
 
 
GREATER LOWNDES 2030 COMPREHENSIVE PLAN 
 

Community Agenda 
 

Lowndes County and the Cities of Valdosta,  
Hahira, Lake Park, Dasher, and Remerton 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prepared by the  
South Georgia  
Regional Development Center  
October 2006 

 



Greater Lowndes 2030 Comprehensive Plan – Community Agenda 

Page 2 of 112 

TABLE OF CONTENTS 
 

1 INTRODUCTION .............................................................................................................................................. 4 
1.1 PURPOSE ....................................................................................................................................................... 4 
1.2 COMMUNITY ASSESSMENT ........................................................................................................................... 4 
1.3 COMMUNITY PARTICIPATION PROGRAM ....................................................................................................... 4 

1.3.1 Greater Lowndes Growth Advisory Committee ...................................................................................... 5 
1.4 COMMUNITY AGENDA .................................................................................................................................. 5 
1.5 COMMUNITY EDUCATION ............................................................................................................................. 5 
1.6 CONTINUED PLANNING ................................................................................................................................. 5 

2 COMMUNITY VISION ..................................................................................................................................... 6 
2.1 GENERAL VISION STATEMENT ...................................................................................................................... 6 
2.2 FUTURE GROWTH AND DEVELOPMENT ......................................................................................................... 6 

2.2.1 Transportation Planning ........................................................................................................................... 7 
2.2.2 Water and Sewer Planning ....................................................................................................................... 7 
2.2.3 Development Suitability of Land Parcels .............................................................................................. 11 
2.2.4 Existing Land Use .................................................................................................................................. 13 
2.2.5 Existing Zoning ..................................................................................................................................... 13 

2.3 FUTURE DEVELOPMENT MAPS .................................................................................................................... 13 
2.3.1 Urban Service Area (USA) .................................................................................................................... 13 
2.3.2 Lowndes County Future Development Map .......................................................................................... 15 
2.3.3 City of Valdosta Future Development Map ........................................................................................... 15 
2.3.4 Cities of Hahira (top) and Lake Park (bottom) Future Development Maps ........................................... 17 
2.3.5 Cities of Dasher (top) and Remerton (bottom) Future Development Maps ........................................... 18 

2.4 CHARACTER AREA NARRATIVES ................................................................................................................ 19 
2.4.1 Park/Recreation/Conservation Area ....................................................................................................... 20 
2.4.2 Linear Greenspace And Trails ............................................................................................................... 22 
2.4.3 Agricultural Area ................................................................................................................................... 24 
2.4.4 Rural Residential ................................................................................................................................... 26 
2.4.5 Rural Activity Center ............................................................................................................................. 28 
2.4.6 Established Residential Area ................................................................................................................. 29 
2.4.7 Transitional Neighborhood Area ........................................................................................................... 31 
2.4.8 Suburban Area ....................................................................................................................................... 33 
2.4.9 Neighborhood Activity Center ............................................................................................................... 36 
2.4.10 Community Activity Center ................................................................................................................... 39 
2.4.11 Regional Activity Center ....................................................................................................................... 42 
2.4.12 Downtown Activity Center .................................................................................................................... 45 
2.4.13 Institutional Activity Center .................................................................................................................. 47 
2.4.14 Industrial Activity Center ...................................................................................................................... 49 
2.4.15 Transportation/Communication/Utilities ............................................................................................... 51 
2.4.16 Remerton Mill Town ............................................................................................................................. 52 
2.4.17 Remerton Neighborhood Village ........................................................................................................... 55 

3 COMMUNITY ISSUES AND OPPORTUNITIES ........................................................................................ 58 
3.1 POPULATION ............................................................................................................................................... 58 
3.2 ECONOMIC DEVELOPMENT ......................................................................................................................... 58 
3.3 HOUSING ..................................................................................................................................................... 59 
3.4 NATURAL AND CULTURAL RESOURCES ...................................................................................................... 59 
3.5 COMMUNITY WELLNESS ............................................................................................................................. 60 
3.6 COMMUNITY FACILITIES ............................................................................................................................. 60 
3.7 LAND USE ................................................................................................................................................... 61 
3.8 INTERGOVERNMENTAL COORDINATION ...................................................................................................... 61 
3.9 TRANSPORTATION ....................................................................................................................................... 62 



Greater Lowndes 2030 Comprehensive Plan – Community Agenda 

Page 3 of 112 

4 IMPLEMENTATION PROGRAM ................................................................................................................ 63 
4.1 GOALS, POLICIES, AND OBJECTIVES ........................................................................................................... 63 
4.2 SHORT TERM WORK PROGRAM .................................................................................................................. 72 

4.2.1 Report of Accomplishments .................................................................................................................. 72 
4.2.2 Greater Lowndes Short Term Work Program ........................................................................................ 73 

4.3 LOWNDES COUNTY CAPITAL IMPROVEMENT ELEMENT .............................................................................. 95 
4.3.1 Introduction ........................................................................................................................................... 95 
4.3.2 Water Supply ......................................................................................................................................... 95 
4.3.3 Wastewater .......................................................................................................................................... 100 
4.3.4 Road Network ...................................................................................................................................... 102 
4.3.5 Fire Safety ............................................................................................................................................ 105 

4.4 SUPPLEMENTAL PLANS ............................................................................................................................. 110 
4.4.1 Valdosta-Lowndes Metro 2030 Long Range Transportation Plan ....................................................... 110 
4.4.2 Lowndes County Thoroughfare Plan ................................................................................................... 110 
4.4.3 Lowndes County Utility Master Plan .................................................................................................. 110 
4.4.4 Lowndes County Pre-Disaster Mitigation Plan ................................................................................... 110 
4.4.5 City of Valdosta Utility Master Plan ................................................................................................... 110 
4.4.6 South Georgia Regional Comprehensive Plan ..................................................................................... 110 
4.4.7 South Georgia Regional Bicycle and Pedestrian Master Plan ............................................................. 111 
4.4.8 Valdosta State University (VSU) Master Plan ..................................................................................... 111 

LIST OF APPENDICES ......................................................................................................................................... 112 

 



Greater Lowndes 2030 Comprehensive Plan – Community Agenda 

Page 4 of 112 

1 INTRODUCTION  

1.1 Purpose 
As in many communities, the Greater Lowndes community has grown tremendously over the past two 
decades.  Positive efforts to guide growth during this time occurred through comprehensive planning 
efforts in the early 1990’s.  While the original Plan was a valid and viable document at the time of its 
adoption, due to the tremendous growth and development over time it no longer reflects the growth trends 
of the Greater Lowndes area thus, the need for the Greater Lowndes 2030 Comprehensive Plan. 
 
The Greater Lowndes community recognizes that growth and development in a scattered, unintended 
fashion can negatively impact our quality of life. Such growth may make it difficult for the community to 
plan for future development or effectively manage development-related environmental impacts, thus 
resulting in the kind of unplanned development known as “urban sprawl”. Studies have shown that it is 
more expensive to provide public facility and services to developments that have sprung up in a 
haphazard, or leap-frog manner.  Local governments can utilize their limited funds more efficiently by 
gradually expanding services from existing service areas in a rational and well-planned manner.  
Ultimately, when local governments find themselves in a position of reacting to new developments, it 
becomes difficult to anticipate and budget for the costs or providing needed new public facilities.  
 
Thus, the purpose of the Greater Lowndes 2030 Comprehensive Plan is to guide elected officials and 
community leaders in long-term and day-to-day decision-making.  The Plan illustrates an overall 
Community Vision; identifies Community Issues and Opportunities; and provides Goals, Policies, and 
Objectives, which should be followed to ensure the community’s vision one day becomes a reality.  

1.2 Community Assessment 
As required by the Georgia Department of Community Affairs’ Minimum Planning Standards for 
Comprehensive Planning, a complete Community Assessment was completed prior to the development of 
this Community Agenda.  This Assessment provided an opportunity for each of the following community 
aspects to be inventoried and evaluated: Population, Economic Development, Housing, Natural and 
Cultural Resources, Community Facilities, Intergovernmental Coordination, Transportation, and Land 
Use.  The results of this Assessment provided the groundwork for the development of this Community 
Agenda.  As such, the information contained in the Assessment should be considered complimentary to 
that contained within the Agenda.  Therefore, review of the Assessment is not vital to an understanding of 
this Agenda, however for those desiring additional information, a review of the Assessment is 
recommended.   

