the preservation of historic properties.
· Create some regulatory tools like a zoning code to encourage owners to maintain property or utilize vacant or unused properties and structures.
· Consider adopting a rehabilitation code in addition to a new construction code to help keep costs down thereby encouraging rehabilitation of properties. 

4. Local Preparedness
Identify and put in place the prerequisites for the type of future the community seeks to achieve. These prerequisites might include infrastructure (roads, water, and sewer) to support or direct new growth; ordinances and regulations to manage growth as desired; leadership and staff capable of responding to opportunities and managing new challenges; or undertaking an all-hazards approach to disaster preparedness and response.




Best Practices recommended for Atkinson County and the Cities of Pearson and Willacoochee:
· Ensure consistency of Atkinson County’s and the Cities of Pearson and Willacoochee’s, ordinances with the adopted comprehensive plan.
· Pursue CDBG grants to implement needed infrastructure projects.
· Continue implementation of a Service Delivery Strategy.

5. Sense of Place
Protect and enhance the community’s unique qualities. This may be achieved by maintaining the
downtown as focal point of the community; fostering compact, walkable, mixed-use development;
protecting and revitalizing historic areas of the community; encouraging new development that is
compatible with the traditional features of the community; or protecting scenic and natural features that are important to defining the community's character.

Best Practices recommended for Atkinson County and the Cities of Pearson and Willacoochee:
· Adopt manufactured home regulations to ensure compatibility of manufactured homes with surrounding single family residences and to regulate appearance, layout and location of manufactured homes. 

6. Regional Cooperation
Cooperate with neighboring jurisdictions to address shared needs. This may be achieved by actively participating in regional organizations; identifying joint projects that will result in greater efficiency and less cost to the taxpayer; or developing collaborative solutions for regional issues such as protection of  shared natural resources, development of the transportation network, or creation of a tourism plan.

Best Practices recommended for Atkinson County and the Cities of Pearson and Willacoochee:
· Meet regularly with SGRC staff to discuss local priorities and projects and explore opportunities for assistance and coordination with regional efforts.

7. Housing Options
Promote an adequate range of safe, affordable, inclusive, and resource efficient housing in the
community. This may be achieved by encouraging development of a variety of housing types, sizes, costs, and densities in each neighborhood; promoting programs to provide housing for residents of all socioeconomic backgrounds, including affordable mortgage finance options; instituting programs to address homelessness issues in the community; or coordinating with local economic development programs to ensure availability of adequate workforce housing in the community.

Best Practices recommended for Atkinson County and the Cities of Pearson, And Willacoochee:
· Consider creating an ordinance to allow cottage zoning to allow very small single family homes to fill the need for affordable housing, utilize vacant properties and keep cost down for construction and so eliminate the need for manufactured homes.
· Provide education on home loan assistance to foster rehabilitation and revitalization.

8. Transportation Options
Address the transportation needs, challenges and opportunities of all community residents. This may be achieved by fostering alternatives to transportation by automobile, including walking, cycling, and transit; employing traffic calming measures throughout the community; requiring adequate connectivity between adjoining developments; or coordinating transportation and land use decision-making within the community.

Best Practices recommended for Atkinson County and the Cities of Pearson, And Willacoochee:
· Create a continuous, well maintained sidewalk network, especially around schools.
· Ensure safe, adequate and well-designed facilities for bicyclists.




9. Educational Opportunities
Make educational and training opportunities readily available to enable all community residents to
improve their job skills, adapt to technological advances, manage their finances, or pursue life ambitions. This can be achieved by expanding and improving local educational institutions or programs; providing access to other institutions in the region; instituting programs to improve local graduation rates; expanding vocational education programs; or coordinating with local economic development programs to ensure an adequately trained and skilled workforce.

Best Practices recommended for Atkinson County and the Cities of Pearson, And Willacoochee:
· Ensure that all schools and libraries have adequate and efficient access to the internet to provide sufficient opportunities for on-line education and certification opportunities.

10. Community Health
Ensure that all community residents, regardless of age, ability, or income, have access to critical goods and services, safe and clean neighborhoods, and good work opportunities. This may be achieved by providing services to support the basic needs of disadvantaged residents, including the disabled; instituting programs to improve public safety; promoting programs that foster better health and fitness; or otherwise providing all residents the opportunity to improve their circumstances in life and to fully participate in the community.

Best Practices recommended for Atkinson County and the Cities of Pearson, And Willacoochee:
· Develop a comprehensive listing of health services and assistance resources for local citizens.
· Coordinate with SWGRC or SGRC to participate in the GDOT 5311 program to provide public transportation to the next available public health facility.



[bookmark: _Toc433182237][bookmark: _Toc461712065][bookmark: _Toc461716881]5. Goals, Issues and Policies

Cultural Resources

Goal 1:	 To encourage the protection and conservation of the rich historic heritage in Atkinson 
County and the Cities of Pearson and Willacoochee.

Courthouse needs additional repairs and is not compliant with the Americans with Disabilities Act (ADA) standards

Policy 1.1:  Encourage appropriate agencies to research funding for courthouse 
renovations

The old vacant high school is structurally sound but needs a new roof; therefore it is underutilized. It is currently owned by the Board of Education but they are not using it and have not been willing to sell it to the County.

· Policy 1.2: Encourage negotiations with the Board of Education for the renovation and purchase of the vacant high school. 
Neither the Cities nor the County have a Historic Preservation Ordinance.


· Policy 1.3:  Encourage the development of a historical preservation ordinance for Atkinson County and the Cities of Pearson and Willacoochee.
The old Malone Hotel is falling into disrepair, and the current owner is not doing anything with it.

	
· Policy 1.4:  Consider identifying sites that could qualify for historical significance.
The American Legion (circa 1942) building is deteriorating and needs repair and maintenance. Currently, there is a hole in the roof. In the past it had been utilized for reunions and school dances.


