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10. Land Use Element

Section I. Desired Land Use Patterns

B Introduction

Land, and the uses to which it is put, constitute the base scale on which all other aspects of develop-
ment are founded. Land use and development patterns establish the foundation for the Comprehen-

sive Plan. Consequently, the principal objective of the Land Use Element is to determine the most
suitable and efficient use of the land and the pattern in which these uses will occur.

The integration of existing development patterns, growth trends and the analysis of land develop-
ment capacity (the ability of the land resource to support development) form the basis for preparing
the Future Land Use Plan. This element also determines future patterns of growth, based on com-
munity needs and desires, and presents strategies for land use that strike a balance between effective
and efficient delivery of public services, protection and preservation of valuable natural and historic
resources, and respect for individual property rights. This chapter includes

* A description of current land use parterns and historic patterns of growth;

® [nfluences on Tuture land use;
®  Desirable land use patterns, including quality applications;

*  Future land use descriptions and the development of character areas; and
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*  Development policies that are intended to
guide the establishment of the individual
uses.

The Future Land Use Plan for Douglas County
reflects a cross between a rural and urbanizing
development pattern. The vision of accommo-
dating growth, while at the same time preserv-
ing the existing character and feel of Douglas
County have been fully integrated into land vse
patterns and policies. Douglas County will
strive to maintain this balance while utilizing
character areas and development policies to
fully coordinate infrastructurs patterns and de-
sirable land use patterns.

This Comprehensive Plan integrates the follow-
ing Smart Growth Principles:

®  Mix land uses;

® Create a range of housing opportunities and choices;

*  (Create walkable neighborhoods;

®  Fosler distinctive, attractive communities with a strong sense of place;

® Preserve opens space, farmland, natural beauty and critical environmental areas;
¢  Strengthen and direct development towards existing communities;

¢  Provide a variety of transportation choices;

*  Make development decisions predictable, fair and cost effective: and

* Encourage community and stakeholder collaboration in development decisions.

B Historic Patterns of Growth

Douglas County can trace its early prosper-
ity to its location along the Chattahoochee
River, the establishment of a rail link and
numerous natural resources, such as gold
and the Lithia Spring.  Douglas County's
characler remained more rural and “small
town” than urban. These early growth pat-
terns have continued to influence land use
patterns in modern Douglas County.

Located 17 miles west-southwest of down-
town Atlanta, Douglas County is well
known for its natural beauty consisting of a
typical Piedmont landscape of rolling hills, abundant pine and hardwood forests, and scenic rivers
and streams. The image of Douglas County as expressed through the County's vision is that of a
small town that holds deeply ontoits roots as & rural and scenic area.
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Improved economic conditions and changing land use patterns in the decades since World War I
have reshaped the character of the county's incorporated cities as well as the surrounding
countryside. The opening of Interstate 20 through Douglas County in 1962 influenced a development
boom, as did the railroad in 1882. No longer isolated from the City of Atlanta, Douglas County
became a destination for residential, commercial and industrial development seeking easy access to
work, residences and markets.

The same attractions, easy access, abundant land, rural and “small town” environment and scenic and
natural beauty offer the same attraction as they did 50 years ago, although now they are occuming
within 2 much larger regional context. Douglas County is no longer isolated from the metropolitan
area, but a significant part; and therefore, is the recipient of outside urban growth pressures.

B The Land Use Vision

There were for specific areas that were expressed over and over through meetings with staff, elected
officials, the general public and the Douglas Stakeholders Committee. These issues provided the ba-
sis for initial land use planning within the County, and are paramount in meeting the COmmuIty's
desired vision of the future:

Douglas County will greet the future, while at the same time presery-
ing its small town feel, its safe and rural en vironment, its valued his-
toric and natural resources, and the continued creation of a quality
built environment, while maintaining and developing a reasonable,
balanced tax base.

Opportunities

Opportunities for future development in the County of Douglas include the following:

®  As part of the Atlanta Region, Douglas County has been a magnet for new jobs and residents
over the last few decades. Douglas County's location within the region will continue to ensure
that growth and prosperity will be part of Douglas County’s outlook for the future,

* Continued and sustained growth in the area will maintain a healthy market demand for new de-
velopment—a “buyer's” market in which Douglas can afford to be selective.

¢ Douglas enjoys the amenities of the metropolitan area, while at the same time ¢njoying & “small
town™ feel. Public attitudes about “neighborhood” and “community" have notably shifted in the
Metro area in recent years, with new purchasers looking for more traditional settings in which to
raise their children and to put down more permanent roots.

*  Direct access to the Atlanta Region by 1-20.
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* A proactive comprehensive plan
that identifies suitable areas and
amenities to accommodate pro-
jected growth and development
over the next 20 years.

A challenge that Donglas County, and
all of the metropolitan Atlanta Region
counties will face over the next 20
years is how to accommodate contin-
ued growth in a positive way that
maintains and enhances the quality of
life and economic opportunities of its
citizens. As stated in the Atlanta Re-
gional Commissions “Towards a
More Livable Atlanta Region” ac-
commodating change.... “will require
unprecedented cooperation, coordina-
tion and planning. It will require thoughtful, deliberate decisions about how we use our land and de-
velop our communities.”

The citizens and elected officials feel that this Comprehensive Plan will provide the roadmap to
Douglas County to make the most appropriate decisions for its future.
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Section II. Development Patterns Today

® Overall growth trends

Influence of Existing Land Use Patterns

A survey of existing land use was conducted 1o establish the type, spatial distribution and intensity
of development within the County. A comprehensive survey of existing land use required 4 fisld in-
ventory of each parcel of property within Douglas. Data collected as a result of the survey was clas-
sified by primary use and transferred to a map depicting existing land uses.

Douglas County is primarily a bedroom commumnity
for the metropolitan Atlanta Region. The citizens of
Douglas County, as clearly detailed within their Vi-
sion Statement, see the County's current rural and
small town nature as central to the quality of life they
enjoy. The majority of the developed land uses
within the county (excluding agricultural and public
institutional) is residential, over 90%, and of that to-
tal, over 90% of all housing units within the county
are single-family residences. The cities of Douglas-
ville, Villa Rica and Austell contain a large portion of
the multi-family units within the county as is appropriate within a more urban setting.  Although
master planned developments and village retail areas are planned, unincorporated Douglas County
will continue to be predominately single fami ly residential in nature.

Over the last 10 years, new non-residential development in Douglas has clusterad largely within two
areas, the unincorporated area adjacent to the City of Douglasville and the Western end of the
County along the Thornton Road Area. Arbor Place Mall within the City of Douglasville and the
Chapel Hill Corridor are the center of the County’s retail growth. As residences age and traffic be-
comes heavier, the Highway 5 corridor has seen some transition from residential to small retail es-
tablishments. Careful transportation, land use planning and transitional compatible growth within
these comidors area are extremely important in ensuring the County’s livability in the future,

During the overall review of existing land use s=veral problem land uss patterns emerpged:
*  Extensive single-use districts:

®  Swuip commercial development; and

®  Incompatible districts adjacent to the City of Douglasyille.

Extensive single-use districts

As part of this 10® Year Comprehensive Plan Update, the County also re wrote and combined its
zoning and subdivision regulations into a Unified Development Co™ e

process, many of the County’s numerous zoning districts were me .
workable master plan and open space developments replaced a r .
planned developments allow a percentage of non-residential uses a
The transitional and mixed-use corridor allows a mix of residential
and the workplace and commerce centers allow mixed commercial
tial uses,
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Although residential districts are still primarily single-use districts, the use of character areas within
this plan adds a further dimension of land use flexibility. Non-residential uses have been categorized
into villages, centers and cormridors, including a mixed use corridor to allow even greater land use
flexibility, while protecting and ensuring compatibility with existing single-family residential, as out-
lined within the County’s overall vision. The integration of public and institutional uses is encour-
aged within all character areas.

Strip commercial development

A major concern is the spread of strip commercial along any arterial highway. or “retail creep.” Al-
though the County has experienced a limited amount of this type of development, there is still an op-
portunity to guide expected non-residential growth into appropriate village and corridor settings.
Appropriate transitional land uses, such as reverse frontage residential development will help contain
commercial villages within appropriate nodes.

Areas in decline

Douglas County’s housing stock is relatively well maintained, yet there is a core of lower cost
houses and manufactured homes that exhibit signs of moderate to significant deterioration. Housing
and property conditions may affect property values, internal and external perceptions, health and
safety concerns. Problem areas include deteriorated siding roofing, and paved areas, lack of or insuf-
ficient landscaping, and litter and debris-filled yards. As outlined within the “House Cost Burden®
section of the Housing Element, 18.40% of the homeowners in Douglas County are paying more
than 30% of their income for housing and 33.80% of renters are paying more than 30% of their in-
come. Anather indication of neighborhood stability is the percentage of owner occupied units, espe-
cially within single-family units. Owner occupancy rates have decreased form 1990 to 2000. The
owner to renter ratio within the county is 2,97, substantially higher than the state ratio at 2.08,

Many existing residential nsighborhoods have excellent locations in terms of access to jobs and ser-
vices. Often these neighborhoods have mature trees or close proximity to neighborhood schools.
These assets make our County's existing residential neighborhioods very valuable.

Redevelopment Opportunities

As strip retail centers and strip commercial development districts become obsolete, communities can
explore ways to reuse or reinvent the image of the area as mixed-use developments. Left untouched,
these areas not only represent an enormous loss of potential tax revenue, but they may also signal the
disinvestments and decline of the surrounding community. Recycling these valuable sites helps a
community maximize the value of its resources and capitalize on their advantages: access to a ready
market, working water, sewer and road infrastructure. and transportation networks. Twao such areas
within Douglas County are:

¢ Bankhead Highway Redevelopment Corridor; and
*  Lithia Springs Community Village Redevelopment Center.

Not only is there the opportunity to revitalize the business within these areas, but also the County has
the opportunity to create vibrant, mixed use communities that can become a community focus by en-
suring public investment and integrating complimentary uses into the site. The addition of residen-
tial. civic, retail, office, education, or hotel can facilitate more of a focal point and create a walkable
community.
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Areas of Transitional Land Use

The vast majority of Douglas is so relatively new, and the County was able to apply modern land use
planning concepts to so much of the development before it occurred, that areas of blight and transi-
tional land use are very limited. Where they occur is in the older parts of town.

Transitional land use pressures tend (o be composed of older single-family homes that have come
face to face with incompatible development or other changes to their residential environment. Two
such areas are the homes located along Hwy 5 and Hwy 92. Some of the homes have been redevel-
oped as office and small retail lype uses. Higher traffic volumes and ensuing road improvements
have made the properties undesirable for residentjal purposes, but excellent opportunities for adap-
tive reuse as offices. Spot commercial zoning has been granted along these corridors to sccommo-
date area changes; some conversions have been appropriate, while others have not.. By keeping the
uses low intensity both in use (offices) and density, the traffic capacity and remaining single-family
residential uses can be preserved while offering a reasonable reuse of the properties. Further reuse of

the remaining residences is expected, and eventual assembly and redsvelopment for new office con-
struction is encouraged.

Community Character areas and design guidelines are another essential tool in this process and have
recently been refined and expanded as discussed below. The community character areas foster a dis-
tinct visual identity and “feel” for the area. Locations in transition are categorized as “transitional
corridors.” This special character area provides for conversional uses, while at the same time pro-
tecting residents that choose to remain and adjacent and surrounding established single-family
neighborhoods.

B Incompatible Land Use Relationships

Properties within the unincorporated county have been developed with strong compatibility stan-
dards in the past, and will continue to be developed with appropriate mechanisms, such as transi-
tional and step-down zoning and buffering in the future to ensure compatibility. The main issue of
incompatible land use relationships concems properties that boarder municipal boundaries within the
County. The County and its municipalities, especially the largest, the City of Douglasville, have
worked together in coordinating future land use plans, densities and area designations with each of
their respective plans throughout this process. Although adjacent land uses are much more com-
patible than in the last Compressive Land Use Plans, there are still compatibility issues between the
unincorporated sections of the County and specifically the City of Douglasville. There areas, pri-
marily concerning established single-family communities adjacent to the City, are expected to re-
main unstable areas. As the City of Douglasville continues to increase their non-residential tax base
through annexation, these areas will continue to be under development pressure to rezone commer-
cial. Douglas County feels very strong about pratecting its established single-family communities
and will continue to work with the City of Douglasville to stop any incompatible zoning pressures in
these areas, in addition to discouraging strip corridor commercial especially in the Chapel Hill Corri-
dor,

B Existing Land Use Categories

For planning purposes, land uses are identified under the following categaries and grouped by major
category in accordance with State DCA guidelines. Several categories are further broken down for a
more thorough understanding of development trends and patterns in the County. The following
categories are shown on the Existing Land Use Map.
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AG Rural Agricultural.