1.3 Community Participation Program 
In an effort to ensure extensive community involvement and civic participation, and in compliance with 
the State Department of Community Affairs’ Minimum Planning Standards for Comprehensive Planning, 
a Community Participation Program was developed prior to commencing the Community Agenda portion 
of the planning process.  This Program was utilized to guide community involvement throughout the 
planning process and ensure all stakeholder groups had an opportunity to contribute to the overall process.  
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1.3.1 Greater Lowndes Growth Advisory Committee  
Throughout the development of the Comprehensive Plan, many positive developments in community 
involvement and civic engagement took place, including the formation of a Greater Lowndes 2030 
Advisory Committee.  This Committee included representation from the various governing bodies, 
economic engines, and stakeholder groups.  Through its diverse representation, the Committee provided 
viable insight into the issues and opportunities facing the Greater Lowndes community.  Now that the 
Plan is complete, the committee has the opportunity to transition into a Greater Lowndes Growth 
Advisory Committee.  The existence of such a diverse body of community representatives will be a 
positive step in the direction of continued collaboration, which is vital to proactive Plan implementation. 
Further investigation regarding the structure and coordination of this committee should occur following 
the adoption of the Plan.    

1.4 Community Agenda 
In an effort to promote regional planning and collaboration, each of the Greater Lowndes communities 
committed to the development of a joint Comprehensive Plan.  The goal was once again to develop a 
viable, living document that could be utilized by community leaders and stakeholders alike to guide the 
community’s rapid growth and development.  The development of this Plan was truly a joint community 
effort resulting in a variety of stakeholder involvement, including all governing bodies, and many 
community organizations and citizens.  The result then, is a Plan which truly reflects the overall desires of 
the Greater Lowndes community. 

1.5 Community Education 
Throughout the Greater Lowndes 2030 process there was a continuous effort to educate the community 
on the need for quality planning and development.  During the two year period in which the Plan was 
written, citizens and community leaders alike became aware of the variety of impacts planning has on a 
community.  Thus, a significant step in the right direction has occurred, opening the door for continued 
education and improvement.  

1.6 Continued Planning 
As with any community, planning represents a continuous challenge of collaboration within the Greater 
Lowndes area.  Fortunately, the Greater Lowndes 2030 Comprehensive Plan serves as a guide in this ever 
changing field.  However, this Plan should in no way be considered a final document.  Although it is final 
in the sense that it has been adopted by each of the governing bodies and has been accepted by the State, 
we as a community know that it is only the first of many versions to come.  Recognizing the need for 
quality planning in order to protect our valuable resources, the Greater Lowndes community is committed 
to updating and fine tuning this Plan on a regular basis.  As greater collaboration continues to occur and 
more information is revealed, the Plan will be amended to reflect the community’s growth and changing 
vision.  Thus in no means should this document be considered an end to planning for our community’s 
future; instead it is only the beginning, as we continue to come together to address the challenges of 
community growth and development while building on our valuable and unique resources.  
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2 COMMUNITY VISION 

2.1 General Vision Statement 
Throughout the Greater Lowndes 2030 planning process, the public has enjoyed many opportunities for 
active involvement.  Through general public meetings, stakeholder group presentations, one-on-one 
discussions, bi-monthly newsletters, an informational website, and many dedicated members of the 
Advisory Committee, we were able to develop a vision statement for the Greater Lowndes community. 
 
Concurrently with the Greater Lowndes 2030 Comprehensive Planning process, the community also 
underwent an image development campaign.  Through the facilitation of two reputable Public Relations 
Firms, several community preference surveys were completed.  Thus, the final vision statement also 
represents the results of both PR Firms.   
 
Ultimately, the vision statement below addresses the desire to balance Lowndes County’s quiet residential 
nature with progressive commercial and economic development. Through clear-sighted planning for the 
location, arrangement, and design of growth, Lowndes County can successfully balance its various land 
use needs and community goals.  The following vision statement should serve as a guide in developing 
this balance. 
 
 

In the year 2030, the Greater Lowndes Community will be a well-recognized leader 
in the South Georgia-North Florida region, as well as across the State.  Due to the 
community’s entrepreneurial and progressive mindset, it will have experienced 
substantial growth yet still have an unsurpassed quality of life due to its low cost of 
living, thriving regional institutions, and growing economic diversity.  Recognizing 
and meeting the needs of a diverse population, the community’s quality of life will be 
sustained through preservation of its natural resources; facilitation of active living 
through an interconnected system of parks, bicycle, and pedestrian facilities; and 
enhancement of its vibrant cultural resources.  Through cooperation with the various 
educational institutions, the community will be able to sufficiently meet the 
employment demands of high-paying industries with high-school, college, and 
university graduates performing at or above state averages. Overall, the 
community’s attractive family-oriented, small-town, rural nature will have been 
protected through a continued spirit of open communication and cooperation among 
our governing bodies and significant citizen engagement and community 
involvement.   
 

2.2 Future Growth and Development 
In projecting future areas of growth and development, quality planning calls for those decisions to be 
based on infrastructure plans for transportation, water, and sewer; as well as the development suitability 
of land, existing land uses, and existing zoning.    
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2.2.1 Transportation Planning 
Generally, long range transportation planning for the Greater Lowndes community is addressed through 
the Valdosta Lowndes Metropolitan Planning Organization (MPO).  The MPO recently completed its 
Valdosta-Lowndes Metro 2030 Long Range Transportation Plan (LRTP).  Development of this document 
was based on a comprehensive data forecasting process for four main areas: population, housing, 
employment, and enrollment.  Following the projection of a year 2030 total for each area, the anticipated 
number was allocated throughout over 400 Transportation Analysis Zones (TAZ).   
 
These allocations were then loaded into an electronic Travel Demand Model, which is used to evaluate 
the effects proposed developments may have on the existing transportation network.  Proactive utilization 
of this model helps ensure appropriate planning decisions are made both in the designation of future land 
uses and in improvements to the traffic infrastructure.   
 
Federal mandates require that the LRTP be updated every 5 years to reflect changes in the community’s 
growth and development.  During this update, the Travel Demand Model is also updated to reflect the 
population, housing, employment, and enrollment changes within each TAZ.  Concurrent with the LRTP 
update, the Future Development Maps of the Comprehensive Plan should also be updated.   
 
As the community continues to grow rapidly, a highly functioning transportation network will become 
more important to maintaining and improving the community’s desired quality of life.  In order to ensure 
land use and transportation planning decisions are made concurrently, collaboration between the 
governing bodies, the Greater Lowndes Planning Commission, and the Valdosta-Lowndes Metropolitan 
Planning Organization is vital. 

2.2.2 Water and Sewer Planning 
The County and Cities’ future plans regarding the extension of water and sewer services should also be 
relied on heavily for the depiction of future growth and development.  Areas in which services are 
expected to be provided should receive more intense land use designations and provide for greater 
density.   To assist in future water and sewer planning the City of Valdosta and Lowndes County both 
have Utility Master Plans to aid in the administrative, technical, and economical decisions, which must be 
made to ensure their respective water/sewer systems maintain appropriate capacity and a high-level of 
quality. 

2.2.2.1 Lowndes County Utility Plans 
Information regarding the utility extension plans and associated service areas for Lowndes County can be 
found under the Lowndes County Capital Improvement Element Section 4.3 of this Plan.  