· Policy 1.5:  Encourage appropriate agencies to research funding options for historic preservation renovations.
There is need to prioritize our historical preservation needs, and think about the functionality of the buildings.


· Policy  1.6:   Promote public involvement opportunities to engage more 
                          citizens in the historical renovation projects.
                     

Natural Resources

Goal 1:	 Establish and maintain conservation and protection of natural areas, where those areas  
would be endangered by development.  These areas include, but are not limited to, floodplains, wetlands, groundwater recharge areas, protected river corridors, and forested hardwood areas, and areas where Georgia and Federally Endangered species and habitat exist.
	      
Most of the boat ramps throughout the community are not improved.  There are a few recreational facilities along the Alapaha and the Satilla Rivers.                    
               
· Policy 1.6: Coordinate the applicable state agencies to develop more recreational facilities along the Alapaha and Satilla Rivers. 

We need check dams on the rivers to provide for recreational opportunities and additional water resources.  Retaining river water will give opportunity to use the rivers all year long.

· Policy 1.7:  Research opportunities to develop and utilize check dams on the Alapaha and Satilla Rivers.
· Policy 1.8:  Continue to promote the development of regulations through coordination with the state to protect wetlands.

Economic Development

Goal 2:	 Create and maintain a long-term sustainable and diverse economic base.

The lack of parking in the downtown of Pearson impedes business development, and the downtown buildings need to be removed.

· Policy 2.1:  Consider developing a downtown parking plan.



The Chamber of Commerce in Pearson is languishing, and does not have a director.  We need to reactivate the Chamber of Commerce and provide for leadership.

· Policy 2.2: Consider recruiting a director for the reactivation of the Pearson Chamber of Commerce.

The Development Authority does not have a director.  We should provide for leadership for the Development Authority.

· Policy 2.3:    Consider developing leadership for the Development Authority.
Need more business downtown.

· Policy 2.4:   Encourage Pearson officials to pursue a Georgia Main Street designation.

The City needs businesses that will draw people into the area, such as antique stores.

· Policy 2.5:   Encourage infill development, especially in the downtown area with special attention to antique stores.

· Policy 2.6:   Support Hispanic business opportunities.  

The City and County websites are not regularly updated.

· Policy 2.7:   Promote and update the Pearson and County websites on a quarterly 
schedule.

We need to keep the sales tax dollars in the county as much as possible.

· Policy 2.8: Establish a committee to identify potential themes for an annual festival   for the City of Pearson.

· Policy 2.9: Coordinate with the United Cherokee Indian group to possibly create  an opportunity for tourism.
Housing

Goal 3: Ensure that all residents within Greater Atkinson County have access to quality and affordable housing.

Need more regulations for mobile homes, so that they will be developed more attractively, but not prohibitions against them.

· Policy 3.1: Consider gathering research on regulations for mobile homes/manufactured homes so that they can function as viable options for affordable housing.

· Policy 3.2: Consider amending mobile home park development regulations in an effort to decrease their negative impacts.
Land Use

Goal 4:	Protect and enhance the value of existing development areas; promote development and redevelopment within urbanized areas; create and enhance stable neighborhoods; maintain accessible open space for future land use opportunities.

The City of Pearson has zoning but the City of Willacoochee nor Atkinson County has zoning in place.

· Policy 4.1: Consider developing a county zoning ordinance.
The City and the County do not have Historic Preservation Ordinances.

· Policy 4.2: Encourage the development of a county historic preservation ordinance.
Community Facilities and Services

Goal 5:	Develop and maintain public services and facilities to accommodate existing development and to encourage future sustainable growth in areas where community facilities and services are provided at adequate capacities.

The county jail is located within the courthouse and is too small.

· Policy 5.1: Consider collecting an inventory of possible sites for a new county jail location.
Each of the cities and the county only has a volunteer fire department and need to lower the ISO numbers.

· Policy 5.2: Seek ways to lower the Insurance Services Office (ISO) rating.

Need more walking trails and check dams throughout the community.

· Policy 5.3:  Identify potential funding sources for the development of recreational facilities.
The community of Axson does not have a parks and recreation department.

· Policy 5.4:  Consider an intergovernmental agreement between the county and the unincorporated communities in effort to extend recreational facility use to the unincorporated cities.

· Policy 5.5:  Continue to enhance the Pearson Recreational Department.

· Policy 5.6:  Promote the utilization of the Civic Center.

Broadband access is too slow and unreliable, often not available, especially outside the City of Quitman boundaries. This presents a significant barrier to attracting new businesses and residents. Windstream refuses to service Atkinson County as all switchgear needs to be replaced and there appear to be an insufficient customer base to support the capital expense.

· Policy 5.7: Encourage carriers to invest in Atkinson County and pursue funding to assist with those projects. 
The County does not provide water or sewer services:

· Policy 5.8: Continue to maintain excess water capacity and promote services to new businesses.
There are no transit services or rail lines within the County (private rail only).

· Policy 5.9: Consider mass transit services for the County.
Intergovernmental Coordination

Goal 6:	Enhance and maintain communication between each jurisdiction and surrounding counties in an effort to better serve the residents of Atkinson County.

Need more intergovernmental coordination with all jurisdictions in order to better obtain grants from state and federal agencies.

· Policy 6.1: Consider having a quarterly intergovernmental meeting between the County and City.

There are several EMA Departments throughout the County that could be consolidated.  Also, Atkinson County and Willacoochee should consolidate their police/sheriff services.