The AG Rural Agricultural District is established to protect rural areas of Douglas County in which
agriculture, farm operations, conservation lands and timber stands on parcels of 10 acres or more are
the established land us= pattern, and to provide an environment which encourages residents to con-

tinue to live and practice agricultural operations without adverse impact arising from more dense de-
velopment.

Residential

Single-family residences consisting of individual houses, either attached or detzchad usually on sepa-
rate lots, and often developed in subdivisions. as well as multi-family uses. There are three designa-
tions of single-family dwellings within the County. Multi-family residential contains two or more
dwelling units, and is broken down into duplexes, buildings of 3 to 9 units and apartments.

Residential development played a significant role in Douglas during the decade of the 90's. As the
predominate land use within the County, Single-Family residential is distributed throughout the
county in all areas, except for the Thormnton Road Corridor.

* Large Lot Single Family Detached. This category includes individual homes on lots of three
acres or greater and to promote a suitable environment for rural or “large lot suburban” family
life, agriculture including the raising of livestock and poultry, and the development of natural
resources and other uses requiring extensive areas of land. The homes are often in a “rural” set-
ting, and the properties may include horse barns and riding areas or other types of personal (as
opposed o commercial) agricultural uses. The Dog River Basin and a portion of the Bear

Creek Basin are considered natural resource protection areas and feature this type of develop-
ment.

*  Single-Family Detached covers all other single-family horne sites, many of which are located

within organized subdivisions, and are more “suburban” in character than the Large Lot cate-
gory.

-

* Single-Family Attached includes all forms of attached housing (ie., no dwellings located
above others), such as duplexes and townhouses. Residential developments of this kind include
a provision for useable open space and recreational areas and provide a transition between sin-
gle-family areas and higher density dwellings and/or commercial areas.

*  Multi-Family/Apartments includes all multi-family residential buildings in which some dwell-
ings are located above others, such as garden apartments.

Commercial

Commercial developments predominately occupied by establishments that offer goods or merchan-
dise for sale, or rent, and other commercial uses that do not operate in “'office” settings. Such uses
include stores, shopping centers, hotels, restaurants, gasoline stations, automobile body shops; physi-
cal fitness centers, markets, hotels and building supply centers. These uses may be located as a sin-
gle use in one building or grouped together in a shopping center.

Major commercial concentrations are located along Thomton Road and 1-20, Highway 5, West
Stewart Mill Road Extension, Chapel Hill and Highway 92/Fairburn Road. The City of Douglasville
contains the primary regional commercial areas in addition to the majority of small shopping and
free standing commercial areas. These concentrations contain large and small strip shopping centers
and freestanding single-tenant commercial buildings. Although still primarily residential, the High-
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way 3 comridor has seen increasing conversion of single family residences to retail and service estab-
lishments as traffic has increasad.

The commercial category is broken into 5 categories by intensity levels:

® Neighborhood Commercial includes commercial uses that sell goods and services purchased
frequently and generally in small amounts by the public in an intimate, pedestrian-oriented
scale. Small convenience retail and service establishments, bakeries and fresh food markets,
pharmacies and barber/beauty shops characlerize neighborhood commercial areas.

®  Community Commercial includes commercial uses that sell goods and services purchased fre-
quently by the public in 4 shopping and personal service setting. Grocery stores, drug stores,
and small retail and service establishments characterize community commercial areas. Com-

mercial uses commonly found in neighborhood commercial areas are also found in community
commercizl areas,

® General Commercial includes commarcial uses that benefit from close proximity to each
other. These areas provide for the location of regional and sub-regional centers for retailing and
finance. Its primary purpose is to group their uses {ogether in a compact area designed to ac-
commodate pedestrian movement. General commercial areas are characterized by shopping
centers containing department storss, big box retailers such as Home Depot and PetSmarts, dis-
count clubs and retail and service establishments serving a wide market area. Commercial uses
commonly found in neighborhood and community commercial areas also are found in general
commercial areas.

® Heavy Commereial includes those commercial uses that benefit from direct access to major
strets or are located on major streets and thoroughfares that are classified as major arterial
roads or interstate highways. Such uses commonly which generate loud noises and require large
areas for open storage, or generate substantial motor vehicle traffic.

*  Regional Commercial includes commercial uses that provide amusement for the public and/or
have bright lights and noise.

Offices

This category encompasses uses that are employment based, such as administrative operations and
corporate offices, as well as traditional “office’ uses such as doctor’s offices, insurance and real es-
tate brokers, and businesses that offer their services away from the site.

Office commercial development in the County ranges from major corporate office buildings to small
professional offices. Although a number of the industrial parks contain “headquarter and regional”
offices, these concentrations will be discussed in greater length in the “industrial’ land use category.
Small professional offices within commercial areas are not necessarily broken out on the existing
land use plan map. There are primarily two types of office categories:

*  Low Density Office contains office uses with some semi-commercial uses including very lim-
ited retail sale of goods. Low intensity offices are intended as a transitional zone from commer-
cial use to less intensive uses such as residential uses.

@  High Density Office areas are a more dense office environment allowing mid-rise and high-rise
office buildings and accessory retail uses. High-density offices should be located in or adjacent
to heavy concentrations of commercial or light industrial uses such as major nodes, interchange
areas, or industrial or office parks.
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B Land Use

Industrial

This category is for land dedicated to manufacturing facilities, processing plants, factories, ware-
housing and wholesale trade facilities, mining or mineral extraction activities, or other similar LUSES.
Douglas has a limited range of such uses.

Industrial development is reflected in three types of development: Business center uses, standalone
industrial uses, and intensive industrial uses such as quarries and landfills. There is a mix of both
types within the county. Current indusirial parks include, Douglasville, Interstate West Business
Park, McKay Industrial Park, Odessa Industrial Park, Swestwater Industrial Park and Westfard
Business Park. Industrial corridors that are more intensive rmnufac:uﬁng.-’warehuustngfwhe]esnling
operations are concentrated on Thomton Road and Bankhead Highway. There is also a quarry and
landfill located within the county.

¢  Light Industrial areas including accessibility to major transportation facilities, availability of
adequate utilities and other public services, and availability of large quantities of suitable land.
Uses compatible with light industrial development are to be encouraged insofar as they are in
accordance with comprehensive development plans for the county. This category includes in-
dustrial uses with limited negative impacts such as limited manufacturing, warehousing and
wholesale operations.

®  Restricted Light Industrial are light industrial developments that are characterized by office
and administrative operations in the front and storage space in the rear, usually served with
loading docks, where merchandise is stored for distribution, repair assembly or otherwise han-
dled in transit to the user. The use of campus type business centers is encouraged to promale a
suitable environment for high quality, visually attractive, stable, light industrial, research and
administrative offices.

¢ Heavy Industrial including industrial uses that require accessibility to major transportation fa-
cilities, availability of adeguate utilities and other public services, and availability of sufficient
quantities of land to adequately support such establishments. Heavy industrial uses tend to have
major impacts, such as noise, traffic, odor and maybe utilizing chemicals or process that require
strong separation from other types of uses such as residential or retail development.

Transportation Communication Utilities

This category includes such uses as power generation plants. railroad facilities, transmission towers,
public transit stations, telephone switching stations streets and highways.

Uses classified as “TCU™ are almost exclusively strests and highways. Other uses within this cate-
gory are within the light industrial district category.

Publie Institutional

State, federal or local government uses, and guasi-public institulions. Governmental uses include
City Hall, fire stations, libraries, post offices and public schools (but not parks). Institutional uses
include churches, cemeteries and other private non-profit uses.

Public and institutional uses are typically not concentrated in specific locales. The main government
center for Douglas County is located within the City of Douglasville. The government center offers
the public many services within a public a one-stop shop for government services and contains the
“citizens hall,” the primary location of public governmental meetings and public hearings within the
county. Other public buildings are scatlered throughout the county to serve localized needs, such as
libraries and fire stations. Facilities that are publicly owned, but would be classified more accu-

10-10 Douglas County Comprehensive Plan Public Review Draft, June 2004




Land [izsem

rately in another land use category, are not included in this category. For example, publicly owned
parks and/or recreational fucilities are placed in the Park/Recreation/Conservation category, and gen-
eral office buildings containing government offices are placed in the Offices category.

Parks/Recreation/Conservation

Land dedicated to active or passive recreational uses. These lands may be either publicly or pri-
vately owned and may include playgrounds, public parks, nature preserves, wildlife management ar-
eas, national forests, polf courses, recreation centers, ete.  Stream buffers and the Chattashooches
Cormidor are also included in this category.

Agriculture Forestry

Land being actively farmed, including crop cultivation or livestock operations, or sel aside for com-
mercial timber or pulpwood harvesting as an agricultural pursuit.

There are currently several tracts within the County that have been identified as “agricultural or tim-
bering” within the county, primarily within the southern portion of the county. Small agricultural
sites are also scattered throughout the county. These properties are oflen in a “rural” setting and the
properties may include horse barns and riding areas or other types of personal (as opposed 10 com-
mercial) agricultural uses. These properties are therefore classified Residential, since that is the pri-
mary use of those properties.

Undeveloped

Land not developed or not being used for a specific purpose, and lands where development has been
abandoned or where deteriorated, vacant buildings are located. This category includes woodlands or
pastureland (not in agricultural crop, livestock or commercial imber production), undeveloped por-
tions of residential subdivisions and industrial parks, waler bodies (lakes, rivers, ete.), and locations
of structures that have been vacant for some time.

As is further indicated by the Existing Land Use Map, a small portion of the land within the County
limits is either undeveloped or underdeveloped. The underdeveloped designation is for large tracts
with only one or two residences or where a small portion of the tract is being utilized.

B Existing Land Use Acreages

There are currentdy 104,777.21 acres
within the unincorporaled areas of

Douglas County. Land Use by Acres

The Current Land Use by Acreages Douglas County, GA

shows the amount of land being used

s . Existing Land Use
under the various land use categories T Galeglnnl?y e
in the County. Of the total acres, al-
mast 72 % of the land within the cur- Agricultural 4,362.82
rent county limits is currently devel- Agric |.||tl;..:.e.-x'rimma:;j i @ 1::.113;?_ E.;
. q - 3 o Single Family Residentizl ac frag 167
upt..-:i Wikl r&sadencer: .ﬂf R, Singie Family Residential {5 to 25 ac racts) 16,713.73
schools and other facilities, churches, Singie Family Residential (>25 ac tracts) >'840.96
cemeteries or parks. Of the devel- Townhorise 982
oped acreage, the clear majority is Commercial 1,711.25
Industrial 1.682.21
Tcu 28785
Public / Institutional 2,285.50
ConservaiT 158200
Deuglas County Comprehensive Plan Public Rew’ewﬁrgﬁ jlm.ﬂ 555 33,3@6'&;
Total Acreanas 104.777.27
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residential, and of the residential acreage, the overwhelming majority, is single-family detached
houses. The second largest land use category is undeveloped and vacant parcels at over 31%, Cur-
rently 33,014.68 acres are considered vacant within the county. This figure does not include the
many large parcels that are underdeveloped, and will soon change uses.

The last influence on future development is the availability of land to accommodate future arowth.
The Population Element and Economic Development Elements of this Plan presents the population
and employment forecasts for the County in detail. The relationship to land absorption and popula-
tion and employment growth is presented within the Land Demand Analysis later in this Chapter.

10-12 Douglas Counry Comprehensive Plan Public Review Draft, June 2004




Land Usen

Section III. Influences on Future Land Use

® Environmentally Sensitive Areas

A major goal is (0 protect the natural and sensitive environment of Douglas County and the areas that
contribute to its unique character by ensuring a balance between the natural and the built environ-
ment. Douglas County, and the Atlanta Tegion’s water supply, tree cover, natural habitats, open
space and other environmentally sensitive areas are vital to sustaining our quality of life. Protection
of these natural resources provides
curreni and future economic benefits
to the region.

Douglas has long had strong environ-
mental regulations in place, such as
effective flood plain restrictions, wa-
tershed protection areas and has en-
forced erosion control regulations for
many years. As outlined more fully in
the Natural Resource Element of this
Plan, the WSA in now in charge of
enforcing both stormwater and the soil
erosion and sedimentation control
regulations within the county to en-
sure greater prolection and coordina-
tion. The newly adopted UDC will
further coordinate and help enforce
environmental issues within the
county through a user-friendlier for-

rat.

The Future Land use Map and corresponding character areas were developed with environmental
sensitivity in mind. A walershed overlay district of & 3-acre density has been instituted in Bear
Creek Basin and a portion of the Dog River Basin. The Future Land Use Plan and Map directly ac-
knowledge environmentally sensitive areas through a rural character area designation. Higher infra-
structure investment and planned location for medium density residential areas and non-residential
areas have been identified outside of these sensitive areas. Infrastructure and level of services stan-
dards have purposely been kept lower in sensitive areas,

An aim to create more walkable communities and “village” and “main-street” centers is also highly
encouraged through quality design standards and character areas within this plan. Walkable com-
munities are integral to achieving the goals of smart growth because they enhance mobility, reduce
negative environmental consequences, strengthen economies and SUpport stronger communities
through improved social interactions. Greenspace linkages and required sidewalks within all subdivi-
sions and along all public right of way is a new requirement of the UDC.