2.2.2.2 City of Valdosta Utility Plans 
In an effort to add redundancy to the City of Valdosta’s water and sewer system, and improve water 
quality through a looping of water lines, the City maintains an active Water/Sewer Master Plan.  To guide 
in the extension of its water and sewer infrastructure, the City has delineated a current and future service 
area as illustrated by the map on the next page. 
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CITY OF VALDOSTA WATER AND WASTEWATER SERVICE AREA 
EXISTING AND PROPOSED 
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In order to provide water and wastewater services to the existing and proposed service areas in a manner 
that is administratively, technically, and economically feasible, the City of Valdosta anticipates 
completion of the following system expansions and improvements: 

 
City of Valdosta  
Water Supply  
Planned Capital Projects and Costs 

Project Planned 
Start Year 

Estimated
End Year 

Water Supply Treatment 

Valdosta Water Treatment Plant 2005 2007 

Water Supply Treatment  - Well Field 

Refurbish Wells #2 & #3 2007 2007 

Land 2007 2007 

Raw Water Main Piping 2008 2010 

Installation of new wells (5 wells) 2008 2010 

Water Transmission/Distribution 

Scott Park Elevated Tank 2007 2008 

Water Transmission Expansion 

Water Plant from Existing 30-inch main to Inner Perimeter Rd. 2006 2008 

Jaycee Shack Rd. from Inner Perimeter Rd. to Northside Dr. 2007 2008 

Inner Perimeter Rd. from U.S. 84 to existing 16-inch main 2007 2008 

E. Park Ave. from Inner Perimeter Rd. to existing 12-inch main 2007 2008 

U.S. 84 E. from Inner Perimeter Rd. to Clay Rd.  2007 2008 

Inner Perimeter Rd. from Jaycee Shack Rd. to U.S. 84 2007 2008 

N. Oak Street from Gornto Rd. to W. Brookwood Dr.  2011 2012 

W. Brookwood Rd. from N. Oak St. to Patterson St. 2011 2012 

Patterson Street from W. Brookwood Road to Old Clyattville Rd.  2011 2012 

W. Savannah Ave. from Patterson St. to S. Briggs St. 2011 2012 

Old Clyattville Rd. from Patterson St. to S. St. Augustine Rd.  2011 2012 

Baytree Rd. from N. Oak Street to Gornto Rd 2011 2012 
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City of Valdosta  
Wastewater 
Planned Capital Projects and Costs 

Project Planned 
Start Year 

Estimated
End Year 

Wastewater Collection/Transmission System 

Sewer System Rehabilitation  2008 2018 

Wastewater Collection - Sewer Extensions: 

Eastwind Sewer Lift Station Replacement 2007 2008 

Valdosta Mall Sewer Outfall Replacement 2007 2009 

Knights Creek  2007 2009 

Lankford Drive Sewer Lift Station 2008 2010 

Mud Creek Trunk Sewer 2008 2010 

Dukes Bay Canal Outfall Rehab and Replacement 2008 2010 

Cherry Creek Outfall 2008 2010 

Wastewater Treatment 

Mud Creek WPCP Improvements 2006 2009 

Withlacoochee WTP Improvements 2008 2011 

 
Completion of these service area improvements will not only provide additional service to accommodate 
the City’s projected population growth, but will also assist the City in meetings its goal of providing ISO 
Class 1 fire protection within its service area. 

2.2.2.3 City of Hahira Utility Plans 
At the time of developing this Comprehensive Plan, the City of Hahira was attempting to resolve some 
severe capacity issues in regards to their sewer system.  While there was adequate capacity to meet the 
day-to-day water demands, the demand on the City’s sewer system was greater than its capacity.  In 
determining future growth and development for the City of Hahira a very conservative view was taken 
until the limiting capacity issues could be resolved.  Most of the growth depicted in the Hahira area is 
large-lot residential in nature.  (Following resolution of these issues, this portion of the Comprehensive 
Plan and the respective area of the Future Development Map should be updated.) 

2.2.2.4 City of Lake Park Utility Plans 
As stated in the Community Assessment, the City of Lake Park currently operates a public water system 
but does not offer any public sewer.  The community does not aggressively extend its existing system and 
instead investigates extensions only as requested or required due to new development.  A comprehensive 
study regarding the feasibility of a sewer system or connection to the County’s sewer system should be 
completed.  
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2.2.2.5 City of Remerton Utility Plans 
As stated in the Community Assessment, the City of Remerton operates its own water transmission and 
wastewater collection system.  The City’s wastewater is then treated by the City of Valdosta.  More 
information regarding this system can be found in Appendix E of the Community Assessment.   

2.2.3 Development Suitability of Land Parcels 
In conjunction with the MPO’s TAZ allocation process mentioned in section 2.2.1, a Development 
Suitability Map was produced based on each parcel of land’s overall suitability for development.  This 
determination was based on several factors including: the land’s proximity to existing or planned water 
and sewer infrastructure, the land’s access to the transportation network, and the presence of flood hazard, 
wetland, or groundwater recharge areas on the land.  Following the manipulation of several GIS data 
layers, an ultimate ‘score’ was generated which illustrated the land’s “development friendliness.”  The 
following map reflects the resulting scores. 
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2.2.4 Existing Land Use 
Prior to development of the Future Development Map, a comprehensive land use inventory was 
completed.  Through this inventory clear trends in the development of residential, commercial, and other 
various land use categories could be observed.  Understanding the influence of the market on future 
growth and development, these existing land use trends were also taken into consideration. The complete 
Existing Land Use map can be found in the Community Assessment portion of the Comprehensive Plan. 

2.2.5 Existing Zoning 
In some areas of the community, the existing land use is not consistent with the existing zoning, resulting 
in a situation of non-conformance.  In these instances, the existing zoning was considered for the 
development of the Future Development Map.  In most cases the adoption of this zoning by the various 
governing bodies set a clear policy as to the type of growth that is encouraged for the particular area; thus, 
future development should be consistent with this policy. 
 

2.3 Future Development Maps 
Having considered the above-mentioned items, a series of Future Development Maps were created.  
These maps, found on the following four pages, represent the intended style of growth and location of 
land uses for each of the Greater Lowndes Communities.  As required by State Planning Standards, each 
area within the community has been delineated into a designated Character Area.  Information about each 
of these areas can be found in section 2.4.   

2.3.1 Urban Service Area (USA) 
In an effort to control the timing, location and scale of new development and to avoid a situation of 
“playing catch-up” in the provision of public facilities and infrastructure, the Greater Lowndes 
communities have established an Urban Service Area, which is reflected in the following Future 
Development Maps.   
 
An Urban Service Area (USA) is a geographically defined boundary that specifies where the local 
governments will provide urban services, such as water supply or sewage treatment, in the future.  By 
delineating an USA, the community is effectively saying that it will support new urban density 
development only within the delineated area.  Promotion of the USA will encourage higher density infill 
development within the boundaries, while helping to conserve natural resources and maintain the rural 
character of areas lying outside the boundary.  (Areas outside of the USA boundary are often referred to 
as the Rural Service Area (RSA). 
 
The USA boundaries delineated in following Future Development Maps should not be considered a 
projection to the year 2030.  Currently, the USA boundaries are based on a 1-mile buffer from existing 
(2006) water and sewer infrastructure and/or plans for immediate extensions.  It is the intent of this 
Comprehensive Plan to ensure that the USA boundaries do not conflict with the Service Areas agreed to 
by the Greater Lowndes governing bodies, within the Service Delivery Strategy.  With that in mind, the 
USA should be updated on a regular basis to reflect the growth of each community’s utility systems in 
addition to any time the Service Areas for each local government are amended.   
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2.3.2 Moody Activity Zone (MAZ) 
The Moody Activity Zone (MAZ) reflects the area surrounding Moody Air Force Base (MAFB) located 
in the northeastern portion of the County. The MAZ includes the Clear Zone, the Accident Potential 
Zones, and the areas of higher noise decibels from Base activities, as identified by the Base.  Recognizing 
the value of MAFB to the community, the MAZ serves to protect the Base from incompatible uses, which 
could inhibit the Base’s mission.  
 
In addition to protecting the Base in future growth and development plans, Lowndes County recently 
adopted three additional zoning districts to regulate uses around and adjacent to the Base.  These districts 
were developed in conjunction with planners at the Base to ensure their highest compatibility.   
Additionally, MAFB personnel will be included in all growth and development decisions for properties 
located within the MAZ. As growth and development continues to occur in our rapidly growing 
community, the enforcement of the MAZ will ensure MAFB remains a viable economic engine for our 
community.   
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2.3.3 Lowndes County Future Development Map  
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2.3.4 City of Valdosta Future Development Map  
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2.3.5 Cities of Hahira and Lake Park Future Development Maps  
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2.3.6  Cities of Dasher and Remerton Future Development Maps  
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2.4 Character Area Narratives 
As required by the State Minimum Planning Standards, every part of the Greater Lowndes Community 
was delineated into specific Character Areas. Each of the following character area narratives was 
developed based on stakeholder input, existing land uses, anticipated development, planned infrastructure 
improvements and expansions, and guidance found in the State Planning Recommendations,  As with the 
Plan in general, these character area descriptions and goals should not be considered final.  As the 
community gains a greater understanding of the role and value of character areas, their descriptions 
should be fine tuned.  Additionally, as the community continues to grow, specific character area 
depictions may need adjusting.   
 