T
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6. Community Work Program

[bookmark: _Toc433182239][bookmark: _Toc461712077][bookmark: _Toc461716883]Report Of Accomplishments: Atkinson County
(5-Year Short-Term Work Program Update 2012) 
· 2012 Work Program was not separated by jurisdiction

	
PROJECTS
	Estimated
Cost / Resp.
	Funding
	FY 12
	FY 13
	FY 14
	FY 15
	FY 16
	FY 17
	Report of Accomplishments

	PLANNING
	
	
	
	

	Update and approve land use controls such as zoning ordinances
	$15,000
County and Cities
	General Fund
	x
	x
	x
	x
	x
	x
	complete

	Protect residential areas from encroaching uses that would harm older residential areas
	staff time
County and Cities
	Varies
	x
	x
	x
	x
	x
	x
	complete

	Update the Zoning Ordinances to be consistent with the current Comprehensive Plan
	$5,000
County and Cities
	General Fund
	x
	x
	x
	x
	x
	x
	complete

	INTERGOVERNMENTAL COORDINATION
	
	
	
	

	Continue to provide regular education opportunities and publications to all citizens
	staff time
County and cities
	General Fund
	x
	x
	x
	x
	x
	x
	Complete

	Consider creating a joint zoning and inspections department
	staff time
County and Cities
	General Fund
	x
	x
	
	
	
	
	Discontinued due to lack of interest

	Continue to encourage Communication between Development Community and Governing Bodies
	staff time
County and Cities
	n/a
	x
	x
	x
	x
	x
	x
	Complete

	HISTORIC RESOURCES
	
	
	
	

	Develop Historic Preservation Districts
	$5,000
County and Cities
	General Fund
	x
	x
	x
	
	
	
	Complete

	Support the Historical Society
	staff time
County and Cities
	Varies
	x
	x
	x
	x
	x
	x
	Complete

	Continue to identify and apply for potential nominations to the National Register

	staff time
County and Cities
	General Fund
	x
	x
	x
	x
	x
	x
	Complete

	Develop, update, publicize and maintain a Historic Resources Inventory in conjunction with Destination Brooks
	$1,000 plus staff time
County and Cities
	Local, UGA, SGRC
	x
	x
	x
	x
	x
	x
	Currently underway, projected completion in 2019


	NATURAL RESOURCES
	
	
	
	

	Provide education on importance of Groundwater Recharge Areas, Wetlands and River Corridors
	staff time
County and Cities
	General Fund
	x
	x
	x
	x
	x
	x
	Complete

	Develop Stormwater Management Program
	n/a
County and Cities
	General Fund
	x
	
	
	
	
	
	Complete

	Develop multi-use trails as conservation options
	$1,500
County and Cities
	General Fund
	x
	x
	x
	
	
	
	Complete

	Continue to consider Scenic By-ways designation and plan development to preserve naturally and culturally sensitive corridors
	$2,000
Counties and Cities
	Brooks County
	x
	x
	
	
	
	
	Complete

	HOUSING
	
	
	
	

	Partner with SGRC to identify substandard homes and map them and maintain the map
	$1,500 plus staff time
County and Cities, SGRC
	General Fund
	x
	x
	x
	x
	x
	x
	Complete

	Develop an implementation plan
	n/a
County and Cities
	General Fund
	x
	
	
	
	
	
	Discontinue due to lack of funds

	Generate strategies to revitalize neighborhoods and update as necessary
	staff time
County and Cities, SGRC
	Varies
	x
	x
	x
	x
	x
	x
	Complete

	Continue to partner with Habitat for Humanity to reduce substandard homes
	staff time
County and Cities
	General Fund
	x
	x
	x
	x
	x
	x
	Complete

	Promote infill development where possible
	staff time
County and Cities
	Varies
	x
	x
	x
	x
	x
	x
	Complete

	ECONOMIC DEVELOPMENT
	
	
	
	

	Continue the support of Chamber of Commerce Programs
	staff time and annual dues
County and Cities
	General Fund
	x
	x
	x
	x
	x
	x
	Complete

	Continue the support of Triple Crown Hometown Program
	staff time and annual dues
Quitman, Morven
	Varies
	x
	x
	x
	x
	x
	x
	Discontinue due to lack of interest

	Continue efforts to create a more skilled and educated work force through the work force ready program
	staff time
County and Cities
	Varies
	x
	x
	x
	x
	x
	x
	Complete





City Of Pearson Report of Accomplishments FY 2015 - 2019

	Activity
	FY
15
	FY16
	FY
17
	FY
18
	FY
19
	Goal
	Responsible Party
	Estimated Cost
	Funding Source
	Report of Accomplishments

	PLANNING
	
	
	
	
	
	
	
	
	
	

	Update the Pearson website on a quarterly schedule
	x
	
	
	
	
	
	City of Pearson
	
	City
	

	Develop a downtown parking plan
	
	
	
	
	
	
	City of Pearson
	
	City
	

	
	
	
	
	
	
	
	
	
	
	

	Economic Development
	
	
	
	
	
	
	
	
	

	Enhance the Industrial Park so that it can attract more industry
	
	
	
	
	
	
	City of Pearson
	
	City
	

	Use abandoned railroad area for more commercial development
	
	
	
	
	
	
	City of Pearson
	
	City
	

	Establish and utilize downtown revitalization program
	
	
	
	
	
	
	City of Pearson
	
	City
	

	

Obtain a Georgia Main Street designation
	
	
	
	
	
	
	
	
	
	

	Recruit a director for the reactivation of the Pearson Chamber of Commerce
	
	
	
	
	
	
	City of Pearson
	
	City
	



	Housing
	
	
	
	
	
	
	
	
	
	

	Develop a program for the rehabilitation of housing in the City of Pearson
	
	
	
	
	
	
	City of Pearson
	
	City
	

	INTERGOVERNMENTAL COORDINATION:
	
	
	
	
	
	
	
	
	
	

	NONE
	
	
	
	
	
	
	
	
	
	

	Community Facilities:
	
	
	
	
	
	
	
	
	

	Update the sidewalk connectivity plan (include in master plan)
	
	
	
	
	
	
	City of Pearson
	
	City
	

	Put waste baskets and lighting in the center of town to make the area more safe and clean
	
	
	
	
	
	
	City of Pearson
	
	City
	

	Enhance crossroads to I-95 and I-75City of Pearson
	
	
	
	
	
	
	City of Pearson
	
	City
	

	Refurbish water tower
	
	
	