The County's newly adopted Unified Development Code (UDC) advances sustainable Greenficld
development. The UDC provides for master planned and apen space subdivision development that
protects the integrity of the land and environment, while creating a guality product. All primary re-
sources whether in a master planned, open space or conventional subdivision within the county must
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be protected with a natural resource conservation easement to ensure their sustainability, Better
growth can occur when governments create incentives for developing better projects.

WSA has evaluated several alternative methods to determine the most environmentally sound means
of ultimate biosolids disposal to ensure pollution prevention. The present method of composting the
biosolids generated at its wastewater treatment facilities serves to minimize pollution while at the
same time proving to be a cost effective ultimate disposal measure. Biosolids are mixed with peanut

shells, converted to compost and then made available to nurseries in bagged and bulk form. The
benefits include:

*  The relationship between the use and return of water to the system is an important element in
the provision of water and the quality of the environment.

*  Stormwaler runoff is also returned to the system. the quality of this runoff affects the quality of
the overall system.

North Georgia Metropolitan Water District Plan anticipates that as density increases sewers will
account for a greater percentape of wastewater treatment.

Given the nature of the water cycle and the relationship between water quality and wastewater
treatment, responsible regional water planning suggests maximizing sanitary sewer connections
and minimizing septic systems.

B TLand Use and Infrastructure Patterns

The continuous residential development without proper land use management throughout the county
during the past twenty years has had a tremendous impact on infrastructure and public services. OF
primary concern is the lack of water and sewerage in many portions of the unincorporated areas of
the county and the subsequent reliance on septic systems. The transportation network is inadequate
both in capacity and condition to support unconstrained growth. Infrastructure system improvements
should be planned to address projected needs, and to be used as a tool to guide land use patterns.
Other community facilities and services that are based more on demand should be funded and
planned in conjunction with projected land use patterns on the Future Land Use Plan Map. Princi-
ples on the Future Land Use Plan Map include:

*  Growth follows major community facilities (iransportation, utilities): so therefore, these facili-
ties are a strong determinant of growth and land use patterns.

*  Demand based services (public safety, parks, schools, libraries), should be planned and financed
in concert with projected growth and land use patterns in order to maintain quality of life.

*  Community facilities shape the form of the community—urban densities and commercial uses
require transportation and public utilities and rural densities can utilize rural street and seplic
systems.

*  Growth and density should be concentrated in areas of the county, which are served by public
water and sewerage systems, or in areas thal are easily accessed by existing systems, and there-
fore leaving the rural unsewered areas in a lower density use.

Public Water and Sewerage

The timing and development of the public water and sewerage infrastructure is a major influence on
land use patterns, In addition, because of limited funding, the strategic placement of this infrastruc-
ture it is essential to achieve land use goals and policies as set out in the Comprehensive Plan. Link-
ing land use and community facilities requires strong planning and coordination. Land use and in-
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frastructure planning can work together 1o maximize the return on investment through policies en-
couraging smart growth, and a strong requirement for planning, such as infrastructure CONCUITency.

¢ Coordinate. plan and construct public facilities to service expecied land use patterns as estab-
lished on the Future Land Use Plan Map.

®  Require infrastructure concurrency during the rezoning and development process utilizing the
criteria as outlined within this plan.

®  Growth should generally be directed towards existing or planned service areas and away from
rural area with expected lower levels of service and dependence on septic systems.

® Infrastructure will be targeted as priorities to areas suitable for commercial and medium density
residential to most efficiently and effectivel v provide these services.

*  Funding sources and water may ultimately constrain the growth in Douglas County.

The Future Land Use Map shows that the County will expand its wastewater treatment to target
commercial, industrial areas and medium density residential areas. The Comprehensive Plan poli-
cies will guide the location of wastewater infrastructure, As well, the intergovernmental agreements
for wastewater per House Bill 489 will be continuad into the future as the County and cities grow.

Transportation

It is imperative that the proposed Comprehensive Transportation Plan (CPT) supports the Compre-
hensive Plan to assure coordination and consistency in population and housing forecasts, natural and
cultural resource protection, economic development policies and land use policy and plans. In some
Cases transportation demand and the lack of adequate systems may very well influence significant
change in land use character and patterns. Likewise, land use changes will dictate needs for expan-
sion of the transportation infrastructure. Preliminary transportation improvements have been tested
against alternative land use scenarios:

®=  Transportation Network;
*  Quality of Life (level of service vs. cost);

*  Evaluate environmental impacts;

*  Support economic development;
*  Anticipate future demand (population, employment and new development); and
*  Evaluate the impacts of current and proposed policies.

Impact and influence of the region on the transportation network

Douglas County is primarily a bedroom community to the metropolitan Atlanta, and also on the edge
of @ major tourist generation for the region (Six Flags). The county is significantly affected by =x-
ternal growth of Paulding County and lack of options to move
traffic across the railroad barrier. This barrier also has caused
negative impact to mobility in northern unincorporated areas
of the county as external growth increases.

Douglasville is the urban core area/activity center in the
county. The impact of the City lessens on the south side of I-
20 excep! in areas of commercial centers around the interstate
interchanges. (Arbor Place Mall, Chapel Hill and Highway 5
Commercial Area). During the Comprehensive Plan Process
the County coordinated extensively with the City of Douglas-
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ville on transportation and land use issues. The proposed CTP will also be Countywide to include
the impacts of Douglasville within the entire county network.

For land use purposes, the impact of commuting patterns into and out of Douglas County has been
analyzed to reflect the influence of these travel patterns. In addition, pass through traffic, especially
from Paulding County has been examined for transportation impacts. The role of Douglas County in

Regional Transportation, GRTA and other initiatives will be fully incorporated into the transporta-
tion network.

Position on I-20 and the number of interchanges

I-20 is both a blessing and a burden for the County. It acts as a barrier to north south mobility in the
county but also serves the county well for access to the rest of the region, The impact of the inter-
state has cerlainly influenced jobs, population growth and the local economy of the county. It is
unlikely that additional interchanges will be approved in the county other than HOV access inter-
changes. Interstate short-trips are a common occurrence within the county and is a function of in-
adequate surface street connectivity for east west movements. The long-range transportation plan
may need to address this issue with some type of CD system along the freeway.

Provide a variety of Transportation Options

Providing people with more choices in housing, shopping, communities and transportation is a key
aim of smart growth. In response to predicted worsening traffic congestion and a diversity of non-
dependent automobile users (especially seniors and children), transportation choices will be a vary
important element of the CTP: the county is coupling
a multimode approach to transportation with suppor-
| [ tive land-use patterns that create a wider range of

transportation options such as concentrated villages
and centers that provide a high level of land use in-
teraction and internal and external linkages. Multi-
modal systems offering options to the Single Occu-
pant Vehicle (SOV) must be incorporated into future
plans. Transit, Transportation Demand Management,
and walkable and pedesirian friendly communities
will become increasingly more important as the
county’s population grows and opportunities and
funds to expand conventional transportation systems
diminish due to air quality issues and related federal,
state and regional mandates.

B Housing

Future housing-type demand will depend on a number of variables from availability and economics,
to the changes in demographics in Douglas County and Douglasville. The demand analysis for the
county (including Douglasville) shows the demand for 92,697 units by 2025, with the predominate
type continuing to be single-family detached units. The forecast indicates that by 2025 the number
of multi-family units in the incorporated areas will be almost double that of the unincorporated area -
at approximately 10,581 multi-family units (inclusive of duplex units) within the incorporated areas,
as compared to 5,517 multi-family units in the unincorporated county. Based on past dew:luprymnl
trends and objectives of the County, it is anticipated that single-family detached units will continue
to be the prevalent form of residential development in the next decade in the unincorporated area.
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A recent trend in residential development in the County has been the master planned development,
where residential uses are combined with amenities and open space. Although an overall general per
acre density applies, natural rescurce protection through clustering of units or subdivision into
smaller lots to allow for preservation of natural resources, open space and provision of amenities
such as swimming pools, nature trails, parkland or passive open space areas, playfields, ponds or
lakes, golf courses and putting greens, and other such activity sites. Development under the master
plan concept is expected to continue in the future, The Zoning Code has been revised to reflect the
use of the master plan concepl as the predominant type of residential subdivision.

Market Forces and Development Policies

The market forces affecting land use development in
Douglas are fully discussed in the Economic Develop-
ment Elemeni. Douglas's Comprehensive Plan policies
are aimed to direct growth that the market generates into
appropriate locations that will strengthen the County's
quality of life as an exceptional place to live, work and do
business. As stated earlier, Douglas will continue to be
impacted by growth pressures from the Atlanta Region,
and will also continue (o hold its own attraction as 4
“small” town in close proximity to big city amenities
without the big city problems. Demographic analysis and the Land Demand Analysis have also

shown that there are clear and unmet needs for retail uses, higher-level employment opportimitics
and “executive” housing,

The Future Land Use Plan Map and its use of Character Arcas were based on these market forces
and various analyses. Appropriate amounts of land for each type of development is clearly defined
on the Future Land Use Plan Map, as is appropriate planned infrastructure and compatibility meas-
ures. The character area concept and design standards will ensure that the County will provide man-
aged and quality growth aver the next 20 years.

Density Policies

Some uses are not considered appropriate for unincorporated Douglas County’s within the Commu-
nities overall vision, such as heavy industry that generates air or water pollution, very high-density
housing and intensive regional commercial development. Environmental regulations and the UDC
will ensure that all industrial development atiracted to Douglas Counly is also environmentally
friendly, as not to infringe upon the overall single-family environment of the Counly. As for very
high-density residential and commercial developments, analysis has shown that the commerce and
urban core of the County, the City of Douglasville, currently contains a much higher density in both
commercial and residential development. This type of density is appropriate within an urban setting
such as the City of Douglasville, but would not be appropriate with the more unincorporated rural
county. As a transitien from higher residential and commercial densities, the county has provided
for appropriate locations for medium density residential and higher intensity commercial locations
on its Future Land Use Plan Map. The Urban Residential, Work Place Center, and Commerce Cen-
ter Character Areas provide a good transition for higher and medium density development.
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Infill Development

The State Department of Community Affairs requires, in their guidelines, an “evaluation of the op-
tions of encouraging infill development in areas where mfrastructure and services are available ver-
sus expanding infrastructure and services into new areas.” For Douglas, these are not mutually ex-
clusive options. As seen on the Future Land Use by Acreage Table, the County is expected to be
substantially built out by the year 2025. Thus, all infill areas where infrastructure is available will

have been developed by that time, as well as new areas to which infrastructure had to be extended or
its capacity expanded.

Character areas have besn developed that promote a more dense residential community adjacent to
the exiting urban core of Douglasville and existing higher density centers. This land use organiza-
tion promotes land use efficiency by utilizing existing infrastructure. To encourage compact and
compatible development within infill areas, this plan encourages creative urban design solutions, and
a mix of residential and non-residential types to accommodate projected growth

To encourage compact and compatible development within infill areas, this plan encourages creative

urban design solutions, and & mix of residential and nonresidential types to accommadate projected
growth.

Regulations influencing development

This Comprehensive Plan and the Unified Development Code have been developed simultancously,
allowing the County to develop appropriate regulations to mplement the County’s Vision, Guiding
Principles and goals and objectives. The Character Area descriptions and design guidelines further
allows the County to accept development that meets the intent of the overall vision. We believe that
by developing the long range plan and UDC together, the County will be able to achieve its goals
and vision both through policy and regulation. Greater detail regarding regulatory influences is dis-
cussed in the Implementation Element.

® OQOutlook For Development

Douglas County can look to the future with optimism, but as in the past should be proactive in guid-
ing development. Douglasville is currently a *bedroom” community, and will continue to carry this
identity into the future, with a twist. Thought of as a “small town within reach of the city” the
community would like to enhance and add to this image in the future. Douglas County citizens are
well aware of their proximity to the Atlanta Region, and the opportunities and growth pressures thar
this proximity brings. The Community does not choose to isolate itself from these opportunities, but
at the same time will be proactive in atlracting the tvpe of growth that it deems desirable in appropri-
ate location. At the same time, the community would liks to strengthen its character as a small town
and its rural heritage image, while at the same time strengthening its amenities, such as Greenspace,
recreational opportunities, retail sales and employment opportunities. The Douglas County Vision
speaks of a more balanced community, a “live. work, play” community with a small town feel. The
community feels that this can be accomplished through proactive land use policy and strategies.