Each Character Area narrative has a unique Description stating either the existing or desired qualities for 
that area.  (Please note the associated picture for each area represents the current state of the specific area 
and should not be construed to necessarily represent the desired state, although for some descriptions this 
may be the case.) The stated Development Strategy should serve as a guide for all development and 
redevelopment taking place in the Character Area.  Adherence to these development strategies will ensure 
consistent and complimentary development, which promotes a greater sense of place and overall 
improved quality of life.  The listing of Permitted Zonings provides guidance as to the type of land uses 
encouraged within each Character Area.  While many of the differences between uses can be masked 
through site design and development standards, there are certain uses which are incompatible with 
surrounding uses and should not be permitted.  As required by the State, the Quality Community 
Objectives demonstrate the unique ideals established for each Character Area.  While there is certainly a 
value to regional planning, planning on the neighborhood (or character area) level allows for greater 
implementation of specific objectives, which ultimately promotes an improved quality of life.   The 
Implementation Measures are the specific activities or programs which could take place within each of 
the Character Areas. While the suggested list of measures may or may not currently exist in the Greater 
Lowndes Community, their implementation in appropriate areas would help achieve the established 
objectives and overall development strategy for each Character Area. In most cases, these measures 
should be considered joint efforts 
between the local government, 
development community, and citizens 
alike.    
 
The table to the right represents the 
breakdown of County acreage within 
each of the 17 Character Areas 
 

CHARACTER AREA ACREAGE 
 (approx.) 

Park/Recreation/Conservation 36,670 
Linear Greenspace/Trails 2,460 
Agricultural/Forestry 150,771 
Rural Residential 44,497 
Rural Activity Center 832 
Established Residential 8,761 
Transitional Neighborhood 555 
Suburban Area 45,908 
Neighborhood Activity Center 4,837 
Community Activity Center 9,581 
Regional Activity Center  2,554 
Downtown 110 
Institutional Activity Center 6,210 
Industrial Activity Center 5,419 
Transportation/Communication/Utilities 6,549 
Remerton Mill Town 49 
Remerton Neighborhood Village 45 

TOTAL ACREAGE (approx.) 325,808 
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2.4.1 Park/Recreation/Conservation Area 
 

DESCRIPTION:  Undeveloped, natural lands with significant natural features 
including floodplains, wetlands, watersheds, wildlife management areas and 
other environmentally sensitive areas not suitable for development of any kind 
 
DEVELOPMENT STRATEGY:  The natural, rural character should be 
maintained by not allowing any new development and promoting use of 
conservation easements.  Roadways in these areas should be widened only 

when absolutely necessary.  Roadway alterations should be carefully designed to minimize the visual 
impact.  These areas should be promoted for passive-use tourism and universally designed recreational 
destinations. 

 
 
 
 
 

 
QUALITY COMMUNITY OBJECTIVES: 

1) Heritage Preservation Objective: The traditional character of the community should be 
maintained through preserving and revitalizing historic areas of the community, encouraging new 
development that is compatible with the traditional features of the community, and protecting 
other scenic or natural features that are important to defining the community’s character. 

2) Open Space Preservation Objective: New development should be designed to minimize the 
amount of land consumed and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors. 

3) Environmental Protection Objective: Air quality and environmentally sensitive areas should be 
protected from negative impacts of development. Environmentally sensitive areas deserve special 
protection, particularly when they are important for maintaining traditional character or quality of 
life of the community or region. Whenever possible, the natural terrain, drainage, and vegetation 
of an area should be preserved. 

 
IMPLEMENTATION MEASURES:  

1) Appropriate Zoning Districts: 
a. Conservation (CON) and Environmental-Resource (E-R) Zoning Districts: 

Properties within unincorporated Lowndes County and the City of Valdosta may retain or 
request these zoning districts to provide for the long-term protection and preservation of 
environmentally sensitive natural resource systems.  Development within the 
Conservation District should be limited to buildings that are supportive of and accessory 
to the conservation land uses.  

b. Estate-Agriculture (E-A) Zoning District: Properties within unincorporated Lowndes 
County may retain or request this zoning district in order to protect agricultural activities, 
including those related to crops, livestock, and timber; from the effects of suburban 
residential development.   

2) Interconnected network of greenspace/green infrastructure: Can be created utilizing public 
land, privately donated land, and existing river and stream corridors.   

PERMITTED ZONINGS:   Conservation (CON) 
Environmental Resource (E-R) 
Estate-Agricultural (E-A) 
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3) Conservation Easements: An arrangement where private landowners donate the development 
rights of their property to a qualified conservation organization or government agency, in 
exchange for tax savings. This permanently protects the property from development and thereby 
ensures that it remains as open space or farmland. 

4) Transfer of Development Rights (TDR) or Purchase of Development Rights (PDR): A 
Transfer of Development Rights (TDR) program is an arrangement whereby private landowners 
located in designated sending areas sell their development rights to private landowners located in 
designated receiving areas.  Sending and receiving areas are delineated by the local government 
based on future land use and infrastructure plans.  A Purchase of Development Rights (PDR) 
program is an arrangement whereby private landowners sell the development rights of their 
property to a qualified conservation organization or government agency, in order to permanently 
protect the property from development and thereby ensure that it remains as open space.  Neither 
system currently exists within Lowndes County. 

5) Acquisition of land:  Potential park/recreation/conservation areas can be acquired through 
donations, SPLOST funds, grants or low-interest loans through programs such as the Georgia 
Land Conservation Program, or outright purchase. 
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2.4.2 Linear Greenspace and Trails 
 

DESCRIPTION:  Areas of protected open space that follow natural and manmade 
linear features for recreation, transportation, and conservation purposes and link 
ecological, cultural and recreational amenities. 
 
DEVELOPMENT STRATEGY:  Linear greenspaces and trails should be linked 
into a pleasant network of accessible greenways, set aside for pedestrian and 
bicycle connections between schools, churches, recreation areas, community 
centers, residential neighborhoods and commercial areas.  These greenways will 
provide safe, efficient pedestrian linkages and give all users an opportunity to enjoy 
the natural environment.  They may also serve as an alternative transportation 

network, accommodating commuting to work or shopping as well as recreational biking, skateboarding, 
walking, and jogging. 

 
QUALITY COMMUNITY OBJECTIVES: 

1) Open Space Preservation Objective: New development should be designed to minimize the 
amount of land consumed, and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors. 

2) Environmental Protection Objective: Air quality and environmentally sensitive areas should be 
protected from negative impacts of development. Environmentally sensitive areas deserve special 
protection, particularly when they are important for maintaining traditional character or quality of 
life of the community or region. Whenever possible, the natural terrain, drainage, and vegetation 
of an area should be preserved. 

3) Transportation Alternatives Objective: Alternatives to transportation by automobile, including 
accessible mass transit, bicycle routes and pedestrian facilities, should be made available in each 
community. Greater use of alternate transportation should be encouraged.  

 
IMPLEMENTATION MEASURES:  

1) Appropriate Zoning Districts: 
a. Conservation (CON) and Environmental-Resource (E-R) Zoning Districts: See 

description above in 2.4.1 
b. Estate-Agriculture (E-A) Zoning District: See description above in 2.4.1 

2) Interconnected network of greenspace/green infrastructure: Can be created utilizing public 
land, privately donated land, and existing river and stream corridors.   

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

PERMITTED ZONINGS:  Conservation (CON) 
Environmental Resource (E-R) 
Estate-Agricultural (E-A) 
Any zoning if public access easements are utilized for connectivity 



Greater Lowndes 2030 Comprehensive Plan – Community Agenda 

Page 23 of 112 

4) Transfer of Development Rights (TDR) or Purchase of Development Rights (PDR): A 
Transfer of Development Rights (TDR) program is an arrangement whereby private landowners 
located in designated sending areas sell their development rights to private landowners located in 
designated receiving areas.  Sending and receiving areas are delineated by the local government 
based on future land use and infrastructure plans.  A Purchase of Development Rights (PDR) 
program is an arrangement whereby private landowners sell the development rights of their 
property to a qualified conservation organization or government agency, in order to permanently 
protect the property from development and thereby ensure that it remains as open space.  Neither 
system currently exists within Lowndes County. 