	
	
	
	City of Pearson
	
	City
	

	Design and
construct a
new 41 Route
	
	
	
	
	
	
	City of Pearson
	
	City
	

	Hire a 24 hr “floating” police officer
	
	
	
	
	
	
	City of Pearson
	$25,000 annually
	City
	

	Reconstruct the process of collecting recreation funds for youth programs, so that funds are collected on a per child basis
	
	
	
	
	
	
	City of Pearson
	
	City
	

	Develop plans for three new parks
	
	
	
	
	
	
	City of Pearson/Planner
	$1,000
	
	

	Redevelop downtown areas. 1 – Develop Better Hometown Grant; 2 – Plan ornamental streetlight project; 3 – Purchase ornamental garbage cans and benches; 4 – Purchase street flags; 5 – Develop tree-planting project; and 6 – Refinish sidewalks in downtown areaCity of Pearson
	
	
	
	
	
	
	City of Pearson
	$75,000
	City
	

	Design perimeter road around the City of Pearson
	
	
	
	
	
	
	City of Pearson
	$15,000
	City
	



City of Willacoochee Report of Accomplishments 2012-2017

	PROJECT
	ESTIMATED
COST/RESP.
	FUNDING
	FY
12
	FY 13
	FY 14
	FY 15
	FY 16
	FY 17
	REPORT OF
ACCOMPLISHMENTS

	PLANNING
	

	NONE
	
	
	
	
	
	
	
	
	

	INTERGOVERNMENTAL COORDINATION
	
	

	None
	
	
	
	
	
	
	
	
	

	HISTORIC RESOURCES
	
	

	None
	
	
	
	
	
	
	
	
	

	NATURAL RESOURCES
	
	

	Pine Tree Preservation Ordinance
	City/County/SGRC
	
	x       
	
	
	
	
	
	

	HOUSING
	

	Expand existing housing stock for all income levels
	$20,000
City of Willacoochee
	
	x       x
	
	
	
	
	
	

	ECONOMIC DEVELOPMENT
	

	Expand Industrial Park
	City of Willacoochee
	
	x
	x
	
	
	
	
	

	LAND USE
	
	
	
	
	
	
	

	NONE

	
	
	
	
	
	
	
	
	

	COMMUNITY FACILITIES
	
	
	
	
	
	
	

	Develop a city irrigation system to improve landscaping on government property
	$50,000
City/County
	
	x
	x
	x
	
	
	
	

	Buy the old train depot with TEA Grant and make it a community center
	$50,000
City/SGRC
	
	
	
	x
	 x
	
	
	

	Improve Main Street with TEA Grant funding
	$25,000
City/SGRC
	
	         
	x
	x
	
	
	
	

	4 Lane County Road 135 from Douglas to Willacoochee
	City/County
	
	
	x
	x
	x
	
	
	

	Purchase two (2) Patrol cars
	$50,000
City/SGRC
	
	x
	
	
	
	
	
	

	Hire One (1) full time Fireman
	$25,000 Annually
City
	
	x
	
	
	
	
	
	

	Build a low income medical clinic that is served by volunteer doctors
	$75,000
City/County
	
	
	
	
	x
	
	
	

	Provide improvements to local streets, water lines and sewer lines
	$100,000
City
	
	
	x
	x
	
	
	
	

	Develop city-wide CDBG applications for housing rehabilitation and infrastructure improvements
	$500,000
City
	
	x
	
	
	
	
	
	

	Continue to expand beautification efforts around town and at city entrances
	$50,000
City
	
	x
	
	
	
	
	
	




6.  Community Work Program
 
[bookmark: _Toc433182241][bookmark: _Toc461712078][bookmark: _Toc461716884]Atkinson County 5-Year Community Work Program Update 
(2017 - 2021)
	PROJECTS
	ESTIMATED COST
	RESPONSIBLE PARTY
	FUNDING SOURCE
	GOAL
	FY 17
	FY 18
	FY 19
	FY 20
	FY 21

	CULTURAL RESOURCES

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	ECONOMIC DEVELOPMENT
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	HOUSING
	

	
	
	
	
	
	
	
	
	
	

	NATURAL RESOURCES

	
	
	
	
	
	
	
	
	
	

	LAND USE
	


	
	
	
	
	
	
	
	
	
	

	COMMUNITY FACILITIES & SERVICES

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	INTERGOVERNMENTAL COORDINATION

	None listed
	
	
	
	
	
	
	
	
	

	TRANSPORTATION
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	EDUCATION, HEALTHCARE & PUBLIC SAFETY
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	


[bookmark: _Toc433182242][bookmark: _Toc461712079][bookmark: _Toc461716885]
City of Pearson 5-Year Community Work Program Update 
(2017 - 2021)

	PROJECTS
	ESTIMATED COST
	RESPONSIBLE PARTY
	FUNDING SOURCE
	GOAL
	FY 17
	FY 18
	FY 19
	FY 20
	FY 21

	CULTURAL RESOURCES

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	ECONOMIC DEVELOPMENT
	

	
	
	
	
	
	
	
	
	
	

	HOUSING
	

	
	
	
	
	
	
	
	
	
	

	NATURAL RESOURCES

	
	
	
	
	
	
	
	
	
	

	LAND USE
	

	
	
	
	
	
	
	
	
	
	

	COMMUNITY FACILITIES & SERVICES

	
	
	
	
	
	
	
	
	
	

	INTERGOVERNMENTAL COORDINATION

	
	
	
	
	
	
	
	
	
	

	TRANSPORTATION
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	EDUCATION, HEALTHCARE & PUBLIC SAFETY
	
	
	
	
	
	
	
	
	

	none listed
	
	
	
	
	
	
	
	
	





[bookmark: _Toc461712080][bookmark: _Toc461716886]City of Willacoochee 5-Year Community Work Program Update 
(2017 - 2021)