The County performed an intensive land demand analysis to determine the appropriate mix of resi-
dential, retail, and employment opportunities within the County. The Future Land Use Plan Map re-
flects these realities and provides sufficient developable land for each use. Compatibility, appropri-
ate transitional land use and quality standards will allow this to happen

Development oppertunities outweigh constraints by a comfortable margin. However, rapid growth
in neighboring counties and the City of Douglasville may continue to strain the infrastructure and
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present the County with incompatibility issues within the unincorporated areas of Douglas County.
The planned Countywide Comprehensive Transportation Plan and the WSA may help to coordinate
many of thesz future issues,

Future Land Use Available for Development

The last influence on future development to be discussed is the availability of land to accommodate
f_uture growth. The population and economic development elements of this Plan presents the popula-
tion and employment forecasts for the County in detail, and their relationship to land absorption. A

full land demand analysis was completed to order to match projections and land capacity, and as the
basis of the Future Land Use Plan

Map.  As an innovative step, the

County has decided to use “character
areas” instead of general land use Future Land Use
categories. Within  the non-
residential character areas, the mixing Land Use Category Net Acres Square Miles
of uses is a major component pf Ilh_ase Agroutfiral T S5
areas, and therefore although it is im- e -
possible and undesirable (o determine Aural Places 30,834.54 4818
specific uses within each character  |Suburban Living 3552027 5550
area, the following offers predomi- Urban Residential : __%§39-11i.. 13.03
nate land uses within each of the Transiton Garidar — 1 ==
chargeter arcas. In order to ranslate  (Ngobbomoo Vilage Genter 44433 069
these character areas into distinct land Community Village Center 1,151.48 1.80
use categories for this analysis, the Mixed Uss Corridor 215542] = 337
following categories shall be applica- Warkplaca Center 338680 525
ble: Commerce Canter 1,128.18 1.76
Intensive Industrial 1,017.80 1.59
* Residential: Rural places, sub- TCU—Froparty 29874 047
urban living, urban residential: TCU--Roads 5,528.00, 1020
- Public / Institutional _2,525.05| 395
®*  Retail Commercial: Transitional Parks / Recreation | Conservation 15,634.62 24.74
Corridor, Neighborhood Village Vacant--Land 000] 000
Center and Community Village Vecant-Valsr LA =5
Center;
*  Employment (office): Mixed Subtotal-Unincorporated County  112,812.06 176.27
:Jst {i‘“mdar' Workplace Cen- Incarporated Areas 15,380.66 24.03
€T, an

*  Industrial: Commerce Center
and Intensive Industrial.

The Future Land Use by Acreage Ta-
ble shows the number of acres by

TOTAL-ALL COUNTY 128,192.71

200.30

land use category that are expected to be developed by 2025, There is expected to be 1,337.60 acres
vacant; but this land will be within water sources. Tt is expected that Douglas County will be com-
pletely built out by 2025. According to this analysis the County will nesd 74,693.97 acres for resi-
dential development, 2,205.86 for retail development, 5,522.22 for office development, 2,145.99 for
industrial development and 25,186.62 for “other” development (including TCU, Public Institutional
and Parks/Recreation and Conservation). Given the sustained growth projections in the Metro At-
lanta Region over the next twenty years, the growth and development that can be anticipated within
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Douglas County is more a function of its capacity to accept growth and the quality expect than a
paucity of market demand.

Land Capacity to Demand Analysis

The County currently has capacity to accommodate additional residential growth in the years ahead,
embodied by its supply of vacant, developable land. Actual development capacity, based on; the
current zoning; net acres of vacant land available for development; realistic minimum land required
per lot within each zone. and applicable development densities; appears to be adequate, for the most
part, to serve the projected housing needs. Altogether, there are some 37,900 acres in the unincorpo-
rated area that are vacant. 3,900 of which are within the 100-vear flood plain, leaving a net of 34,000
acres. Of these, 31,400 are residentially zoned and 2,600 are zoned in the office. commercial or in-
dustrial districts. As currently zoned, the unincorporated area could accommodate, at most, about
32,400 new housing units and 24.6 million square feet of nonresidential development. Among the
residential zoning districts, the vast majority of new units that could be accommodated (93%) are
zoned for single-family detached use. Among the nonresidential districts, the clear majority (almost
80%) is zoned for industrial development.

The following table and graph compare the “unconstrained” growth forecasts to the maximum
amount of development that could be accommodated under current Zoning patterns.

Overall, projected residential growth is very close to the capacily available, exceeding it by only
4%. Given the approximations in the methodology used in this report, this would represent a com-
plete build out of the residential areas by (or before) 2023 as currently zoned. The same can be said
for the single-family detached category, with demand at 5% over current capacity. There is a clear
but very small lack of land designated for duplexes. while the multi-family zoning districts can ac-
commodate [4% more units than demanded in 2025.

Comparlsen of 2025 Demand 1o Capacity

Growth Capacity and Demand
Unincorporated Area

Capacily Demand

All Residential 32418 33,888
Single-Family 30,130 3603
Twao-Family 28 247
Multi-Family 2261 1,841
All Nonresidentlal 24 520 18,298
Crifica Bic 2.74E
Relaii 4.337 8,204
Indusingt 18437 3,918

Rasidentlel figurss show number of houting units.
Nanrazisantinl In 1,000z of squars f==t of fioar zrea.

On paper, nonresidential zoning, overall, can accommodate a comfortable 26% more development
than the 2025 demand. This “overhead” of excess capacity could easily disappear by 2023, however,
absorbed by developed but vacant sites, excess land bought by companies for future expansion, and
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inefficiencies in land development. The distribution of the vacant land by zoning category, however,
does not match the future demand by land us= type very well. For instance, there would appear to be
far more land zoned for industrial development than needed, at least by 2025, while only about one-
half of the retail commercial demand can be accommodated on commercially zoned land. Land spe-
cifically zoned for office uses is particularly in short supply; although office uses are allowed in the
commercial zoning districts, there is already too little land zoned commercial to accommodate retail
development alone. Together, future demand for office and retail development will amount to almost
11 million square feet of floor ares, while only 5.2 million of that can be accommodated by exisling
office and commercially zoned land. Providing the new office and retail zoning for the additional 5.8
million square feet could involve as many as 623 acres of land.

Industrially zoned land can also be used for cartain professional and administrative office uses, and
limited commercial use, which would absorb some of the excess industrial zoning. While mid-rise
office parks are often found in and around the kind and quality of industrial development that M-1R
requires, industrial zoning is often unattractive to commercial and office development oriented to re-
tail sales and personal services.

Implications for Planning

The demand/capacity analysis has several implications for preparation of the Comprehensive Plan,
including specificaily the Future Land Use Map.

® By 2025, the residential areas of unincorporated Douglas County will be completely built our.

®  Outside of the 3-acre lot watershed protection areas, pressures to bring sanitary sewer to all por-
tions of the unincorporated area will mount. Given the market pressures generating demand, re-
zoning requests to R-2 for subdivisions on sewer will increase accordingly.

®  There appears to be more than adequate land already zoned and available for multi-family de-
velopment. Unless a particular location would be notably advantageous to the county for multi-
family zoning, no additional land zoned for multi-family use is needed.

® There is a small bul unmet market for two-family residential development (duplexes compose
less than 1% of future residential demand). Rather than focus on new R-3 rezonings, the inclu-
sion of duplexes as one type of housing in a mixed-use master planned development could be
encouraged.

®  Upwards of 600 acres of additional office and commercially zoned land is needed to accommo-
date future retail and service uses, both of which will be attractad to the county by its population
growth and resulting increase in disposable income.

®  While the county contains many more acres of industrial land than 2025 forecasts would absorb,
retaining an excess of land for development beyond 2025 would not be inappropriate. While
some vacant industrially zoned land may not be well located for non-industrial uses, some
should be considered for commercial and/or higher density/smaller lot residential development
(particularly in a planned development setting).

L]
=]
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Section IV. Desireable Land Use Patterns

® Urban Design

Overview

Urban design refers to the dynamic relationship of land uses and how they are connected within the
built environment. More specifically, urban design strategies determine the configuration of build-
ings, massing and density, the appearance and character of places, open spaces, parks and plazas,
transportation networks (pedestrian and automotive), as well as the relationships among land uses
and the linkages within the community as a whole. Ultimately, urban design is about crealing a
sense of place that achieves the community’s desired vision.

At the scale of "the village or center,” urban design elements such as lighting, signage, landscaping,
street furniture and architectural guidelines, create the visual character and identity of a place, mak-
ing it recognizable and distinct from other areas. When applied within a comprehensive system of
connected streets, sidewalks, greenways, and open space, urban design has the power to transform
intersections into walkable districts, and subdivisions into neighborhoods.

At the scale of "the county.” urban design focuses on the linkages between communities and their
relationships to one another. Thus, at the level of a comprehensive plan, urban design strategies
focus less on the visual appearance of buildings and streets and more on the organization of
neighborhoods, commercial areas and open spaces and their connectivity to one another within a
larger framework.

Architectural Themes

A carefully developed set of design guidelines can be an ideal tool for bringing visnal and spatial
unity to an existing or developing area. Design guidelines should respond both to the conditions of
the built environment and to the expressed goals of the community, In areas featuring a well-defined
concentration of mostly historic structures, design guidelines can focus on restoring the buildings (o
a dominant or common period of their past. In new communities, or in communities whose historic
character is not a priority. design guidelines can foster 2 particular atmosphere or image by creating
an entirely new look. Communities that have adopted this rather extrems approach, such as Helen,
Georgia, often feature an architectural style that has no historic precedent but creates visual unity.
The building stock of many communities—including Douglas—falls somewhers in the middle.
combining traditional storefronts and residences with later construction which may differ considera-
bly in terms of form and function. These conditions present a challenge to the development of com-
prehensive design guidelines, but the task is not an impossible one.

Douglas is typical of communities that possess & diminished stock of historic structures, but have ex-
pressed a desire to project an image that respects the community’s overall desire to preserve its small
town feel. Situations vary, but a common approzach is to research, identify, and restore the area’s
remaining landmarks to their original appearance or to their appearance during a unifying, influential
period. The materials, proportions, and character-defining details of this influential period then be-
come the basis for design standards for the area as a whole. New construction is then executed in
forms and materials that are compatible with an overzll theme in order to create a visually unified
area “signature.”
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Comprehensive Plan Context

There are a variety of ways to achieve the County's vision for the future. From an urban design
standpoint, the key is to avoid dispersed development projects that are unrelated to one another and
exist in isolation at random locations. Instead, by focusing appropriate development within distinct
character areas, corridors and centers and arranging these areas within a comprehensive circulation
system that incorporates multiple modes of transportation, the County will achieve a sustainable da-
velopment pattern that will carry them through to the year 2020.

As a first step in creating an appropriate development atmosphere, the County has developed “Com-
munity Character Areas.” In the context of the Comprehensive Plan, urban design through distinct
character areas describes a classification of development patterns, their distinct differences and their
relationship to one another as the County continues to grow over the next 20-years.

B Quality of New Development

All new public buildings, institutional buildings, residential and non-residential private develop-
ments should be characterized by high-quality architectural design and construction and should re-
flect Douglas County’s unigue community image and character. These types of improvements help
us create an identity or sense of place for the business community and will ultimately set Douglas
County apart from other communities and provide our residents and businesses a reason for investing
in Douglas County.

Residential Development

The Comprehensive Plan anticipates that Douglas
County will continue to be primarily a single-family
low-density residential community, and that its
neighborhoods and subdivisions be enhanced as impor-
tant community assets. To address diversity and special
housing needs within the county, transitional areas have
been designated to accommodate and Incorporate me-
dium density and mixed housing types. New residential
development should reflect the overall quality and char-
acter of the Douglas County community vision, and
compatibility as an integral part of the surrounding
neighborhoods and character areas.

Considerations in evaluating new residential develop-
ment should include:

*  Compatibility with adjacent and nearby uses:

®  The availability of public services and facilities;

*  The character of the landscape;
*®  The continuity of local roads, walkways, pathways and opens spaces; and

®  Protection from traffic and other undesirable im-
pacts.

The County’s newly adopted Unified Development
Code outlines several quality enhancements for new
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residential construction, such as the developments of open space, recreational amenities and side-
walks in every subdivision over 23 units, landscaping requirements and a minimum house size. The
UDC also encourages master planned and open spaced subdivisions whenever possible. These de-
velopments would utilize innovative techniques such as traditional neighborhood design, human
scale development and pedestrian linkages. All quality objectives within the plan aim to create a
“sense of place™ within communities.

The following additional enhancements that would further the development of communities should
be added whenever possible:

* Internal multi-use trail system should be incorporated into the design of large residential devel-
opments to increase bicyele and pedestrian accessibility to schools, public faculties, employ-

ment and shopping areas and parks and open spaces, and connected where possible to the
Countly’s Planned Trail System.