5) Acquisition of land:  Potential park/recreation/conservation areas can be acquired through 
donations, SPLOST funds, grants or low-interest loans through programs such as the Georgia 
Land Conservation Program, or fee simple purchase. 

6) Rails to Trails Program: Use of state and federal funding for acquisition of abandoned rail right 
of ways.   

7) Scenic Byways Designation: State designation of byways with significant historic resources 
8) Right of Way Improvements: Any type of public improvement made in a roadway's "right-of-

way," which is the strip of land that includes the road itself and the narrow band of publicly 
owned property on either side of the road where sidewalks, curbing, and utility lines are typically 
located.  As roads are repaved or widened, they should be assessed for the addition of universally 
designed pedestrian/bicycle facilities connecting with the larger network. 
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2.4.3 Agricultural Area 
 

DESCRIPTION:  Lands in open or cultivated state or sparsely settled, 
including woodlands and farmlands.   
 
DEVELOPMENT STRATEGY:  The rural character should be maintained by 
strictly limiting new development and protecting farmland and open space by 
maintaining large lot sizes and promoting use of conservation easements.  
Residential subdivisions should be severely limited and any minor exceptions 

should be required to follow a rural cluster zoning or conservation subdivision design.  New development 
should not utilize “franchise” or “corporate” architecture but instead should use compatible rural 
architectural styles.  Roadways should be widened only when absolutely necessary.  Roadway alterations 
should be carefully designed to minimize visual impact.  These areas should be promoted for passive-use 
tourism and recreational destinations. 

 
 
 
 
 
 

 
QUALITY COMMUNITY OBJECTIVES: 

1) Heritage Preservation Objective: The traditional character of the community should be 
maintained through preserving and revitalizing historic areas of the community, encouraging new 
development that is compatible with the traditional features of the community, and protecting 
other scenic or natural features that are important to defining the community’s character.  

2) Open Space Preservation Objective: New development should be designed to minimize the 
amount of land consumed, and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors. 

3) Environmental Protection Objective: Air quality and environmentally sensitive areas should be 
protected from negative impacts of development. Environmentally sensitive areas deserve special 
protection, particularly when they are important for maintaining traditional character or quality of 
life of the community or region. Whenever possible, the natural terrain, drainage, and vegetation 
of an area should be preserved. 

 
IMPLEMENTATION MEASURES:  

1) Appropriate Zoning Districts: 
a. Conservation (CON) Zoning Districts: See description above in 2.4.1 
b. Estate-Agriculture (E-A) Zoning District: See description above in 2.4.1 
c. Residential-Agricultural (R-A) Zoning District: Properties within unincorporated 

Lowndes County may retain or request this zoning district to preserve the mixed 
agricultural and residential character of land while providing a transition between rural 
and agricultural land and suburban and urban land.  

d. Crossroads-Commercial (C-C) Zoning District: Properties within unincorporated 
Lowndes County may retain or request this zoning district to provide locations for limited 
retail and service uses to satisfy the common and frequent needs of residents of nearby 
residential and agricultural areas.  These uses should be part of a crossroads commercial 
convenience center.  

PERMITTED ZONINGS:   Conservation (CON) 
Estate-Agricultural (E-A) 
Residential Agriculture (R-A)  
Crossroads-Commercial (C-C) 
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2) Conservation Easements: An arrangement where private landowners donate the development 
rights of their property to a qualified conservation organization or government agency, in 
exchange for tax savings. This permanently protects the property from development and thereby 
ensures that it remains as open space or farmland. 

3) Transfer of Development Rights (TDR) or Purchase of Development Rights (PDR): A 
Transfer of Development Rights (TDR) program is an arrangement whereby private landowners 
located in designated sending areas sell their development rights to private landowners located in 
designated receiving areas.  Sending and receiving areas are delineated by the local government 
based on future land use and infrastructure plans.  A Purchase of Development Rights (PDR) 
program is an arrangement whereby private landowners sell the development rights of their 
property to a qualified conservation organization or government agency, in order to permanently 
protect the property from development and thereby ensure that it remains as open space.  Neither 
system currently exists within Lowndes County. 

4) Conservation Subdivisions: Residential or mixed-use developments in which a significant 
portion of the site is set aside as undivided, permanently protected open space, while houses are 
clustered on the remainder of the property. Lowndes County’s Unified Land Development Code 
(ULDC) authorizes the development of new conservation subdivisions on sites proposed by a 
developer, provided the development plans meet certain criteria specified in the ordinance. 
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2.4.4 Rural Residential 
 
DESCRIPTION:  Rural, undeveloped land likely to face development 
pressures for lower density (one unit per 2.5 acres) residential development.  
These areas will typically have low pedestrian orientation and access, very 
large lots, open space, pastoral views, and a high degree of building separation. 
 
DEVELOPMENT STRATEGY:  The rural atmosphere should be maintained 
while accommodating new residential developments utilizing rural cluster or 

conservation subdivision design that incorporates significant amounts of open space.  Compatible 
architecture styles should be encouraged to maintain the regional rural character.  “Franchise” or 
“corporate” architecture should be discouraged.  Where possible, there should be connections to regional 
networks of greenspace and trails, available to pedestrians, bicyclists, and equestrians for both tourism 
and recreational purposes. 

 
 
 
 
 
 

 
QUALITY COMMUNITY OBJECTIVES: 

1) Open Space Preservation Objective: New development should be designed to minimize the 
amount of land consumed, and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors. 

2) Environmental Protection Objective: Air quality and environmentally sensitive areas should be 
protected from negative impacts of development. Environmentally sensitive areas deserve special 
protection, particularly when they are important for maintaining traditional character or quality of 
life of the community or region. Whenever possible, the natural terrain, drainage, and vegetation 
of an area should be preserved. 

3) Housing Opportunities Objective: Quality housing and a range of housing size, cost, and 
density should be provided in each community, to make it possible for all who work in the 
community to also live in the community. 

 
IMPLEMENTATION MEASURES:  

1) Appropriate Zoning Districts: 
a. Estate-Agriculture (E-A) Zoning District: See description above in 2.4.1 
b. Residential-Agricultural (R-A) Zoning District: See description above in 2.4.3 
c. Low Density Residential (R-1) Zoning District: Properties within unincorporated 

Lowndes County may retain or request this zoning district to provide for single-family 
residential dwellings on individual lots at a low density of development, consistent with 
the use of private wells and septic tanks. 

d. Crossroads-Commercial (C-C) Zoning District: See description above in 2.4.3 
2) Conservation Easements: An arrangement where private landowners donate the development 

rights of their property to a qualified conservation organization or government agency, in 
exchange for tax savings. This permanently protects the property from development and thereby 
ensures that it remains as open space or farmland. 

PERMITTED ZONINGS:   Estate-Agricultural (E-A) 
Residential Agriculture (R-A)  
Low Density Residential (R-1) 
Crossroads-Commercial (C-C) 
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3) Transfer of Development Rights (TDR) or Purchase of Development Rights (PDR): A 
Transfer of Development Rights (TDR) program is an arrangement whereby private landowners 
located in designated sending areas sell their development rights to private landowners located in 
designated receiving areas.  Sending and receiving areas are delineated by the local government 
based on future land use and infrastructure plans.  A Purchase of Development Rights (PDR) 
program is an arrangement whereby private landowners sell the development rights of their 
property to a qualified conservation organization or government agency, in order to permanently 
protect the property from development and thereby ensure that it remains as open space.  Neither 
system currently exists within Lowndes County. 

4) Conservation Subdivisions: Residential or mixed-use developments in which a significant 
portion of the site is set aside as undivided, permanently protected open space, while houses are 
clustered on the remainder of the property. Lowndes County’s Unified Land Development Code 
authorizes the development of new conservation subdivisions on sites proposed by a developer, 
provided the development plans meet certain criteria specified in the ordinance. 
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2.4.5 Rural Activity Center 
 

DESCRIPTION:  Commercial activity area located at a highway intersection.  
Typically automobile focused, but with care, can be designed for greater 
pedestrian orientation and access.  More character can be achieved with 
attractive clustering of buildings within the center leaving surrounding area as 
open space.  These villages include a mixture of uses serving highway passers-
by, rural and agricultural areas.    
 

 
DEVELOPMENT STRATEGY:  The rural atmosphere should be maintained while accommodating retail 
and commercial uses within the village center.  Compatible architecture styles should be encouraged to 
maintain the regional rural character.  “Franchise” or “corporate” architecture should be discouraged.  
Where possible, there should be connections to regional networks of greenspace and trails, available to 
pedestrians, bicyclists, and equestrians for both tourism and recreational purposes. 