	PROJECTS
	ESTIMATED COST
	RESPONSIBLE PARTY
	FUNDING SOURCE
	GOAL
	FY 17
	FY 18
	FY 19
	FY 20
	FY 21

	CULTURAL RESOURCES

	
	
	
	
	
	
	
	
	
	

	ECONOMIC DEVELOPMENT
	

	
	
	
	
	
	
	
	
	
	

	HOUSING
	

	
	
	
	
	
	
	
	
	
	

	NATURAL RESOURCES

	
	
	
	
	
	
	
	
	
	

	LAND USE
	

	
	
	
	
	
	
	
	
	
	

	COMMUNITY FACILITIES & SERVICES

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	INTERGOVERNMENTAL COORDINATION

	
	
	
	
	
	
	
	
	
	

	TRANSPORTATION
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	EDUCATION, HEALTHCARE & PUBLIC SAFETY
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	





[bookmark: _Toc433182244][bookmark: _Toc461712083][bookmark: _Toc461716889]7. Land Use Element

[bookmark: _Toc461712084]Descriptions of Land Use Categories

[bookmark: _Toc461712085][bookmark: _Toc143493208]Agriculture Area




PICTURES



[bookmark: _Toc461712087]DESCRIPTION:  
[bookmark: _Toc461712088]Lands in open or cultivated state or sparsely settled, including woodlands and farmlands.  

[bookmark: _Toc461712089]DEVELOPMENT STRATEGY:  
[bookmark: _Toc461712090]The rural character should be maintained by regulating new development to protect farmland and open space with large lot sizes.  Roadways should be widened only when absolutely necessary.  Roadway alterations should be carefully designed to minimize visual impact.  These areas should be promoted for passive-use tourism and recreational destinations.

[bookmark: _Toc461712091]PERMITTED ZONINGS:  	
[bookmark: _Toc461712093]Agricultural Use, Planned Development, Rural Residential		

[bookmark: _Toc461712094]PREFERRED LAND USES:  
[bookmark: _Toc461712095]Agriculture and Forestry, parks and recreation, conservation. It is further recommended that a regional trail network be explored in this area that could be connected to a county-wide or regional network.

[bookmark: _Toc461712096]QUALITY COMMUNITY OBJECTIVES:
· Resource Management
· Efficient Land Use
· Local Preparedness
· Sense of Place

[bookmark: _Toc461712097]IMPLEMENTATION MEASURES: 

Conservation Easements: An arrangement where private landowners donate the development rights of their property to a qualified conservation organization or government agency, in exchange for tax savings. This protects the property from development and thereby ensures that it remains as open space or farmland.

Agricultural Buffers: To minimize future potential conflicts between agricultural and non-agricultural land uses and to protect public health, safety, and general welfare, all new non-agricultural development adjacent to designated agricultural land shall be required to provide and agricultural buffer.








Creating a Network of Greenways and Trails

Landscaping and buffer requirements and guidelines:  Require planting areas to mask unattractive land uses or to provide a visual and sound barrier between incompatible adjacent uses, increase aesthetic values, and protect water and quality of rivers and streams. Communities should consider adopting a tree protection ordinance in addition to landscaping and buffer regulations. Inappropriate landscaping can degrade the quality of the natural environment by requiring excess water and pesticides, or by creating unnecessary conflicts with sewers, sidewalks and vehicle access. It is important to promote environmentally sound landscaping, including the use of low-maintenance, drought-resistant and native or non-invasive plants, and to ensure that the right tree is planted in the right place. 

Water Resource Management: Managing and protecting water supply and watersheds; providing safe drinking water and wastewater treatment services.

Storm Water Management:  Mitigating the impact of development on watersheds, aquatic habitat, stream flow and geometry, and water quality.


[bookmark: _Toc461712098]Conservation Area 

 


PICTURES




		

[bookmark: _Toc461712099]DESCRIPTION:  
[bookmark: _Toc461712100]Primarily undeveloped, natural lands with significant natural features including floodplains, wetlands, watersheds, wildlife management areas and other environmentally sensitive areas not suitable for development of any kind.  Scenic views, wetlands, and wildlife management areas can all be categorized as Conservation Areas of Greenspace.  Preserving natural areas in and around localities bolsters local economies, preserves critical environmental areas, improves communities’ quality of life and guides new growth into existing communities.

Atkinson County can boast three springs of a type usually thought to be only in Florida. Of only about six second magnitude springs in Georgia, three are downstream from US 84: Wade or Blue Springs, sadly defunct; McIntyre Spring, large and easily accessible in the right bank emerging from 4610 feet of caverns back under Atkinson County; and Arnold Springs, actually three small springs in the left bank.

Second magnitude springs average 10 to 100 cubic feet per second (cfs) of discharge.  While they are widespread in north Florida, apparently there are only about six in Georgia [1].  Since the county line is on the east bank, all three springs in the Withlacoochee River are in Atkinson County.  (There is only one first magnitude spring (more than 100 cfs) in Georgia, Radium Springs near Albany.)

The biggest is McIntyre Spring, next to the west or right bank, with about 46.42 cfs[1], about river mile 31.46. Cave diver Guy Bryant says he and others have explored it with scuba gear 4610 feet back under Atkinson County. Land access to McIntyre Spring is privately owned and closed, but the spring itself is readily accessible in the river.

Smallest is the cluster of three springs known as Arnold Springs, on the north or left bank, at 30.641185, -83.336079, about river mile 29.06, owned by a family corporation based in Valdosta.

The most famous, Blue or Wade Spring just south of US 84 and the railroad tracks and north of Blue Springs Road, was once a famous resort, with a custom-built railroad. It was actually two springs, one inland at the resort and one in the river, measured in 1937 at 19.9 and 23.21 cfs[1]. The past tense is because according to a reliable source attempts to improve the spring by digging it out destroyed it.  
[bookmark: _Toc461712101]
DEVELOPMENT STRATEGY:  
[bookmark: _Toc461712102]The natural, rural character should be maintained by limiting new development and promoting the use of conservation easements.  Roadways in these areas should be paved and/or widened only when absolutely necessary.  Roadway alterations should be carefully designed to minimize the visual impact.  These areas should be promoted for passive-use tourism and recreational destinations.