¢ Site planning within new residential development should include the use of effective and attrac-

tive buffers to protect residential areas from adjacent arterial roadways and non-residential de-
velopments.

An "anti-monotony” code should he considered for major subdivisions to promote diversity
among housing products, densities and site development characteristics.

The designation of land for residential uses recognizes the need to provide land for support services
to the individuals living in the area. Uses such as schools, parks and churches are compatible with
the residential designations. However, in introducing such additional related uses into these residen-
tial environments, it is intended that they be designed. located and maintained with full and complete
regard for the surrounding residential environment. Tn addition, to ensure that guality is an integral
component in residential development, infrastructure should be adequate to support residents’ needs.

Non-Residential Development

The Comprehensive Plan promotes high quality commercial and business development with Douglas
County during the next 20 years emphasizing non-residential in order to enhance the County’s tax
base, create new jobs, and provide convenient shopping opportunities for local residents. Commer-
cial and other non-residential uses have been separated into several character areas according to in-
tensity, locational requirements and land use compatibility.

By establishing these guidelines the County propeses to encourage several important public and pri-
vate objectives:

* Improve the quality of physical alterations to commercial corridors and village centers.

®*  Enhance the quality of the pedestrian experience along a commercial corridor and within a vil-
lage by providing a pleasant shopping experience for business patrons.

*  Enhance economic investment for business and property owners,
*  Protect, preserve or create neighborhood communities and architectural character.
* Promote community awareness of the physical environment.

*  Encourage flexible and individual creativity rather than anonymous uniformity.
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Commercial corridors often lack a sense of
organizational structure, and this confusion
reflects poorly on the community. Retail
and service establishments should be de-
signed 1o resemble town squares of varying
intensities. The *Main Street” concepts in-
corporating internal circulation patterns for
both automobiles and people surrounding
public spaces such as small pocket parks,
squares, and plazas should be encour-
aged. “Main Streets” are envisioned as
a collection of retail shops, specialty
shops and private offices along tree-
lined sidewalks that promote and a
sense of identify. Villages should be-
come cenlers for community interac-
tion where you would “usually run into
someone you know, or the friends of
someone you know while hanging
around there.” Commercial strip de-
velopment is discouraged in all areas of
the county.

Workplace and Commerce Centers
should be developed as self-sustainable
town cenlers that provide muli-
services to its residents and employees.
A sense of entry or arrive should be
created al primary entryways into the development. Building placement, landscaping, gates, entry
monuments, specialty lighting and other design elements can be used to create this design efiect.
These are large-scaled employment generators that should be designed to create pleasant work and
play environments with an integrated design and circulation plan.

® Design Guidelines

The guidelines presented in this section are intended to enhance the value of public and private
properties by promoting a distinctive architectural design quality and to help ensure that new
buildings blend in with the natural character of the landscape, the semi-rural character of Douglas
County, and the overall intent of the designated character areas.

Site Design

Site design of commercial development is one of the most critical aspects of a successful project.
Development proposals will be reviewad with respect to their response to physical characteristics of
the site and to the contextual influences of the surrounding area. Both the physical site characteris-
tics and contextuzl influences should be considered early and throughout design development:

¢  Environmental—existing vegetation, topographic features, minimally undisturbed natural areas,
and drainage.

*  Visual—view sheds, view corridors and primary views from on-site and off-site.
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®  The patterns, character and scale of existing and planned development in the immediate area.

¢ Potenlial connections and other relationships with adjoining development—i.e., pedestrian ac-
cess points, shared driveways, off street vehicular connections, open space systems and land-
scape buffers and service corridors.

*  Perimeter open spaces and buffer zones to provide for a smooth transition to lower intensity
U525,

®  All building frontages and sides of buildings oriented
to the street or other public areas should incorporate
a combination of arcades, pedestrian level display
windows, storefronts, and entrances.

® Linear “strip” development must incorporate varia-
tion in building height, building mass. roof pitch. and
changes in wall planes in order t mitigate the linear
effect of a development. Particular attention should
be made to building design when the building is ad-
Jjacent to residential property or within any public
view.

Materials

*  Materials such as brick, stone, glass and clapboard should be encouraged as the dominant exte-
rior cladding. Thess materials should be used on all four sides of new public and non-
residential buildings.

® Concrete block, sheet metal and stucco may be considered as accent features: however, these
should not be used as predominate building materials.

¢  Earthtones in red, buff. cream, while, and gray color ranges should be encouraged on the exteri-
ors of new buildings.

* A single building or development or multiple buildings within a development must maintain a
consistent style/architectural theme. Architectural design, building materials. colors; forms,
roof style and detailing should all work together 1o express a harmonious and consistent dosing.
This includes all “pads™ within retail development as well as gasoline pump canopies or other
accessory slructures,

®  Accessory buildings or structures, which are not com-
patible and consistent with the materials and design of
the main building. are discourapged.

Public Spaces

®  Development of a project of greater than 5 acres should
include a publicly accessible outdoor space, such as a
pedestrian plaza, pavilion or courtyard. A water fea-
ture, fountain, sculpture, or other art features may be
considered in lieu of a larger outdoor space. Amenities
such as specialty paving, specialty lighting and strest
furniture are required throughout the development.

Infrastructure

®  All developments should provide safe and pleasant ve-
hicle and pedestrian circulation patterns. The County
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requires sidewalks along all rights of way to encourage interconnectivity between land uses.

®  Shared driveways, internal vehicular circulation system linking properties and linkages of inte-
rior pedestrian systems to adjoining sites are encouraged.

®  Trees can define the character of a roadway corridor and unify the diverse elements that make

up the corridor’s visual experience. Trees and natural vegetation should be used extensively
throughout the development.

®  Ensure that at least some part of the development of a site contributes to the liveliness of the
streat.

® Buildings placed along sidewalks shall have windows and doors facing the street, and should
incorporate other architectural features.

Parking

® Parking should not only be provided between
buildings and the strest. In shopping centers,
buildings shall be placed along the sidewalk so
that at least 13% of the building has “street”
presence.

¢  While off-street parking is essential for all but the
smallest commercial projects, screening and
buffering techniques can be used 1o effectively
hide such areas and soften the visual effects asso-
ciated with vast wastelands of asphalt.

* By delineating the edge of a project, landscaping actually serve to increase a projects visibility
and hence its viability in the competitive setting of the corridor.

* Commercial developments are encouraged not (o exceed parking requirements within the UDC
and to seek opportunities and incorporate features intended too reduce the dependence on the
automobile (i.e. enhanced accessibility to transit and pedestrian connectivity).
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Section V. Future Land Use

B Development Patterns

As stated in The Vision for Douglas County. the County'’s vision for the future is based on a pattern
of continued growth focused on identified development nodes, corridors and character areas that dis-
courage urban sprawl, inefficient use of infrastructure. and land use incompatibility, while maintain-
ing and creating viable residential areas. It is the County’s intent through their community character

areas (o address the overall vision of Douglas County as a vibrant live, work and play center on the
outskirts of the metro-Atlanta area, while maintainin g the County’s small town feal,

These "Community Character Areas" are intended to ensure compatible and unified development

within specified areas of the county. The Future Land Use Map is broken into the following Com-
munity Character Areas:

®*  Rural Places

®  Suburban Living

& Tirban Residential

®  Transitional Corridor

®  Neighborhood Village Center
*  Community Village Center

*  Mixed Use Corridor

*  Workplace Center

* Commerce Commidor

& [Intensive Industrial

As described in the next section, these

Community Character Areas define the overall land use characteristics in generalized areas of the
County, such as density, land use, economic development, natural and historic resources and types of
community facilities. In addition, as outlined on the land use table, each character area identifies as-
sociated zoning districts for each character area. Character area designations and characteristics are
designed to guide zoning decisions.

The outlined "Quality of Development Guidelines™ and “Character Area Standards™ should be used
by Douglas County staff, the Planning Commission, the Board of Commissioners. and other boards
in reviewing specific proposals for new development and major renovation proposals. Architects,
property owners, and devejopers should also use the guidelines as a reference as they prepare plans
for projects for the Douglas community. These guidelines cannot predict the unique potential and/or
constraints for each project. Thus, the following guidelines are intended to establish a general direc-
tion and a base level of development quality and compatibility with surrpunding areas.

It is recommended that Douglas County adopt a two-stsp growth management strategy that begins
with the effort to define the character of a place (Community Character Areas) and ends with estab-
lishing the regulatory measures (such as adopted design guidelines by area, zoning districts or over-
lays) required to protect that character.
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In order to get to step 2 the County should engage in developing urban design plans for individual
nodes and corridors within the county. Typically, a natural outcome of an urban design plan is the
recommendation to formulate design guidelines and implement regulatory controls to speak to spe-
cific development characteristics such as site planning, massing, scale, and density. This can be
achieved several ways, one of which is to add the requirement for a concept plan for all applications
during the rezoning process. Another method is the use of zoning overlay districts that supplement
current zoning provisions and safeguard the designated area from development patterns thit perpetu-
ate sprawl. By implementing this type of control measure, Douglas County can continue to support
Community Character Areas and Development Patterns

This Plan provides pro-growth policies while remuining confident about maintaining its desired
character and pride of place. At a later time the County might consider an Architectural Review
Commitiee to review, monitor and work with developers, architects and builders in implementing the
guidelines,

It is initially recommended that the following areas be studied for detailed design standards and
plans:

®  Bankhead Highway Redevelopment Corridor
®  Lithia Springs Community Village Redevelopment Center
®  The Post Road Community Village

® Future Land Use Plan Categories

The intent of the Land Use Element is to identify the most desirable pattern of land use in Douglas.
This pattern is represented on the Future Land Use Plan map, which indicates areas appropriate to
the various land use categories. These use categaries are defined in this Section. The plan map is a
representation of the Comprehensive Plan’s goals and polices and, to a great extent, reflects current
development patterns and trends, as well as current zoning approvals. The map designations indicate
the predominant type of land use in the general areas identified. Guiding concepts for future land
use in Douglas include:

¢  Ensure that future land use and development decisions are consistent with long range planning
goals and policies and that such decisions promote social and economic well-being.

® Implement a land use plan that articulates a physical policy for a compact urban area and as-
sures the availability of infrastructure concurrent with development that achieves the desires of
the community’s vision;

®  Encourage and promote clean, high tech industrial development that strengthens the economic
base of the community and minimizes air and water pollution.

* Promote development that is pedestrian-oriented, community centered and minimizes vehicular
trips.
Future Land Use Plan Map

The Future Land Use map is a representation of the plan's goals and policies and indicates where
various Lypes of land uses are permitted. The plan map designations indicate predominant types of
land uses, which are described below.

The Future Land Use Plan map was developed to illustrate the most desirable pattern of land use in
Douglas. The Future Land Use Plan map was developed taking into consideration the land use pat-
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terns illustrated on the County’s Existing Land Use Plan Map, the Current Zoning Map, approved
PUDs and other developments, topographic characteristics, natural resource sensitivity, the availabil-
ity of infrastructure, and needs demonstrated by residential and employment forecasts. The needs and

goals for each of the other chapters within the Comprehensive Plan were also used in development of
the Future Land Use Plan map.

Interpretation

The plan is developed with the concept that the Future Land Use Plan map and the text are to be used
as an integrated whole, with the map being a graphic representation of the text.

Interpretation of the Future Land Use Plan map is & process, which rests on the goals and policies
expressed in the text. The land use designations on the map, both in terms of overall definition and
intensity of land use types. require that policies and intent statements regulaling the development and
location of each land use type be evaluated and applied in the process of plan implementation.

Plan implementation is carried out through the application of regulations such as the Unified Devel-
opment Code and through projects and programs outlined in the STWP. The Board of Commission-
ers administers it with input from the Planning Commission and planning staff. The procedure, once
the plan is adopted, will involve checks for plan and ordinance consistency as part of the review for
issuance of subdivision approvals and development and building permits.

If a specific land use or development project is proposed for an area but is not consistent with the
designated use or density on the Future Land Use Plan map, it cannot be approved. The initial con-
tact for plan interpretation begins with the Douglas Development Services Development. It is at this
point that the proposal is evaluated for its conformity and compliance with the Comprehensive Plan
and functional plans. In the event a use or development proposal is inconsistent with the Future Land
Use Plan map or Comprehensive Plan policies, an applicant may file for a Comprehensive Plan
Amendment in accordance with the amendment procedures contained in the UDC.

Future Land Use Categories

The following Table presents the land use categories, “Character Areas,” as shown on the Future
Land Use Plan map, and indicates those zoning districts that are most commonly compatible with the
use designation. In addition, designations are shown as most commonly used in a Master Planned
Development project. Specific requirements of the Unified Development Code, master plan site plan
approval and other conditions control in all cases.