 
QUALITY COMMUNITY OBJECTIVES: 

1) Appropriate Businesses Objective: The businesses and industries encouraged to develop or 
expand in a community should be suitable for the community in terms of job skills required, 
linkages to other economic activities in the region, impact on the resources of the area, and future 
prospects for expansion and creation of higher-skill job opportunities. 

2) Employment Options Objective: A range of job types should be provided in each community to 
meet the diverse needs of the local workforce. 

3) Open Space Preservation Objective: New development should be designed to minimize the 
amount of land consumed, and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors. 

4) Environmental Protection Objective: Air quality and environmentally sensitive areas should be 
protected from negative impacts of development. Environmentally sensitive areas deserve special 
protection, particularly when they are important for maintaining traditional character or quality of 
life of the community or region. Whenever possible, the natural terrain, drainage, and vegetation 
of an area should be preserved. 

 
IMPLEMENTATION MEASURES:  

1) Appropriate Zoning Districts: 
a. Conservation (CON): See description above in 2.4.1 
b. Estate-Agricultural (E-A): See description above in 2.4.1 
c. Residential Agriculture (R-A): See description above in 2.4.3 
d. Single-Family Residential (R-1): See description above in 2.4.4 
e. Country Crossroads (C-C): See description above in 2.4.3 

2) Access Control Measures: To ensure commercial properties are interconnected to allow for 
greater traffic circulation and increased public safety.   
3) Cluster Development: Commercial, residential or mixed-use developments in which a 
significant portion of the site is set aside as undivided, permanently protected open space, while the 
buildings (houses, shops, etc.) are clustered on the remainder of the property. 

PERMITTED ZONINGS:   Conservation (CON)  Estate-Agricultural (E-A) 
Residential Agriculture (R-A)  Single-Family Residential (R-1) 

Country Crossroads (C-C) 
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2.4.6 Established Residential Area 
 
DESCRIPTION:  Typically an older neighborhood having relatively 
well-maintained housing, possessing a distinct identity through 
architectural styles, lot and street design, and having higher rates of 
home-ownership. These areas are typically located closer to the core of 
the community and may be located next to areas facing intense 
development pressures.   
 

 
DEVELOPMENT STRATEGY:  Focus should be on reinforcing stability by encouraging more 
homeownership and maintenance or upgrade of existing properties.  Vacant properties offer opportunity 
for infill development of new, architecturally compatible housing.  Strong pedestrian and bicycle 
connections should be provided to enable residents to walk/bike to work, shopping, or other destinations 
in the area.   

 
 
 
 
 
 
 

 
QUALITY COMMUNITY OBJECTIVES: 

1) Housing Opportunities Objective: Quality housing and a range of housing size, cost, and 
density should be provided in each community, to make it possible for all who work in the 
community to also live in the community. 

2) Sense of Place Objective: Traditional downtown areas should be maintained as the focal point of 
the community or, for newer areas where this is not possible, the development of activity centers 
that serve as community focal points should be encouraged. These community focal points should 
be attractive, mixed-use, pedestrian-friendly places where people choose to gather for shopping, 
dining, socializing, and entertainment. 

 
IMPLEMENTATION MEASURES:  

1) Appropriate Residential Zoning Districts: 
a. Low Density Residential (R-1): See description above in 2.4.4 
b. Medium Density Residential (R-21) and (R-15): Properties may retain or request these 

zoning districts to provide for single-family residential dwellings on individual lots at a 
moderate density of development, consistent with the use of either community water 
systems or community sewerage disposal systems or both.  The use of on-site septic 
systems may be permissible.   

c. Suburban Density Residential (R-10): Properties may retain or request this zoning 
district to provide locations for single-family dwellings on small individual lots, based on 
the availability of both community water and community sewerage systems to serve the 
development.  

d. Single-Family Residential (R-6S): Properties may retain or request this zoning district 
to provide higher density single-family or two-family residential areas.  

PERMITTED ZONINGS:   Low Density Residential (R-1) 
    Medium Density Residential (R-21) and (R-15) 
    Suburban Density Residential (R-10) 
    Single-Family Residential (R-6S) 

Planned Development (P-D) 
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e. Planned Development (P-D): This zoning district allows for innovative land use and 
development that positively benefits the community.  Developments are more likely to 
have a unique sense of place and to promote ideals of sustainability.  Developer's plans 
are approved only if they meet specified community standards.  

2) Flexible Subdivision Regulations: Revising subdivision regulations to enable infill development 
where existing lot sizes may not meet current requirements but where development on such a lot 
would not negatively impact the public health, safety, or welfare or negatively impact 
surrounding properties.   

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

4) Right of Way Improvements: Any type of public improvement made in a roadway's "right-of-
way," which is the strip of land that includes the road itself and the narrow band of publicly 
owned property on either side of the road where sidewalks, curbing, and utility lines are typically 
located. Such improvements will take into account protection of the existing residential 
properties.  

5) Traffic Calming: Physical improvements designed to decrease traffic speed and increase the 
pedestrian-friendliness of roadways. Typical traffic-calming improvements include raised 
crosswalks, narrower traffic lanes, fewer lanes, on-street parking, bump-outs, pedestrian refuges, 
and landscaped medians. 
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2.4.7 Transitional Neighborhood Area 
 

DESCRIPTION:  An area that has most of its original housing stock in 
place but housing conditions may be worsening due to low rates of 
homeownership and/or decline of property maintenance.  There may be 
a lack of neighborhood identity and gradual invasion of different type 
and intensity of uses that may be incompatible with the neighborhood 
residential use. These areas are typically located in the older, core areas 
of the community. 
 

 
DEVELOPMENT STRATEGY:  Focus should be on strategic public investments to improve conditions, 
allow appropriate infill development on scattered vacant sites, and encourage more homeownership and 
maintenance or upgrade of existing properties.  Public assistance and investment should be focused where 
needed to ensure that the neighborhood becomes a more stable, mixed-income community with a larger 
percentage of owner-occupied housing.  Vacant properties offer an opportunity for infill development of 
new, architecturally compatible housing.  Strong pedestrian and bicycle connections should be provided 
to enable residents to walk/bike to work, shopping, or other destinations in the area.   

 
 
QUALITY COMMUNITY OBJECTIVES: 

1) Housing Opportunities Objective: Quality housing and a range of housing size, cost, and 
density should be provided in each community, to make it possible for all who work in the 
community to also live in the community.  

2) Sense of Place Objective: Traditional downtown areas should be maintained as the focal point of 
the community or, for newer areas where this is not possible, the development of activity centers 
that serve as community focal points should be encouraged. These community focal points should 
be attractive, mixed-use, pedestrian-friendly places where people choose to gather for shopping, 
dining, socializing, and entertainment. 

 
IMPLEMENTATION MEASURES:  

1) Appropriate Residential Zoning Districts: 
a. Medium Density Residential (R-21) and (R-15): See description above in 2.4.6 
b. Suburban Density Residential (R-10): See description above in 2.4.6 
c. Single-Family (R-6S) and Multi-Family (R-6) Residential: See description above in 

2.4.6 
d. Residential-Professional (R-P): Properties may retain or request this zoning district to 

provide areas in which residential, professional, educational and institutional uses not 
normally involving the sale of merchandise can be compatibly mixed while maintaining a 
healthy living environment for the residents of the district. 

PERMITTED ZONINGS:   Medium Density Residential (R-21) and (R-15) 
    Suburban Density Residential (R-10) 
    Single-Family Residential (R-6S) and Multi-Family Residential (R-6) 

Residential-Professional (R-P) 
Office-Professional (O-P) / Office Institutional (O-I) 
Neighborhood-Commercial (C-N) 
Planned Development (P-D) 
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e. Office-Professional (O-P) and Office-Institutional (O-I): Properties may retain or 
request these zoning districts to allow development of business and professional 
activities, medical and dental facilities, and the development and maintenance of public 
owned lands and structures, parks and recreation areas, public schools, and buildings 
used principally for government functions.  Limited retail uses normally associated with 
office or institutional uses, accessory structures, and essential public services are also 
permissible.  

f. Neighborhood-Commercial (C-N): Properties may retain or request this zoning district 
to provide locations for a variety of retail and service uses to satisfy the common and 
frequent needs of residents in immediately adjacent neighborhoods.  

g. Planned Development (P-D): See description above in 2.4.6 
2) Flexible Subdivision Regulations: Revising subdivision regulations to enable infill development 

where existing lot sizes may not meet current requirements but where development on such a lot 
would not negatively impact the public health, safety, or welfare or negatively impact 
surrounding properties.   