[bookmark: _Toc461712103]
PERMITTED ZONINGS:  		
[bookmark: _Toc461712105]Agricultural Use	, Public/Institutional, Conservation		

[bookmark: _Toc461712106]

PREFERRED LAND USES:
[bookmark: _Toc461712107]Passive parks and recreation, conservation, agriculture and forestry. The adoption of a Conservation (Con) Zoning District is recommended.  It is further recommended that a regional trail network be explored in this Area.

[bookmark: _Toc461712108]QUALITY COMMUNITY OBJECTIVES:
1) Sense of Place
2) Resource Management
3) Efficient Land Use

[bookmark: _Toc461712109]IMPLEMENTATION MEASURES: 

Resource Inventory:  Comprehensive mapping of the community’s environmentally sensitive areas in order to create strategies for protection and preservation.

Greenway Corridors: Can be created utilizing public land, privately donated land, and existing river and stream corridors.  While these corridors may begin at a local level, there is tremendous opportunity to create and protect regional greenway corridors.

Farmland Protection:  Keeping productive farmland in agricultural use.

Conservation Easements: An arrangement where private landowners donate the development rights of their property to a qualified conservation organization or government agency, in exchange for tax savings. This permanently protects the property from development and thereby ensures that it remains as open space or farmland.

Creating a Network of Greenways and Trails

Water Resource Management: Managing and protecting water supply and watersheds; providing safe drinking water and wastewater treatment services.

Storm Water Management Ordinance:  Mitigating the impact of development on watersheds, aquatic habitat, stream flow and geometry, and water quality.

Tree Protection:   Language should be incorporated into the Zoning Ordinance for the protection and encouragement of preserving and planting native trees.



[bookmark: _Toc143493218][bookmark: _Toc461712115]
[bookmark: _Toc410911602]Commercial Area 


PICTURES

DESCRIPTION: 
These areas include both older and newer commercial uses and nodes within Atkinson County and the cities of Pearson and Willacoochee.  Pearson and Willacoochee both have commercial areas running parallel to US 82.  Pearson has additional development stretching from US 82 to the Coffee County line.
DEVELOPMENT STRATEGY: 
Encourage and maintain higher-intensity commercial areas that are not compatible with residential areas due to their high automobile orientation, and promote a greater mix of uses (such as retail and services to serve industry employees) to reduce automobile reliance/use on site. 
PERMITTED ZONINGS:
Central Business District, General Business, Public Institutional, Business Retail, Commercial Highway, Planned Development
PREFERRED LAND USES: 
These areas include a wide variety of both established and newer commercial uses.
QUALITY COMMUNITY OBJECTIVES: 
1) Growth Preparedness Objective 
2) Appropriate Business Objective 
3) Environmental Protection Objective 
4) Transportation Alternatives Objective 
5) Infill Development Objective
IMPLEMENTATION MEASURES: 
Allow only Appropriate Zoning Districts which may be, but do not have to be, included in this Character Area.
Develop Policies to describe in detail implementation steps and regulations that should be carried forward into the Unified Land Development Code, as well as policies that provide action steps to implement the Goal, which include but are not limited to: 
Creating more on-street parking:  Identifying and taking advantage of opportunities to add on-street parking in areas where additional parking is most needed. This may include changing parallel parking to angle parking, converting underused medians, loading areas, turn lanes, or traffic lanes for parking, or narrowing wide sidewalks to add parking.

Creative design for higher density: Encouraging the design of higher density developments to blend with the surrounding neighborhood, perhaps by masking the high-density aspects of the development through landscaping or architectural details. For example, multi-family housing can be designed to appear as a single family residence from the street, or heavy landscaping can be used to hide parts of the development. 

Design guidelines:  Evaluates the appropriateness of buildings, properties, and land uses to create an architecturally and physically cohesive area of specified character.




Flexible parking standards:  Revising land development regulations to remove rigid parking requirements that typically result in an oversupply of unnecessary parking spaces. Revisions may include reducing the number of required parking spaces, or allowing shared parking between adjacent facilities.  Flexible parking standards enable developers to be more efficient and innovative in providing parking and reduce the amount of land consumed by parking lots. 

Flexible street design standards:  Revising street design requirements in local development regulations to tailor streets to the scale of the neighborhood and types of traffic they serve. Revisions may include reducing required street widths, requiring bicycle lanes, or adding on-street parking.  Narrower streets slow down traffic, making the surrounding area more pedestrian and bicycle friendly and reduces the amount of land consumed by streets. 

Infill development program: A comprehensive strategy for encouraging infill development in particular areas of the community, while also regulating this development to ensure protection of quality of life in affected neighborhoods. An effective program will include both: a) development incentives, improvements to public facilities and services, and streamlined regulations to encourage infill development; b) guidelines for appropriate design, density and location of new infill projects.

Landscaping and buffer requirements and guidelines:  Require planting areas to mask unattractive land uses or to provide a visual and sound barrier between incompatible adjacent uses, increase aesthetic values, and protect water and quality of rivers and streams. Communities should consider adopting a tree protection ordinance in addition to landscaping and buffer regulations. Inappropriate landscaping can degrade the quality of the natural environment by requiring excess water and pesticides, or by creating unnecessary conflicts with sewers, sidewalks and vehicle access. It is important to promote environmentally sound landscaping, including the use of low-maintenance, drought-resistant and native or non-invasive plants, and to ensure that the right tree is planted in the right place. 

Right-of-way improvements:  Right-of-way improvements are any type of public improvement made in a roadway's "right-of-way," which is the strip of land that includes the road itself and the narrow band of publicly owned property on either side of the road where sidewalks, curbing, and utility lines are typically located.