Future Land Use Categories

Master Planned
Character Description of Character and Pre- Community Zoning Developments
Area dominate Land Uses Facilities Districts (MPDs)

Residential Character Areas

. Rural Places Outlying rural areas with active farming and scantered | Typically lncks pub- | AG, RA, Single-family, eques-

single-family housing oa large lots. Preservation of bic water and seweris | Desiznated trian oriented and open
sensitive natnrzl resourees. Commercial Aclivity not planned. Yery Dog River space and master
Centers within this area will be designared as Cross- lowe level of services Basin Arez, planned developments.

rrande Villnme Mantrer Mamessareaal ol el lifs b Tt and Rass el inmfanratacd s
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should caly be developed oy desipuated o the
| FLUPM and within master planned developments.

| A Coontry Crossroads i a small, reswricted commer-
cial node Jocsted at existing - “crossroads™ within the
rurzl places characler area.  Due 1o the sensitive
residential orientation of the aren, existing crossroads
and Bmited futurs crossroads development will oot be
shown oo the FLU magp.

Country
Crossronds®

density nature of the i Creek Over-

arga.

Loezted with the
Rural Places Charae-
ter Area, Uss of
existing commercial
drens.

by, Country
Crossroads =

C-N, OI-L
kax 3,000

mercial (see “cross-
Toads™) as desipnated.

M

Suburlum Living | Areas located outside identified censers that are ex-

Public water awail- | RLD, R- Single-family and du-
| periencing = high volume of residential growih, pr- able, pablic sewerape | MD. plex, MPD with lirmited
manly singhe-family houses. “All nos-residential svailable or planned; institutional uses &
| development will be within designated corridors or local public facilities neighborhiood comme:-
measter planned developments, Commercial Activity citl Limited Commomm-
| Centers will be designated as or NVCs. nity Commercial with 2
tpecial yse permit
Urban Ustanized and growth ariented wrees cxperiencing Public water & R-LD, R- MPD featuring mined
Residential growill pressures and podential comparibility issues, sewer, regicmal pub- MDD, R-D, housing uses, neighbor-
This character area 15 1 transition from potential lic lacilities, R-TC, R- hoed commercizl,
comemercizl and high-density pressore from Erowing ME, R-MH Commitnily Commer-
activity centers. Various (ypes of residential dwell- cial with = special use
ings, mized-use dévelopments and transitional corm- permit.
dors. Commercigl activity cenlers would inclode
NYC, CVC, and Transitional Cormidars.
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Future Land Use Categories

| Master Planned
Description of Character and Pre- Community Zoning Developments
dominate Land Uses Facilities Districts (MPDs)
Transitional This corridor i designed to allow for transition from Linier transitional OLL, C-N, Due to the linear aature
Corridor residential uses to compatible non-residential uses areas along major C-C (lim- of thiz comidar, and the
along mojor arterials or aleng readways whers major transportition corm- ited) potential abutment to
transpeitation fmprovements are planned. Thiscomi- | dom single-family residential
dor is restrictive in order to allow a smooth transition reighborhoods, master
10 surrounding residentiol. Size, parking and appear- planned developments
ance statdards spply 6o this district, are not typically appro-
priate
Neighborhood Located at key crossroad intersections: Smafl-scaled Pablic water & sewer | CO-N,; OI-L Mixed-use MPD Bn-
Village Center neighborhood commercial with access and stze re- may he availabls. couraged, “Main |
| ‘strictions Good tmpsportation Sireat” style mixed use
| ACCEEE. | - encouraged.
Commumity | ‘Higher intensity of commercial activity intended to Public woter & sewer | OLL, C-N. Mized-us= MPD En-
Village Center serve more than toe neighborhood. uses such as re- may be available. C-C.CG coummged. “Main
tail, office and services Arigsial access. (limited} Street” stvle mized ose
Regional public encomraged.
facilities |
Mixed Use Designed a3 a redevelopment comidor for existing Public water & sewer | QL (=M, Mized pie and master
Corridor commercialflight industrial corddors, or new emerg- may be availabfe. C-C, C-G, planned developments
ing comridors. Lizht industrial and heavy highway Artrrial access, Po- C-H* LL* ure highly encooraged
commeroial uses arz allowed ooly within the Banlk- tential mil cormdor LLE, BMD, within this districL
hewd Highway Redevelopment Area. eccess,  Regional RTC Additional design and
public facilities sitz restrictions apply.
| Workplace Intensive commercizl retail and services; office and Puhlic water & sewer | Ol-L, 014, | Tirban desizn charncter-
| Centers high tech development along major highway comidors | available or planned | C-C, C-G, istics and unity are
| that are considéred major employment generators in the near future, C-R.LIR, major characteristics
| with an emphasis on Bndicaping ond aesthetics. Arnerial access: Rail RMD, RTC within planned devel-
| [ntegrated office parks are highly encouraged, Fesi- Arcess, Regional opments.
| dential developments ar= also encournged 10 be inte- public facilities
' prated into the overall desien.
| Commeree IndustrialfOffice Park davelopment, employment Pubhc water & Ol-L, OI-H. Mixed commercial and
Cemter generitors and interstate-oriented commercial devel- seaer. Majof trans- C-C -G, industrial uses are the
| opment. poration Access. C-H, C-R; preierred method of
LL LI-R development.
| Intensive Large scaled and high intensity asers that have poten- | Major trensporiation 21] Usually st2nd zlone use,
| Induestrial tial negative impacts on residential ases. ACCESE, bt could be incorpo-
| rated within an indus-
trinl park.
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B Residential Character Areas

Rural Places

Much of Douglas County's identity is tied to its rural and small town
heritage. Although large-scale farms are not a major use within the
county, many smaller homestead and “estate farms” still exist. In ad-

dition, areas of sensitive natural resources require additional protec- Transition
tion. The inteat of the Rural Places Character Area is to pravide a from Rural to
residential-agricultural community, which benefits from its scenic ru- Residential

ral landscape with much of its identit y based on its agrarian past while
accommodating residential growth and very limited “Country Cross-
roads” type commercial. A Country Crossroad is a small commercial
ared that provides very limited services to the adjacent population at
existing crossroads locations. This character area encompasses outly-

ing areas of the county where public water may or may not be available; but sewer is not available or
planned.

*  Toretain and conserve the rural character in the area;

*  To protect sensitive natural resources areas:

* To encourage and accommodate the further devel-
opment of estates and mini farms that is consistent
with growth policies of the County and that blend
into the overall fabric of the County.

®  The adoption of a policy to provide a lower level of 2

service to these areas, in terms of transportation and sewer improvements in order to maintain
and protect the rural character.

Primary Land Uses

*  Active farming, timbering and
conservalion uses;

® Large homesteads on individ-
ual lots;

* Large Lot Single Family Home
Subdivisions:

®* Equesirian and Golf Club
Communities;

®  Master Planned Developments
with an overall density of |
unit per 3 acres (except within
the Dog River Walershed

Overlay area);

Country Crossroads

Country Crossroads are very small commesrcial areas that
currently exist along historic crossroads in the county that
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have developed over the years to serve Tocal needs. These areas are located in the rural area of the
county. Due to the rural nature and single-family orientation of the surrounding area, crossroad ham-
lets are envisioned to be localized service providers that provide limited local convenience goods and
services to the adjacent single-family rural environment. This character designation is not shown on
the future land use plan map in order to limit these Country crossroads to existing locations, and to
provide for limited expansion to prevent these small commercial uses from growing into neighbor-

hood village centers. If the location merits larger expansion, a future land use map change should be
applied for as a neighborhood village center.

¢ Existing retail/service providers within the rural places character area.

*  Limited expansion within existing crossroads areas at existing intersections within the character
area on a case-by-case basis.

* Convenience retailers and service providers under 3.000 square feet that shall be no more in-
tense than neighborhood commercial zoning (NC):

L ]

Primary guideline is that any commercial development should be compatible with surrounding
residential properties and developed to serve a very limited immediate service area.

Suburban Living

As Douglas County continues to experience growth in both residential Tr adltlﬂna|
and commercial development, areas meant for traditional subdivision SU bdivi SiDnS
and commercial growth to serve nearby residents are necessary. The
intent of this character area is to channel growth pressures to areas that
are suitable in terms of land
use patlemns and infrastructure investment, and to areas that
have a more “suburban” feel. This character area also in-
cludes older established neighborhoods, and could include
appropriate senior housing. Commercial nodes within this
character area include existing country crossroads and
neighborhood village centers. Neighborhood commercial
villages, as described under “commercial character areas.”
are located at the intersections of major roads, and should
be compatible with existing land uses through size, appear-
ance and buffering. Special care should be taken to elimi-
nate any negative impacts, such as lighting, parking. and traffic. Large-scale commercial develop-
ment is not appropriate within this character area. Public services and facilities are offered at a
higher level of service to accommodate a denser population. Water and sewer are either existing or
planned within this character area.

The purpose of the Suburban Living Character is:
¢  Toretain and conserve the existing sound housing stock.

* To promote residential development that fosters a sense of community and provides essential
mability, recreation and open space.

&  Accommodate upscale executive housing to mest the market demand.

¢ To provide for areas of innovative development, such as golf, master planned and traditional
communities in appropriate locations.
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L IT'E? stabilize and protect the essential characteristics of residential environments, including natu-
features,

Primary Land Uses
*  Single Family Homes on individual lots:

®  Traditional Single Family Home Subdi-
visions;

®  Equestrian and Golf Club Communities:

*  Master Planned and Open Space Devel-
opments;

®  Senior Housing Developments: and

*  Commercial Development

*  Country Crossroads;

*  Neighborhood Village Centers.
Urban Residential

Areas designated as Urban Residential are located primarily within areas that are currently expeari-
encing growth pressures, such as outside of Douglasville and within areas that public water & sewer

y ATt
QT
\ _Mvpaﬁh?ﬁ?r&‘%
N3 .

and major transportation investment exists or are planned. This character area will serve as a transi-
tional area from the higher density and commercial uses as planned by the City of Douglasville,
while protecting existing and planned single-family neighborhoods. Compatibility issues of the sur-
rounding area. and specifically established neighborhoods should be a primary policy determination
of the type of new development that is approved. Minimum lot size varies by type of unit and
whether public water and sewer serves the lot. Commercial activity centers that are appropriate in-
clude neighborhood and community villages and transitional corridors that are designed to serve the
adjacent population. Master Planned developments of mixed housing and integrated development
are highly encouraged within this area to further the transition from the City of Dounglasville. Public
Services and Facilities are provided Lo serve a denser population.

The purpose of the Urban Residential Character area is:

¢ Toaccommodate 4 variety of housing types suit the variety of Douvglas County lifestyles and in-
come levels.

® Toallow for the conversion of sites to more intensive resideniial use when appropriate.
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* To ensure compatibility between established
single family and newer medium density devel-
opment;

*  To provide and maintain a supply of developable
land throughout the urban area for residential
and other supportive urban uses, as demand war-
rants and service capabilities permit:

®* To encourage locating residential development
where full urban services, public facilities, and
routes of public transportation are available: and

¢ To permit, in certain sections of the County,
multi-family housing developments which are

consistent with growth policies of the County and which blend into the overall fabric of the
County

* Develop residential areas that utilize innovative ur-
ban design principles that encourage community. pe-
destrian linkages and mixed-use environments.

Primary Land Uses
*  All housing types; and
®  (Commercial:
= Neighborhood Village Centers:

*  Community Village Centers; and

®*  Transitional Corridors.

B (Commercial Districts

As growth continues, and changes occur in the infrastructure system, potential locations are created
for commercial development businesses and residents within the area. Increase in through traffic
volumes along a road generates a demand for increased goods and services. Major shopping centers
often [ocate at interstate highway interchanges. Other shopping centers locate at major road intersec-
tions while highway-oriented stores, such as car dealerships and fast food establishments tend to
concentrate along multi-laned roads. Small convenience stores typically locate at intersections near
population concentrations.
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Offices are specifically addressed by two categories: Professional Offices and Office Centers. The
Professional Office category allows for business and professional office uses with limited supportive
commercial activity. This category is appropriate for small office complexes and in transition areas
where existing residences are often converted into office use. The Retail Sales and Services category
provides for a wide range of shopping and customer service facilities in the County. The category
embraces neighborhood and community leval shopping and service facilities as wel] as regional fa-
cilities such as North Point Mall. Developments in this category may be an individual store, restau-
rant or service business, a hotel or a shopping center. Individual office uses may also be found in this

designation. Retail sales and service nodes have been developed at appropriate locations within the
County to avoid “retail creep.”

The second category, Office Center, provides flexibility for large developments and is intended to al-
low for an environment often referred to as a corporate campus. Office Centers often include limited

convenience retail and business services establishments, as well as hotels and conference centers that
are oriented to the employees and clients in the center.