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

4) Right of Way Improvements: Any type of public improvement made in a roadway's "right-of-
way," which is the strip of land that includes the road itself and the narrow band of publicly 
owned property on either side of the road where sidewalks, curbing, and utility lines are typically 
located. Such improvements will take into account protection of the existing residential 
properties.  

5) Traffic Calming: Physical improvements designed to decrease traffic speed and increase the 
pedestrian-friendliness of roadways. Typical traffic-calming improvements include raised 
crosswalks, narrower traffic lanes, fewer lanes, on-street parking, bump-outs, pedestrian refuges, 
and landscaped medians. 

 



Greater Lowndes 2030 Comprehensive Plan – Community Agenda 

Page 33 of 112 

2.4.8 Suburban Area 
 
DESCRIPTION:  Area where typical types of suburban residential 
subdivision development have occurred or pressures for such type of 
development are greatest due to availability of water and/or sewer service.  
These areas are characterized by low pedestrian orientation, high to moderate 
building separation, predominately residential uses with scattered commercial 
or civic uses, and varied, often curvilinear, street patterns. 
 

DEVELOPMENT STRATEGY:  Moderate density should be promoted in these areas with a greater 
focus on Traditional Neighborhood Development (TND) style residential subdivisions; where possible, 
existing development should be retrofitted to better conform to traditional neighborhood development 
principles.  These principles include creating neighborhood focal points by locating schools, community 
centers, or well-designed small commercial activity centers at suitable locations within walking distance 
of residences.   
 
New development should be master-planned with mixed-uses; blending residential development with 
schools, parks, recreation, retail businesses and services.  Strong connectivity and continuity between 
each master planned development should exist along with internal street connectivity, multiple site access 
points, and good vehicular and pedestrian/bicycle connections to retail/commercial services.  Street 
design should foster traffic calming such as narrower residential streets, on-street parking, and 
bicycle/pedestrian facilities. Compatible architecture styles are encouraged to maintain the regional 
character; these should not include “franchise” or “corporate” architecture.  Where possible, there should 
be connections to regional networks of greenspace and trails, available to pedestrians, bicyclists, and 
equestrians for both tourism and recreational purposes.  The permit of accessory housing units or well-
designed, small-scale infill multifamily residences will increase neighborhood and income diversity. 

 
QUALITY COMMUNITY OBJECTIVES: 

1) Growth Preparedness Objective: Each community should identify and put in place the 
prerequisites for the type of growth it seeks to achieve. These may include housing and 
infrastructure (roads, water, sewer and telecommunications) to support new growth, appropriate 
training of the workforce, ordinances to direct growth as desired, or leadership capable of 
responding to growth opportunities.  

2) Infill Development Objective: Communities should maximize the use of existing infrastructure 
and minimize the conversion of undeveloped land at the urban periphery by encouraging 
development or redevelopment of sites closer to the downtown or traditional urban core of the 
community. 

PERMITTED ZONINGS:   Low Density Residential (R-1) 
    Medium Density Residential (R-21) and (R-15) 
    Suburban Density Residential (R-10) 
    Single-Family Residential (R-6S) and Multi-Family Residential (R-6) 

Residential-Professional (R-P) 
Office-Professional (O-P) / Office Institutional (O-I) 
Neighborhood-Commercial (C-N) 
Community-Commercial (C-C) / General Commercial (C-G) 

- When property located along a Collector or Arterial roadway 
Planned Development (P-D) 
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3) Open Space Preservation Objective: New development should be designed to minimize the 
amount of land consumed, and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors. 

4) Transportation Alternatives Objective: Alternatives to transportation by automobile, including 
accessible mass transit, bicycle routes and pedestrian facilities, should be made available in each 
community. Greater use of alternate transportation should be encouraged.  

5) Housing Opportunities Objective: Quality housing and a range of housing size, cost, and 
density should be provided in each community, to make it possible for all who work in the 
community to also live in the community. 

6) Sense of Place Objective: Traditional downtown areas should be maintained as the focal point of 
the community or, for newer areas where this is not possible, the development of activity centers 
that serve as community focal points should be encouraged. These community focal points should 
be attractive, mixed-use, pedestrian-friendly places where people choose to gather for shopping, 
dining, socializing, and entertainment. 

 
IMPLEMENTATION MEASURES:  

1) Appropriate Zoning Districts: 
a. Low Density Residential (R-1) Zoning District: See description above in 2.4.4 
b. Medium Density Residential (R-21) and (R-15) Zoning District: See description 

above in 2.4.6 
c. Suburban Density Residential (R-10) Zoning District: See description above in 2.4.6 
d. Single-Family (R-6S) and Multi-Family (R-6) Residential Zoning Districts: See 

description above in 2.4.6 
e. Residential-Professional (R-P) Zoning District: See description above in 2.4.7 
f. Office-Professional (O-P) and Office Institutional (O-I) Zoning Districts:  See 

description above in 2.4.7 
g. Neighborhood-Commercial (C-N) Zoning District: See description above in Section 

2.4.7. 
h. Community-Commercial (C-C) and General Commercial (C-G) Zoning Districts: 

Properties may retain or request these zoning districts to provide locations for a wide 
variety of retail and service uses to satisfy the common and frequent needs of residents in 
large sections of the community and of the traveling public.  In is the intent of these 
districts to encourage businesses to be part of planned commercial centers, neighborhood 
shopping centers, or community shopping centers.   

i. Planned Developments (P-D): See description above in 2.4.6 
2) Access Control Measures: To ensure neighborhoods and commercial properties are 

interconnected to allow for greater traffic circulation and increased public safety.   
3) Alternatives to or Reuse of Big Boxes: As Big Boxes become vacant, developers are 

encouraged to investigate innovative methods of reuse and possible redesign.  Developers are also 
encouraged to design big box retail stores so as to minimize impact on surrounding properties and 
provide greater aesthetic appeal.  This can include the use of alternative construction materials, 
creative building design, and innovative site layout. 

4) Appropriate School Siting: To ensure schools are located within existing or planned activity 
centers to promote pedestrian and bicycle accessibility. 

5) Density Bonuses: Certain income groups are in need of additional housing options but may find 
it very hard to obtain. Increased density in appropriate areas may help decrease the cost of 
development thus making housing more affordable.   
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6) Design for Pedestrian-Friendly Communities: In an effort to promote active living, developers 
and planners should work together to ensure new development is designed in such a way as to 
encourage walking and biking.  This includes such methods as interconnecting neighborhoods 
and commercial developments, providing sidewalks and bike lanes, and situating buildings to 
promote pedestrian friendliness. 

7) Flexible Parking Standards: Revising land development regulations to remove rigid parking 
requirements that typically result in an oversupply of unnecessary parking spaces. Revisions may 
include reducing the number of required parking spaces, allowing shared parking between 
adjacent facilities, or promoting the use of alternative materials. 

8) Flexible Subdivision Regulations: Revising subdivision regulations to enable development of 
more innovative types of subdivisions that better match the character of the community and 
physical constraints of the development site. Revisions may include adjusting specific physical 
development standards to allow for condominium-style development or encouraging greater use 
of discretionary site plan review for new subdivisions. 

9) Inclusionary Zoning: Refers to various zoning or subdivision regulations which require that 
there be some affordable units in new residential developments. This can refer to new apartments, 
condos, or houses. Most commonly the requirement is that a certain percentage of the units be 
affordable, which must be defined for a specific period of time, but other techniques are also 
used. An advantage of inclusionary zoning, over traditional low-income housing projects, is that 
it mixes incomes and classes together. 

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

11) Mixed Use Zoning: In contrast to traditional zoning techniques, mixed-use zoning, which is 
often accomplished through zoning overlays, allows different types of uses such as: residential, 
commercial and office/professional to locate within the same area provided the uses are 
reasonably compatible. This type of development, in appropriate areas, creates a more diverse and 
dynamic urban setting and often makes it easier for people to carry out daily activities by 
alternative modes of transportation.  