Sign regulations:  Language should be incorporated into the Zoning Ordinance for the regulation of all exterior signs and the lighting of signs.  Attempt to control the aesthetic impact of signage on the community by restricting the location, size, and appearance of advertising signs.
Site plan review 

Tree protection ordinance:  Require preservation of a significant portion of the trees on a new development site, particularly the larger, more mature specimens. As a supplement to tree protection measures, a community may choose to adopt specimen or “heritage” tree protections, which protect individual trees considered important because of unique characteristics. 

Utility relocation:  Relocating overhead utilities out of view either below ground or at the rear of lots. This is intended to improve the appearance of strip commercial corridors that typically include tangles of overhead power and telephone lines stretching across and along the roadways.
 


Industrial Area


PICTURES



[bookmark: _Toc461712116]DESCRIPTION:  
[bookmark: _Toc461712117]The land in this category is dedicated to manufacturing facilities, processing plants, factories, warehousing and wholesale trade facilities, mining or mineral extraction activities, or similar uses.  Uses may or may not generate excessive noise, particulate matter, vibration, smoke, dust, gas, fumes, odors, radiation, or other nuisance characteristics.  

[bookmark: _Toc461712118]DEVELOPMENT STRATEGY:  
[bookmark: _Toc461712119]Development or, where possible, retrofitting should occur as part of planned industrial parks having adequate water, sewer, storm-water, and transportation infrastructure for all component uses at build-out.  Incorporate landscaping and site design to soften or shield views of buildings and parking lots, loading docks, etc.  Incorporate signage and lighting guidelines to enhance quality of development.  Also incorporate measures to mitigate impacts of external impacts on the adjacent built or natural environments.  

[bookmark: _Toc461712120]PERMITTED ZONINGS:  	
Light Industrial, Heavy Industrial, Wholesale Light Industrial, Planned Development, Commercial Adult

[bookmark: _Toc461712124]QUALITY COMMUNITY OBJECTIVES:
1) Economic Prosperity
2) Resource Management
3) Efficient Land Use
4) Sense of Place
5) Community Health
6) Heritage Preservation 
7) Transportation Corridor

[bookmark: _Toc461712125]IMPLEMENTATION MEASURES: 
Access Control Measures: To ensure neighborhoods and commercial properties are interconnected to allow for greater traffic circulation and increased public safety.  

Design guidelines:  Evaluates the appropriateness of buildings, properties, and land uses to create an architecturally and physically cohesive area of specified character.

Flexible parking standards:  Revising land development regulations to remove rigid parking requirements that typically result in an oversupply of unnecessary parking spaces. Revisions may include reducing the number of required parking spaces, or allowing shared parking between adjacent facilities.  Flexible parking standards enable developers to be more efficient and innovative in providing parking and reduce the amount of land consumed by parking lots. 

Infill Development Program: A comprehensive strategy for encouraging infill development in particular areas of the community, while also regulating this development to ensure protection of quality of life in affected neighborhoods. An effective program will include both: a) development incentives, improvements to public facilities and services, and streamlined regulations to encourage infill development; b) guidelines for appropriate design, density and location of new infill projects.

Landscaping and buffer requirements and guidelines:  Require planting areas to mask unattractive land uses or to provide a visual and sound barrier between incompatible adjacent uses, increase aesthetic values, and protect water and quality of rivers and streams. Communities should consider adopting a tree protection ordinance in addition to landscaping and buffer regulations. Inappropriate landscaping can degrade the quality of the natural environment by requiring excess water and pesticides, or by creating unnecessary conflicts with sewers, sidewalks and vehicle access. It is important to promote environmentally sound landscaping, including the use of low-maintenance, drought-resistant and native or non-invasive plants, and to ensure that the right tree is planted in the right place. 

Sign regulations:  Language should be incorporated into the Zoning Ordinance for the regulation of all exterior signs and the lighting of signs.  Attempt to control the aesthetic impact of signage on the community by restricting the location, size, and appearance of advertising signs.

Streamlined Development Permitting:  Revising the local development review process to make it easier to obtain necessary approvals, particularly for innovative quality growth types of development. Revisions may include removing or combining unnecessary approval steps or publishing a step-by-step guide to the review process.

Reuse of Greyfields: Redevelopment of Greyfields can occur through programs such as the State’s Redevelopment Fund.  This fund gives local governments access to flexible financial assistance to help them implement projects that cannot be undertaken with the usual public sector grant and loan programs. The Redevelopment Fund finances locally initiated public/private partnerships to leverage investments in commercial, downtown and industrial redevelopment and revitalization projects that wouldn't proceed otherwise.

Utility relocation:  Relocating overhead utilities out of view either below ground or at the rear of lots. This is intended to improve the appearance of strip commercial corridors that typically include tangles of overhead power and telephone lines stretching across and along the roadways.


Residential Area

 
PICTURES


Single Family Residence			

DESCRIPTION:  
Areas with predominantly residential character ranging from traditional single family style homes, infill small lots or residential areas and subdivisions.

DEVELOPMENT STRATEGY:  
The focus should be on reinforcing stability by encouraging more home ownership and maintenance or upgrade of existing properties.  Vacant properties in the neighborhood offer an opportunity for infill development of new, architecturally compatible housing.  Strong pedestrian and bicycle connections should also be provided.

PERMITTED ZONINGS:  	
Planned Development, Single Family Residential, Multiple Residential Multi-Family Residential, Residential 1, Residential 22, Residential 22M, Residential 20M????

PREFERRED LAND USES:  

The dominant land use in this area is residential.  A mix of uses, including neighborhood commercial and office would be suitable as well.  It is recommended that all communities identify a central point that can act as a gathering point for the immediate community.

QUALITY COMMUNITY OBJECTIVES:
1) Economic Prosperity
2) Efficient Land Use
3) Resource Management
4) Sense of Place
5) Housing Options

IMPLEMENTATION MEASURES: 
Promote infill housing: develop incentive and rewards programs to utilize abandoned properties and demolish vacant unsuitable housing in favor of construction new homes.