The commercial designation indicates areas through-
out Douglas that provide shopping and service oppor-
tunities of the following types:

®  Regional retail facilities provide for the shopping . =

and service requirements of the County and re- f’f ki ~
giom. . BEE .__..,_._‘ -
ll"'llr'l
®*  Community shopping and service facilities offer a 'I"I— i —I-l

wide variety of goods and services, inducing both """'-.JIrI:.'-"'
convenience goods for neighborhood residents
and shopping goods for a market arsa consisting
of several neighborhoods.

®  Neighborhood shopping and services facilities in-
clude: only those stores and services establish-
ments that is easily accessible and is used fre-
guently by neighborhood residents.

®* (Convenience stores are limited to food-orienied
slores and personal services establishments close
Lo residential uses.
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In addition to considering the potential demand for increased commercial development, the Plan
must also evaluate the desirability of commercial development at a given location. Concerns such as
safety, traffic carrying capacity and compatibility with existing development need to be considered.
Major principles of commercial development include concentrating commercial development at ma-
jor intersections, restricting commercial activities which conflict with residential areas or impede the
flow of traffic. and encourage shopping center type design standards for commereial development.
The following criteria were developed to determine whether a location is desirable or undesirable for

commercial development:

Commercial Land Use Evaluation Criteria

Criteria Very De- Desirable Marginal Undesirable
sirable
Remaining Distance be- < 25 25 - 50| .50=1. Miles =1.0 Mile
tween intersections Miles Miles
Service Ared Populations 10,000 5,000- 3,000-5,000 <3,000
10,000
Traffic Volume =30,000 10,000- 5,000-10,000 <5,000
30,000
Roadway Classifications Interchange; Arterial Collector Local Road
Major Arterial
Intersection Type Arterial Arterial W/ | Collector Local Road
WiArterial Collector WiLocal
Parcel Size 20 acres + 10-20 acres | 5-10) acras <3 acres
Current Land Use Commercial Vacant Mixed Resi- | Vacant and Sin-
v dential, Com- | gle Family resi-
acan! ; .
mercial, dential
Vacant
Current Zoning Commercial or | Commercial High Density | Low  Density
Industrial Residential. Residential
Utilities Available Water & Water; Water None
Sewer Planned
Sewer
Future Land Use Map Neighborhood | Transitional Adjacent to | Rural or Resi-
or Community | mixed use corri- | village center | dential Charac-
Village dor or cormidor ter Area

For example a very desirable corridor location would be less than Y% mile from a major intersection,
have a service population of mare than 10,000, a traffic volume greater than 30,000 vehicles a day,
be classified as a major arterial road, have a parcel size of more than 20 acres, have surrounding land
uses being either commercial activities or vacant land and have water and sewer service.
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The physical design of a commercial corridor or village contributes greatly to the overall image of
the community: each has its own unique cultural qualities to attract residents, customers and visitors.
The distinctive characteristics of buildings of varying ages make commercial corridors assets and are
often one of the most interesting and satisfying aspects of the street. Thoughtful design improve-

ments reinforce the positive identify of a community’s retail area and crate a “sense of place” that is
distinct to the neighborhood.

Transitional Corridors

Areas suitable for designation as Transitional Corridors are those originally

Smaﬂ developed for single-family homes that have or will become impacted by ad-

3 jacent multi-laned thoroughfares and commercial encroachment and may no
Businesses longer be suitable primarily for residential use. In the past, individual proper-
. tizs have been rezoned and converted in a way that has often been disruptive

and SEIVICES from an urban design sense: parking lots have replaced front lawns; houses
at your door  have been remodeled unprofessionally, resulting in structures with incoherent

design elements; signage has often been out of proportion to the structure and
use advertised.

In order to propose an orderly, safe and aesthetic transition, properties within designated transitional
corridors can be considered for nonresidential use at intensity compatible with surrounding residen-
tial areas that maintain the essential residential “look™ and feel of the area. Designation of this corri-
dor is meant to encourage public and private investment that will promote vitality, activity and safety
in the area, by controlling aesthetics, site planning and limiting non residential uses that will not
overly impact existing residential neighborhoods adjacent to the site.

Transitional Corridors are located along a number of major thoroughfares that have been or are
scheduled for widening, notably including portions of Highway 5.

Predominate Land Uses

®  Existing residential dwelling units.

*  Commercial services within converted residential dwelling units.

®  Limited mix of selected retail uses that are considered “low impact.”

¢ Infill commercial and residential that is compatible in look, density and mass to surrounding

development.
®*  Senior Living Facilities.
®  Small churches and community facilities.
Character Area Guidelines
Conversions and infill development should be evaluated as followad:
Site Design

®  The new use should be compatible with the residential structurs and the adjoining neighborhood
and should not pose nuisance problems with nearby residential and/or office uses. Generally,
light office use and small neighborhood services are compatible with houses.

®  The new use should be compatible with the adjoining neighborhood and should not pose nui-
sance problems with nearby residential and/or office uses.

®  The conversion’s remolding should be architecturally compatible with the neighborhood and
must upgrade or at least be consistent with the basic architecture of the structure.
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®  Business hours should be limited 1o normal daytime hours.

®  New building design should take into consideration the unique qualities and the dominant char-
acter of the surrounding area.

¢  New occupancies in converted houses should be limited to one business enterprise (with one
business entrance) for structures under 2.000 square feet of gross leasable area. This will help
eliminate overcrowding. proliferation of signs, elimination of landscaping. excessive on-site
parking and parking overflow onto the street.

®  The building must bs compatible with the location, design, landscaping and other significant
characteristics of public and private open space in relation to the site and adjacent properties.

¢ The architectural integrity and compatibility with surrounding properties, including siting,
massing, proportion, scale, materials, colors, details, facade treatment, lighting and signage.

L]

Signs should be consistent with the form and materials of the building. Mluminated signs are
not permitted when adjacent to existing residential uses,

®  Mechanical equipment must be screened from public view and sited so as not to cause noise
impacts on adjacent properties,

®  Trash and garbage enclosures must be provided in rear yard areas.
Parking and Circulation

¢  The location and adequacy of off-street parking requirements. Vehicular circulation must take
place on site; backing into the street is not allowed.

*  When possible, parking should be placed in the rear or side of the structure. When parking
must be placed in the front of the structure, parking areas should be kept cut of the minimum
setback if possible and screened from view.

* Landscaping must be installed in areas not designated for parking and circulation. Parking ar-
eas must have landscaping and be screened from public view.

Neighborhood Village Center

Neighborhood Village Centers are places where small-scaled commer-

cial uses, such as a bank, grocery store, drug store, cleaner, and gas sta- ThE

tion, are arranged in a village-like setting that might include a neighbor- !

hood park, pedestrian circulation and public spaces. Thus, a neighbor- ne|g h borh C}{jd
hood village center is envisioned as a compact assortment of conven-

ience—oriented retail stores and Services to address the demands of bUtCher, bakEf,

nearby residents in less urbanized parts of the county. From an urban :
design perspective, sidewalks are important circulation features in Candiesnck
Neighborhood Centers, but even more important is the scale of the roads maker

that serve these arsas. Given its small scale and emphasis on small

stores, a Neighborhood Center would be overwhelmed by wide thor-
oughfares carrying high-speed traffic and instead should rely on more
modestly scaled roadways and tree-lined streets.

Adaptive re-use of existing structures and buildings is encouraged as a focal point.
Predominate Land Use
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® Small-scaled grocery stores, bakeries, cafes and small retail
shops.

® Personal services, such as laundromats, dry cleaners, bar-
ber/beauty shops, and video rental.

*  Professional services such as lawyers, accountants, physicians
and dentists

*  Small churches,
¢  Community services.
Character Area Guidelines

A mneighborhood village center should utilize the “Main Streat”
feel featuring specialty retail and personal services within a
wakable and intimate environment.

Site Design

®  Mix of Uses—The use of low intensity office, services, re-
tail, and integrated residential are all part of the integrated
village center. Residential use is seen as utilizing vertical
portions other parts of the integrated site, and should not oc-
cupy more than 20% of the overall village.

® Convenience Grocery Stores with gasoline sales or any other

business with gasoline sales should meet the following locational standards, unless spacifically
approved by the BOC.

*  Only one such business within a commercial development;

* No more than two such businesses within a Y% mile prox-
Imity to any 4-way intersection (measured from edge of
right-of-way; and

® Buildings should be clustered one and two stories and
should respect the predominate scale of development in the
surrounding area by designing with elements of similar
scale and providing a gradual transition to any larger scaled
masses proposed.

*  Building Design—centers of up to 10,000 square feet, fea-
turing small retail, services and professional offices up
6.000 square feet.

® Similarly, urban design elements such as pedestrian
lights, consistent signage, and landscaping contribute to the
quaint character of Neighborhood Centers and create a sense of place in what may have once
been little more than a crossroads.

®*  The use of coordinated and identified elements such as awnings, varying shingle styles or other
natural materials, archways and fagade landscaping.

Community Village Center

Typically located at the convergence of major transportation corridi
are envisioned, as places where a compatible mixture of higher i
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larger scaled shopping centers, professional offices and services. Mixed-use developments that
combine residential. commercial, service and recreational uses integrated and linked together by a
comprehensive circulation system are encouraged in these nodes. Community village centers in-
clude shopping and service facilities that offer a wide variety of goods and services, including bath
convenience goods for neighbarhood residents and shopping goods for 4 market area consisting of
several neighborhoods. Whereas someone might live near a neighborhood village center but work
outside the county, the commercial village coneept includes a variety of housing options, employ-
ment opportunities, businesses, office, retail shops. services, well-placed parks, plazas and open
spaces that create a community where it is possible to live, work and play. Land use components co-
exist as part of a collective approach to creating communities that are safe, attractive, and convenient
for pedestrians and motorists alike. Natural and historic resources within community village centers
should be enhanced and preserved as a means of defining a distinct identity or sense of place. Tm-
proved connections to natural assets, both pedestrian and vehicular, particularly from existing and
developing higher density residential communities tie the village together. A Community village
center should create a focal point for its surrounding neighborhoods,

Predominaie Land Uses

¢  Shopping Centers containing an anchor such as a grocery or large drug store.

*  Small office complexes such as “office con-
dominiums”, financial institutions with drive-
thru faeilities, places of worship, full service
restaurants and medical/dental ¢linics.

¢  Small residential component, such as lofts. or
residences above ground level office or retail.

¢  Community gathering spaces and institutional
uses, such as libraries, churches and commu-
nity centers.

*  Entertainment and cultural arts should be a
major focus of investment in the village.

Character Area Design Guidelines

Building Design

¢ Buildings should be designed to conform to
architectural standards and oriented in close
proximity to each other to facilitate walking
instead of driving.

®  The design of a building that occupies a pad or
portion of a building within a planned project
or shopping center should share similar design
characteristics and design vocabulary. Precise
replication is not desirable, instead utilizing
similar colors, materials and textures as well
as repeating patterns: thythms and proportions
found within the architecture of other build-
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ings in the center can be wtilized to achieve unity.

Building Type. It is encouraged that buildings be two level connected spaces and a mix of over-
all uses.

Taller buildings or portions of = building should be located internally to a site with buildings

stepping down in height as they reach the edges of the site that are adjoined by smaller scaled
development.

Mix of uses, including integrated residential, The residential portion of the development should
not be more than 35% of the overall development and should be totally integrated into the de-
sign in materials and circulation matters. Mixed use projects that feature vertical integration
(such as ground floor retail with living units above), with an emphasis on greater strest pres-
Ence.

Site Design

The development of urban public parks, plazas and other open space should be integrated into
the overall design.

Community facilities such as schools, branch libraries, and government services, pockel parks
and plazas serve as anchors for community village centers and help to create identity.

Qutdoor dining areas are encouraged and when part of the development program, should be
used to activate plazas, the edges of open space, building frontages and street frontages. Qut-
door dining areas should be oriented away from off—site uses that are sensitive to noise or
nighttime activity.

Access and Parking

Mixed Use Corridor

The mixed-use corridor is a special designated corridor to encom-

Access is provided through a comprehensive system of streets, sidewalks and greenways that in-
tersect at key locations and connect residential areas to commercizl uses.

Parking should be conveniently located with the same pull-right-up, walk-in and walkout con-
venience of traditional shopping centers, while at the same allowing for the buildings and de-
sign features to be in the forefront.

Ground floor pedestrian traffic patterns, compatibility with adjacent street front uses and com-
patibility with any proposed residential usas or residential uses within the vicinity.

Parking should be located to the rear or sides of the development whenever possible.

Transportation Circulation. Whereas transportation efforts in a neighborhood village center
might focus on traffic calming measures along “Main Street.” a community village center pre-
sents greater challenges related to coordinating a variety of al-

lernative transportation opportunities.

Auto Driven
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pass an existing working commercial and light industrial corridor that will be going through transi-
tional use and continued development as transportation improvements are made. Mixed-use devel-
opments incorporating commercial and office uses fronting major commereial corridors of the com-
munity, and light industrial along the Bankhead Highway Corridor.

