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Housing availability and affordability.
are essential in attracting new g
businesses

When workers spend more on
housing, spend less on goods

and servi n the local economy

Rising housing costs = longer
commutes

HOUSING
SHORTAGE

“In the same five years, we've experienced
unprecedented economic growth in every
corner of the state, housing inventory has
decreased by over 60%, making the dream of
homeownership unattainable for nearly four
million Georgians,” said Daniela Perry, vice
president of the Georgia Chamber Foundation.
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Fast Facts
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| Georgia's 29% of children | The number of The average
\ housing live in high first-time home county in Georgia
\ inventory has housing cost- | buyers has has seen a 53.6%
\ decreased by burdened \ declined by 8% increase in
M. 60% over the last households. over the last year. monthly housing
N 5 years. R4 N . payments.

SOURCE: State of Housing Report, GA Chamber of Commerce,
State of Housing Report | Georgia Chamber of Commerce

Housing
Inventory Monthly Housing Inventory

A healthy community housing

stock level is around 6 months

of supply. From November

2018 to November 2023, the

number of Georgia counties

with at least a 6-month supply

of housing dropped from 75 to I
only 9 counties.

2018 2023
W Georgia MRual M Huo M Metro 1 6 months inventory

SOURCE: State of Housing Report, GA Chamber of Commerce,
State of Housing Report | Georgia Chamber of Comnfefsgdia Department of Community Affairs 8
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Homebuilding SUPPLY: SMALL HOME =2 |

DECLINE OF SMALLER/ STARTER HOME CONSTRUCTION, 1973-2021

PERCENT OF TOTAL NEW HOUSING

Credit: Kronberg Urbanists Architects, Data o%

Source: Characteristics of New Housing: 1975 1980 15 1990 1995 200 008 2010 2018 200

NOTE: SMALLER HOMES REFERS TO

US Census ) HOMES LESS THAN 1,400 SF
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Performance standards §5-2

Height limits.

capacity of the site.
More flexibility of land uses.
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Ensures compatibility with surrounding land uses,
especially single-family homes.

Minimum required side and rear yards.
Benefits-balances development with the carrying
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Nuisance §5-3

Clean, well-kept, clear of public
nuisances, eyesores, and unhealthy

conditions.

o Goveement

'GAZA
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Nuisance-examples

Weeds o grass >12 inch on the average
Vegetation that obstructs line-of-sight

Dead or dying trees

Trash

1 or more abandoned vehicles in public view.
Carcasses of animals.

Dilapidated building or other structure that is unfit for
human habitation

Noises that may annoy or inhibit others in their enjoyment
of the use of their property.

Odors or stenches.

Pollution of any pubiic well, stream, lake, canal, or body of

water by sewage, dead animals, creamery, agricultural
wastes, industrial wastes, or other substances.

Major permit
requirement
§5-4

Major permit requirement §5-4

Purpose:

« to establish a requirement that developers proposing land developments that meet or
exceed a given threshold must have projects reviewed according to specific criteria.

TYPES OF USES SUBJECT TO MAJOR PERMIT

« The following uses shall require a major permit to be approved by the local
governing body after application by the property owner and review by the planning
commission:

(a)Any housing or manufactured home park development of 10 or more units.

(b)Any commercial or industrial project on more than 10 acres.

(c)Any subdivision of land involving the sale of subdivided land where 10 or more lots
are involved, and each lot is less than 10 acres.
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Major permit
requirements . gjte Plan

0"

Land Use Points
Based System §5-5

Point System for Approval
Clear Rules for Development
Development Review Process

Exemptions from the Rules (public
buildings, farms, small subdivisions, or
public purpose.)

Land Use Points
Based System §5-5

Point Rating System of Development Criteria

pu_l—ms Score for
Eoim Available

LOCATION OF TRACT: [score 1 of 4)

The boundary of development abuls exisling development on two or more 5

sides.

The boundary of the development abuts existing development on one Side 3

The property fo be developed fs partially within one-quarter mile of exisling |
rty to be developed lies one-half mile or more from existing 3

g development refers 1o The Bult-up portion of the communtty that has a
of two unis per acre or is an urban or with residential
The limits of the urban core of the community shall be considered existing development

Promotes health, safety, and general
welfare of your community.

+ Ensures fiscally responsible
development.
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Land Use Points
Based System §5-5

Clear Rules for Development
Development Review Process

Exemptions from the Rules (public
buildings, farms, small subdivisions, or
public purpose.)

Use-based restrictions §6
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Accessory Dwelling Units

Images courtesy of Irwin County Comprehensive Plan 2024

AG zoning district
§7-1- §7-3

*Preserve agricultural lands to control
sprawl development.

«Create agricultural zoning districts requiring
large minimum lot sizes (at least 20 acres).

*Mandate agricultural buffers for new non-
ear

n
land to reduce conflicts.

+Implement a waiver program for land use
permits near farms, ensuring applicants
nearby agri i

*Support local farmers with programs for
selling products and promoting agri-tourism,
farmers’ markets, and farm festivals.
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Land Use intensity districts § 7-4
Agricultural district (AG)

* The AG district as written, allows single-family dwellings and manufactured
homes outright when they are clearly incidental to farm/agricultural uses. It
restricts the subdivision of land to lots with 10 acres or more for reasons
explained in the purpose statement. This district does allow “intra-family
land transfers” (see section above and definition), which allows an
exception of sorts to the 10-acre lot size, but only for transfers for love and
affection to family/relatives. Singling out intrafamily transfers may not
provide equal protection to non-family members (who would have more or
less the same land use impacts), and thus, raises some legal issues.
However, it is believed that exempting or providing special treatment of
intra-family land transfers is a common practice in rural Georgia. It is a tool
that may gain political acceptance of an agricultural preservation restriction
(i.e., a 10-acre minimum lot size) that might otherwise be considered too
restrictive to county elected officials.