Promote clean up and improved maintenance of existing properties and buildings: consider working with Atkinson County Code Enforcement and the Sheriff/Police to encourage clean up and develop incentive and rewards program to foster voluntary participation.

Creating a Network of continuous sidewalks: this will increase the safety of neighborhoods and provide a more coherent look to the neighborhood.

Historic Preservation Ordinance and Design Guidelines

Sign regulations:  Language should be incorporated into the Zoning Ordinance for the regulation of all exterior signs and the lighting of signs.  Attempt to control the aesthetic impact of signage on the community by restricting the location, size, and appearance of advertising signs.

Tree protection ordinance:  Require preservation of a significant portion of the trees on a new development site, particularly the larger, more mature specimens. As a supplement to tree protection measures, a community may choose to adopt specimen or “heritage” tree protections, which protect individual trees considered important because of unique characteristics. 

[bookmark: _Toc461712204]

Transportation/Communication/Utilities


PICTURES



DESCRIPTION: 
Includes such uses as major transportation routes, public transit stations, power generation plants, railroad facilities, radio towers, telephone switching stations airports port facilities or other similar uses.
[bookmark: _Toc461712243]
DEVELOPMENT STRATEGY:  

[bookmark: _Toc461712245]PERMITTED ZONINGS:   	
All Zoning Districts
						
[bookmark: _Toc461712253]QUALITY COMMUNITY OBJECTIVES:
1) Resource Management
2) Housing Options 
3) Sense of Place 
4) Efficient Land Use
5) Local Preparedness

[bookmark: _Toc461712254]IMPLEMENTATION MEASURES: 



Public/Institutional


PICTURES



DESCRIPTION: 
This category includes certain state, federal or local government uses, and institutional land uses. Government uses include government building complexes, police and fire stations, libraries, prisons, post offices, schools, military installations, etc. Do not include facilities that are publicly owned but would be classified more accurately in another land use category. For example, include publicly owned parks and/or recreational facilities in the park/recreation/conservation category; include landfills in industrial category; and include general office buildings containing government offices in the commercial category.

DEVELOPMENT STRATEGY:  

PERMITTED ZONINGS:   	
All Zoning Districts
						
QUALITY COMMUNITY OBJECTIVES:
1) Resource Management
2) Housing Options 
3) Sense of Place 
4) Efficient Land Use
5) Local Preparedness

IMPLEMENTATION MEASURES: 



























Undeveloped/Vacant


PICTURES



DESCRIPTION: 

DEVELOPMENT STRATEGY:  

PERMITTED ZONINGS:   	
All Zoning Districts
						
QUALITY COMMUNITY OBJECTIVES:
1) Resource Management
2) Housing Options 
3) Sense of Place 
4) Efficient Land Use
5) Local Preparedness

IMPLEMENTATION MEASURES: 

































Mixed Use


PICTURES



DESCRIPTION: 
.

DEVELOPMENT STRATEGY:  

PERMITTED ZONINGS:   	
All Zoning Districts
						
QUALITY COMMUNITY OBJECTIVES:
1) Resource Management
2) Housing Options 
3) Sense of Place 
4) Efficient Land Use
5) Local Preparedness

IMPLEMENTATION MEASURES: 
































8. Economic Development Element
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Existing and
Future Land
Use Maps
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[bookmark: _Toc433182246]Appendix A:
Advertisements and Sign-in Sheets
 
Appendix B: 
Transmittal Letters and Adoption Resolutions 






























Population Percentage Increase

2000-2010	
Atkinson County	Pearson	Willacoochee	0.10067025890392955	0.13878429263044648	-2.8631284916201118E-2	2010-2015	
Atkinson County	Pearson	Willacoochee	7.9283582089552232E-2	6.7548417572035904E-2	0.16031631919482386	



2010-2015 65+ Population Percentage Increase

Percentage Inc	
Atkinson County	Pearson	Willacoochee	0.21058558558558557	0.17733990147783252	0.24852071005917159	


Age Distribution


Under 20	
Atkinson County	Pearson	Willacoochee	0.30299999999999999	0.308	0.31	Ages 20-64	
Atkinson County	Pearson	Willacoochee	0.57799999999999996	0.58499999999999996	0.55900000000000005	65 or older	
Atkinson County	Pearson	Willacoochee	0.11899999999999999	0.107	0.13100000000000001	



Race

White	
Atkinson County	Pearson	Willacoochee	0.60699999999999998	0.50800000000000001	0.54	Black	
Atkinson County	Pearson	Willacoochee	0.17399999999999999	0.20799999999999999	0.29199999999999998	Asian	Atkinson County	Pearson	Willacoochee	7.0000000000000001E-3	1.2E-2	4.0000000000000001E-3	Am Ind	Atkinson County	Pearson	Willacoochee	7.0000000000000001E-3	5.0000000000000001E-3	1.0999999999999999E-2	Some other race	
Atkinson County	Pearson	Willacoochee	0.182	0.245	0.127	2+ races	Atkinson County	Pearson	Willacoochee	2.1999999999999999E-2	2.3E-2	2.7E-2	



Hispanic/Latino (of any race)


Atkinson County	Pearson	Willacoochee	0.24299999999999999	0.38600000000000001	0.23100000000000001	


Educational Attainment


Bachelor's degree or higher	
Atkinson County	Pearson	Willacoochee	8.1000000000000003E-2	6.4000000000000001E-2	9.7000000000000003E-2	Some college, associate's degree	
Atkinson County	Pearson	Willacoochee	0.20799999999999999	0.154	0.20300000000000001	High school graduate (includes equivalency)	
Atkinson County	Pearson	Willacoochee	0.373	0.40799999999999997	0.40899999999999997	Less than high school graduate	
Atkinson County	Pearson	Willacoochee	0.33800000000000002	0.373	0.29199999999999998	



Income


Atkinson County	Pearson	Willacoochee	31712	28677	34459	
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