This corridor relies on major transportation access, particularly from interstates or major arterials, in-
cluding rail access. Similarly. the provision of adequate public services in the form of water, sewer.
and power are critical to the functionality of these areas. This corridor is intendad to create a pleas-
ant, hazard-and-nuisance-free environment and does not create either appreciable nuisance or hazard
to other property. individuals, or the public in general. The purpase of this corridor 1s the creation of
an inviting commercial and mixed-use area. “How does my particular building work in the streat,
and what elements can I add to create an inviting and pleasant environment.”

These corridors are envisioned as destinations for expanded interstate trade opportunities, small
business opportunities and would accommodate higher densities in order to create a synergy between
retail, office, industry, other commercial uses and medium density residential. Development of a
wide range of housing choices can be important to ensuring the viability of these corridors. Such a
mix would enable people to live in ¢close proximity to their workplace. The intent of the mixed-use
cormidor designation is to provide a variety of tracts for heavy commercial uses, light industrial and
employment uses that are limited to office and businzss parks, distribution/service, light industrial,
high-technology and research. wholesaling companies and similar businesses that have no significant
impacts on the environment. When located at the perimeter of a Future Land Use Map Commerce
Carridor area, uses that are lower in intensity and scale to ensure minimal impact to adjacent proper-
ties is required.

From an urban design standpoint, the most critical element in creating a visually appealing mixed-
use corridor is the enforcement of appropriate development standards to ensure adequate site plans
and landscaping. Buffers are critical between incompatible uses and guidelines that address signage
and lighting will help te mitigate the negative impacts of a high concentration of commercial uses

Primary Land Uses

*  Light industrial (only within the Bankhead Highway Corridor).
®  Hotels and mixed residential uses.

*  Medical and dental offices.

*  Auto oriented services and repair shops.

* Highway type commercial, except for large land consumers such as car dealerships and mini
warehouses

Character Area Guidelines
Site Design

*  Mix of Uses: Corridors are suitable for office buildings, research and development, research
and development activities, restrictive industrial, warehousing, and light manufacturing which
will not have an adverse impact upon the environmental quality of the village. Mixed use pro-
jects that feature vertical integration (such as ground floor retail with living units ahove), with
an emphasis on greater street presence.

®  Make entrances obvious and welcoming. Main entrances should be oriented to the street or in-
ternal plaza and pedestrian ways.

* Restricted light industrial should be located off of secondary roads or industrial park develop-
ments whenever possible.
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The number of restaurants with a drive through, car washes, automobile repair/service, or gaso-
line sales (combined or not combinad with another business) is limited in number to a total of
one per 10 acres or portions therefore.

Drive through windows, menu boards, equipment and associated stacking lanes should be lo-
cated to minimize impacts on adjacent residential areas and should be adequately screened from
public view and view of adjacent sites.

Parking, Circulation and Access

Workplace Center Sh op Work &
b

Considered major employment centers uiilizing a mixture of P] ay in a

commercial, office and some residential uses, these character

areas are located primarily along major transportation con- G reat

nections. Corridor housing would provide a customer base .

for offices, café, restaurants, and retail uses located on the EﬂVirﬂn ment

corridor, and also enhance the safety of the corridors by

maintaining a continuous population base in a location that is

Parking: Decks should be “wrapped™ by retail or residential uses”. The providing of parking in
an adjoining development manner amaong owners and developers of adjoining properties should
be encouraged.

Roadway & Streetscapes—the use of street trees, landscaped medians and improved lighting for
safety and aesthetics.

The parking or storage of trucks, trailers, or containers is prohibited within the minimum front
setback.

Accessory, temporary, outdoor storage of retail goods in containers may be considered in lim-
ited applications, and only when the following items are addressad:

Landscape setbacks are maintained:

Parking is maintained;

Views are blocked with walls or other acceptable method to the County;
Noise and fire concerns are addressed:

Access is maintained; and

The type of container is acceptable to the County.
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typically unpopulated in the evening hours.

From an urban design standpoint, the most critical
element in creating a visually appealing workplace
center is the enforcement of appropriate develop-
ment standards to ensure adequate site plans and
landscaping. Buffers are critical between incom-
patible uses and guidelines that address signage
and lighting will help to mitigate the negative im-
pacts of a high concentration of commercial uses.
Vast amounts of parking and loading/unloading ar-
eas should be screened from view. Where possible
the parking areas should be distributed to two or
more sides of the business to “visually scale down™
the size of the parking lot. Inter-parcel access be-
tween sites should be used whenever possible.
Grouping or “clustering” of shops with co-mingled
parking, landscaping and pedestrian areas in
encouraged

Primary Land Uses

L

“Showplace” operations such as offices and
esearch facilities, sales and show rooms,
medical complexes.

Comprehensive and cohesive unified projects that integrate commercial, office and residential
uses.

High rise office buildings.

Retail, dining. personal business and professional services that support the employment base
and local residents.

Major Commercial shopping, including department stores and “big box” uses that is integrated
into the overall design of the complex.

Warehouse, distribution and wholesaling businesses when transportation facilities are sufficient.
Light industrial uses within planned centers.

Convention hotels. motels.

Characler Area Guidelines

Center Design

Workplace centers should be designed as a coordinated whole, and integrated into surrounding
character of the center. Office and industrial parks are encouraged

A sense of entry or arrive must be created at primary entryways into the development. Building
placement, landscaping, gates, entry monuments. specialty lighting and other design elements
can be used to create this design effect.

Buildings should be designed to conform to architectural standards and oriented in close prox-
imity to each other to facilitate walking instead of driving.

The design of a building that occupies a pad or portion of a building within a planned project or
shopping ¢enter should share similar design characteristics and design vocabulary. Precise rep-
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lication is not desirable, instead utilizing similar colors materials and textures as well as repeat-

ng patterns, and rhythms and proportions found within the architecture of other buildings in the
center can be utilized to achieve unity.

* A transition from low buildings at the site perimeler to larger and taller structures on the interjor
of the site is encouraged.

*  Use lighting to draw attention to window displays, signs, and stors information and buildings
architectural details.

®  Signage should be consistent in scale with other si gns within the corridor/center, and that com-
plement a building’s architecture.

®  Pedestrian scaled signs should be used with fonts and colors that are legible.
Access, Parking and Circulation

®  Where parking structures have a strong relationship to the street or other pedestrian areas, the
lower level of the structure should be activated with pedestrian related improvements, and store-
fronts or alternative uses and enhanced landscape treatment to soften the structure. Other sides
of parking structures should also be landscaped with increasing intensity the more visible the
parking structure is from surrounding uses,

¢ Workplace centers should include pedestrian spaces scaled with respect to the size and demands
of the particular use. The space should incorporate landscaping, shaded areas and seating op-
portunities for customers and employees.

Commerce Center

Under normal circumstances, certain tvpes of
industrial uses and major employment genera-
tors may place heavy demands on public facili-
ties or cause significant impacts on the envi-
ronment. The industrial uses allowed within
the County are not intended to create such
problems or demands. The intent of the Com-
merce Cenler is to provide a variety of tracts
for industrial and employment uses that are
limited to office and business parks, warehouss
centers, distribution/service, large scaled
commercial, light industrial, high-technology
and research, wholesaling companies and similar businesses that have no significant impacts on the
environment. Developments using planned development concepts are encouraged, such as business
parks, campus settings and commercial/industrial mixed-use projects. When located at the perimeter
of a Future Land Use Map Commerce Center ares, uses that are lower in intensity and scale to ensure
minimal impact to adjacent properties is required. In addition, certain commercial uses such as car
dealerships, truck terminals and car washes require careful site planning to minimize curb cuts and
reduce the perception of parking as the primary use.

Primary Land Uses:

* "Highway Commercial” type uses that are integrated into an overall design, such as sales and
show rooimns, storage garages, car and mobile home dealers.

® Large scaled light and general industrial uses, office bui |dings and parks.
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Character Area Guidelines

Related Design to Site and Surroundings

®  The building design and landscaping of any new development should be of a high quality and of

an appearance that will enhance and he compatible with the character of the surrounding area,

e
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Internal Circulation

¢ All developments should be designed with internal pedestrian circulation patterns. Sidewalks

are required and should be identified in the design phase and provided for the design process.
These include linkages to individual buildings. neighboring properties and parking. Inter-parcel
site access and shared driveways are desirable between similar uses.

B Intensive Industrial

This area is established to provide for intensive industrial uses such as
landfills, quarries, and other industrial uses that are potential public nui-

sances, are identified as environmentally hazardous or are potentially The Bad,
dangerous lo health, safety or general welfare of the county, These th U |
manufacturing and industrial uses impact the surrounding environment e Q Y,
differently than other industrial uses due to transportation requirements, but

waste storage and disposal. and chemical byproducts from production

and processing. Such uses require a special consideration in order to be N eCcessa ry
located anywhere in the County.
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B Other Land Use Categories

Transportation/Communications/Utilities

This category designates existing electric substations, telephone facilities,
cable TV, transmission towers and satellite downlink operations in the
County. There are no known plans for future locations for such facilities,
which will be considered on a case-by-case basis. The category also in-
cludes all strests and highways in the County.

Parks/Recreation/Open Space

The Parks/Recreation/Open Space land use
classification is for those areas within the
County that has been developed for park or
Tecreation use or is designated open space.
The recreation and park areas illustrated on
the map include neighborhood, community
and regional parks, recreation facilities and golf courses. Not all devel-
oped or needed open space areas are indicated on the Future Land Use
Plan map. Open space is required in all zoning Master Plans submittad
to the County and is required in other developments when necessary to address recreational and aes-
thetic concems, or to create a buffer between different land uses. or as required by the Unified De-
velopment Code. 3 S R e

Public/Institutional

This designation includes sites and facilities in public ownership for
such uses as medical, educational, cultural, governmental, adminis-
trative and protective services, and cemeteries. Churches, though
institutional in character, ar¢ not singled out in this category,; rather,
they are included within the categories of surrounding properties.

Agriculture/Forestry

Two major farms have been identi- ¢
fied in the south end of the county

Undeveloped

There are no areas are designated to
be Undeveloped on the Future Land
Use Plan map. As shown on the Fu-
ture Land Use Table, the County will
be built cut by the year 2025. Al-
though some lands may remain va-
cant and undeveloped by that time, their locations cannot be anticipatad.
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Section VI. Land Use Assessment

Through careful planning, Douglas has positioned itself toward becoming a
designed residential and non-residential projects. Although growth is projected to continue, the
County is maturing. Demand for hoth residential and non-residential development will continue to
be high, in fact, without changes in land use policy and annexation the County will not be able to ac-
commodate projected growth. Over the next few years Douglas will review innovative development
techniques and land use palicies that can potentially accommodate grawth. The challenge for the
County over the next few decades will be to balance the built and non-built environment, while at the

same time continuing to offer amenities such as Greenspace that have created the high quality of life
within the County.

“Signature City" of well-

*  Since 1980, unincorporated Douglas County’s population has more than doubled, increasing hy

105% to an estimated 81,200 today.

Past trends suggest that the population in the unincorporated area could double again, increasing
110% to 170,400 by the year 2025,

* The age group 35 to 54 vears old comprises the largest percentage of the population (32%).
This group statistically is usually single-family homeowners that have school age children,

*  Although currently more than half of the population is comprised of young families with chil-
dren, the mature population with older children is steadily increasing.

As the county's age charactaristics continue to diversify, community facility improvements and
housing should also diversify to meet the wide range of ages and lifestyles.

*  Overall income levels and educational levels are below regional levels,

The County will continue to growth and experience demand pressures due fo its location within
metro Atlanta,

*  The population chapter should serves as the background far other chapters, and provides the
demographic basis for an overall assessment of needs for the county, infrastructure expansion
and investment. determination of residential mix and density, determination of residential and
non-residential mix, and sets the stage for designing the future land use plan map.

B Assessment
¢  There are currently 27,300 jobs among all economic sectors outside of the City of Douglasville.
By the year 2025 the number of jobs could more than double to 67,500, a 148% increase.

*  Douglas County is still primarily a bedroom county to the Metro area. 63% of residents com-
muted outside the county in 2000).

® A strong and diverse economy is important to provide a stable and balanced tax base.

* Commuter patterns suggest that there are limited employment opportunities for upper manage-
ment, professional and skilled employees living within the county.

®  Education levels lag below surrounding counties. Continued economic growth and stability will
depend on increased educational levels for all age groups and degree levels.
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Legitimate start up businesses cannot afford even the low commercial lease rates that Douglas

County has to offer. County needs to develop mechanisms for fledgling companies to effee-
tively do business and get off the ground.

Infrastructure and available land will play a critical role in attracting the appropriate mix of em-
ployment opportunities.

Upwards of 600 acres of additional office and commercially zoned land is needed to accommo-
date future retail and service uses, both of which will be attracted 1o the county by its pepulation
growth and resulting increase in disposable income.
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