Model code commentary on official
designation of agricultural lands

“it is strongly recommended that an official
map of agricultural lands be prepared and
adopted. Professional assistance is
recommended in preparing the map, which
should be drawn only after consideration of
county soil surveys, existing land uses, and
the potential impacts of specific agricultural
land uses.”

Land Use Intensity Districts §7-4

APPLICABLE TO
SMALL CITIES?

Unlikely, not written for

LAND USE INTENSITY DISTRICT

Agricultural District (AG)

small cities

Rural Residential District (RR) Maybe

Suburban Residential District (SR) Vs, [psleuEErs
available

Yes if public water and

Urban Residential District (UR) B

Office Residential District (OR) Yes
Neighborhood Commercial District (NC) Yes
Highway Business District (HB) Yes

Central Business District (CBD) Yes, for downtowns
Light Industrial District (LI) Yes

APPLICABLE TO RURAL
COUNTIES?

Yes

Yes

Only in areas served by
public water
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Lumpkin County
. Road Classifcation Map
Lumpkin County,
Georgia uses
Performance-
Based Zoning

Image courtesy of Lumpkin County A h \
Comprehensive Plan 2022 3 - 2

Lumpkin County, Georgia [

£
i
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Overlays

Interchange Area Development
Overlay §7-5

re 621
Intorchange Area Boundary
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Overlays

*+ East Jackson
Overlay

+ West Jackson
Overlay

+ Jackson County,
Georgia, an
example of corridor
overlays.

7 Jackson Gounty GA|
(%) overty Distictwaps

Overlays

+ Greene County/Greensboro Georgia

Bulloch County

opTicos

11
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Rural workforce housing overlay (Bulloch)

+ Workforce Housing Development-A residential
development in which newly constructed homes
are priced to be attainable for manufacturing plant
workers, small business workers, schoolteachers,
health care technicians, etc., as well as municipal

such as police, fi and EMS

workers.

Workforce Housing Overlay District-A zoning
overlay district imposed upon a defined geographic
area, which permits the by-right construction of a
Workforce Housing Development under the
standards defined in Section 2 of this ordinance.

Rural workforce housing overlay (Bulloch)

The standards for a Workforce Housing Overlay
District shall be as follows:

Minimum Development Size: 3 Acres
Minimum Lot Size (Single-Family Detached): 5,000
SF

Minimum Lot Size (Single-Family Attached): None

Minimum Lot Width at ROW (Single Family
Detached): 40’

Minimum Lot Width at ROW (Townhome): 18"
Front Yard Setback (from property line): 15’
Side Yard Setback (from property line): 5’
Rear Yard Setback (from property line): 20
Required Perimeter Buffer: 20"

Rural Clustering, or

Clustr oning §8-1

12
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Rural clustering,
Cluster
development, or
Cluster Zoning

Image courtesy of: La Citta Vita,
wikimedia.org (CC BY-SA 2.0)

Rural Clustering, ’f

Cluster development, ///?
Cluster Zoning N

Existing
Conventional
Rural Subdivisions

P

Cluster Project

Agricultural Open Space
Public Open Space
Corridor

Agricultural Open Space

District Boundary

Cluster Project

Form-Based Codes §9-5

13



Alternatives to Conventional Zoning

Form-Based Codes §9-5

Excerpt from the Model code:
Rural/ Suburban Traditional

“The future development map, as adopted Exurban Residential  Neighborhood
in the Comprehensive Plan of the County
[City] is hereby adopted by reference as o

the organizing framework for these O [ T - —
ions. The future map I:I I——I LT

divides the jurisdiction into character areas

which consist of the following:

Urban

. Urban (URB)

. Traditional Neighborhood (TND)

. Suburban Residential (SUB) (see
commentary)

. Rural/Exurban (R-EX)”

PIES

Street

=

e | \GAZA

Form-Based Codes §9-5

« Are preceded by a vision or design charrette

Use graphics and tables more than text

Implement mixed-use, pedestrian-friendly
communities

Incorporate the specifications of conventional
zoning and add new ones

Speaks to desired uses but do not provide
detailed use provisions

Add architectural review as a development
regulation

Seeks to streamline the development
process

|| GAZA

Character-Based Code City of Monroe
s e @
i i

[rerT———
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Urban Growth Boundarv

What are most common elements?

+ Higher density within the UGB and
extremely low oufside.

+ Adopfed map and policies based
onlocal needs and purpose.

+ UGB Modification and appeal
process.

« Justifying and dedicating enough
land to accommodate growth for
next 10-20 years.

MITTONY

Minimum density zoning

An ordinance to set a minimum development density in areas that can
support higher density, like downtown or near commercial and
employment centers.

This minimum density will be measured in units per acre or floor area
ratios.

The goal is to encourage more development in areas that are suited for
it.

This minimum density contrasts with the usual zoning rules, which
typically set maximum limits on how dense development can be.

e | GAZA

Land use officer

I don't e
know what I'm
doing

anymor
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Since 1927, the Carl Vinson Institute of Government has been an integral part of the

University of Georgia. A public service and outreach unit of the university, the
UNIVERSITY OF Institute of Government is the largest and most comprehensive university based
GEORGIA | organization serving governments in the United States through research services,
Ly customized assistance, training and development, and the application of technology.

Thank you! Questions?

GAZA Daniel Gaddis, AICP

Mobile: 470.352.0395

Thank you!
Daniel G
addis@dc:
470.352.0395

0O o

facebook.com Carl Vinson
/VinsonInstitute Institute of Government @CVIOG_UGA

&

www.cviog.uga.edu
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