12) Right of Way Improvements: Any type of public improvement made in a roadway's "right-of-
way," which is the strip of land that includes the road itself and the narrow band of publicly 
owned property on either side of the road where sidewalks, curbing, and utility lines are typically 
located. Such improvements may address issues such as: not enough or non-accessible sidewalks 
and bike trails, traffic problems, unattractive commercial or shopping areas, or unattractive 
sprawl development/visual clutter along roadways 

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

14) Traffic Calming: Physical improvements designed to decrease traffic speed and increase the 
pedestrian-friendliness of roadways. Typical traffic-calming improvements include raised 
crosswalks, narrower traffic lanes, fewer lanes, on-street parking, bump-outs, pedestrian refuges, 
and landscaped medians. 
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2.4.9 Neighborhood Activity Center 
 

DESCRIPTION: A neighborhood focal point with a concentration of 
activities such as general retail, service commercial, professional office, 
higher-density housing, and appropriate public and open spaces uses easily 
accessible by pedestrians and bicycles.    
 
DEVELOPMENT STRATEGY:  Each neighborhood center should 
include a mix of retail, services, and offices to serve neighborhood 
residents’ day-to day needs.  Residential development should reinforce the 
center by locating higher density housing options adjacent to the center, 

targeted to a broad range of income levels, including multi-family town homes, apartments, and 
condominiums.  Design for each Center should be very pedestrian-oriented, with strong, walkable 
connections between different uses.  Road edges should be clearly defined by locating builds at roadside 
with parking in the rear.  Direct connections to greenspace and trail networks should be provided.  The 
pedestrian-friendly environment should be enhanced by adding sidewalks and other pedestrian-friendly 
trails/bike routes linked to other neighborhood amenities such as libraries, neighborhood centers, health 
facilities, parks, and schools.  
 

 
QUALITY COMMUNITY OBJECTIVES: 

1) Growth Preparedness Objective: Each community should identify and put in place the 
prerequisites for the type of growth it seeks to achieve. These may include housing and 
infrastructure (e.g. roads, water, sewer and telecommunications) to support new growth, 
appropriate training of the workforce, ordinances to direct growth as desired, or leadership 
capable of responding to growth opportunities. 

2) Appropriate Businesses Objective: The businesses and industries encouraged to develop or 
expand in a community should be suitable for the community in terms of job skills required, 
linkages to other economic activities in the region, impact on the resources of the area, and future 
prospects for expansion and creation of higher-skill job opportunities. 

3) Educational Opportunities Objective: Educational and training opportunities should be readily 
available in each community to permit community residents to improve their job skills, adapt to 
technological advances, or to pursue entrepreneurial ambitions. 

4) Employment Options Objective: A range of job types should be provided in each community to 
meet the diverse needs of the local workforce. 

5) Transportation Alternatives Objective: Alternatives to transportation by automobile, including 
accessible mass transit, bicycle routes and pedestrian facilities, should be made available in each 
community. Greater use of alternate transportation should be encouraged.  

6) Housing Opportunities Objective: Quality housing and a range of housing size, cost, and 
density should be provided in each community to make it possible for all who work in the 
community to also live in the community. 

PERMITTED ZONINGS:  Single-Family Residential (R-6S) and Multi-Family Residential (R-6) 
    Residential-Professional (R-P) 

Office-Professional (O-P) / Office Institutional (O-I) 
    Neighborhood-Commercial (C-N) 

Community-Commercial (C-C) / General Commercial (C-G) 
- When property located along a Collector or Arterial roadway 

Planned Development (P-D) 
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7) Traditional Neighborhood Objective: Traditional neighborhood development patterns should 
be encouraged, including use of more human scale development, mixing of uses within easy 
walking distance of one another, and facilitating pedestrian activity. 

8) Infill Development Objective: Communities should maximize the use of existing infrastructure 
and minimize the conversion of undeveloped land at the urban periphery by encouraging 
development or redevelopment of sites closer to the downtown or traditional urban core of the 
community. 

9) Sense of Place Objective: Traditional downtown areas should be maintained as the focal point of 
the community or, for newer areas where this is not possible, the development of activity centers 
that serve as community focal points should be encouraged. These community focal points should 
be attractive, mixed-use, pedestrian-friendly places where people choose to gather for shopping, 
dining, socializing, and entertainment. 

 
IMPLEMENTATION MEASURES: 

1) Appropriate Zoning Districts: 
a. Single-Family (R-6S) and Multi-Family (R-6) Residential Zoning Districts: See 

description above in 2.4.6 
b. Residential-Professional (R-P) Zoning District: See description above in 2.4.7 
c. Office-Professional (O-P) and Office Institutional (O-I) Zoning Districts: See description 

above in 2.4.7 
d. Neighborhood-Commercial (C-N) Zoning District: See description above in 2.4.7 
e. Community-Commercial (C-C) and General Commercial (C-G) Zoning Districts: See 

description above in 2.4.8 
f. Planned Developments (P-D): See description above in 2.4.6 

2) Access Control Measures: To ensure neighborhoods and commercial properties are 
interconnected to allow for greater traffic circulation and increased public safety.   
3) Alternatives to or Reuse of Big Boxes: As Big Boxes become vacant, developers are 
encouraged to investigate innovative methods of reuse and possible redesign.  Developers are also 
encouraged to design big box retail stores so as to minimize impact on surrounding properties and 
provide greater aesthetic appeal.  This can include the use of alternative construction materials, 
creative building design, and innovative site layout. 
4) Appropriate School Siting: To ensure schools are located within existing or planned activity 
centers to promote pedestrian and bicycle accessibility. 
5) Density Bonuses: Certain income groups are in need of additional housing options but may find 
it very hard to obtain. Increased density in appropriate areas may help decrease the cost of 
development thus making housing more affordable.   
6) Design for Walkable Communities: In an effort to promote active living, developers and 
planners should work together to ensure new development is designed in such a way as to encourage 
walking and biking.  This includes such methods as interconnecting neighborhoods and commercial 
developments, providing universally designed sidewalks and bike lines, and situating buildings to 
promote pedestrian friendliness. 
7) Flexible Parking Standards: Revising land development regulations to remove rigid parking 
requirements that typically result in an oversupply of unnecessary parking spaces. Revisions may 
include reducing the number of required parking spaces, allowing shared parking between adjacent 
facilities, or promoting the use of alternative materials. 
8) Flexible Subdivision Regulations: Revising subdivision regulations to enable development of 
more innovative types of subdivisions that better match the character of the community and physical 
constraints of the development site. Revisions may include adjusting specific physical development 
standards to allow for condominium-style development or encouraging greater use of discretionary 
site plan review for new subdivisions. 
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9) Infill Development Program: A comprehensive strategy for encouraging infill development in 
particular areas of the community, while also regulating this development to ensure protection of 
quality of life in affected neighborhoods. An effective program will include both: a) development 
incentives, improvements to public facilities and services, and streamlined regulations to encourage 
infill development; b) guidelines for appropriate design, density and location of new infill projects. 
10) Mixed Use Zoning: In contrast to traditional zoning techniques, mixed-use zoning, which is 
often accomplished through zoning overlays, allows different types of uses such as: residential, 
commercial and office/professional to locate within the same area provided the uses are reasonably 
compatible. This type of development, in appropriate areas, creates a more diverse and dynamic urban 
setting and often makes it easier for people to carry out daily activities by alternative modes of 
transportation.  
11) Right of Way Improvements: Any type of public improvement made in a roadway's "right-of-
way," which is the strip of land that includes the road itself and the narrow band of publicly owned 
property on either side of the road where sidewalks, curbing, and utility lines are typically located. 
Such improvements may address issues such as: not enough or non-accessible sidewalks and bike 
trails, traffic problems, unattractive commercial or shopping areas, or unattractive sprawl 
development/visual clutter along roadways 
12) Reuse of Greyfields: Redevelopment of Greyfields can occur through programs such as the 
State’s Redevelopment Fund.  This fund gives local governments access to flexible financial 
assistance to help them implement projects that cannot be undertaken with the usual public sector 
grant and loan programs. The Redevelopment Fund finances locally initiated public/private 
partnerships to leverage investments in commercial, downtown and industrial redevelopment and 
revitalization projects that would not proceed otherwise. 
13) Traffic Calming: Physical improvements designed to decrease traffic speed and increase the 
pedestrian-friendliness of roadways. Typical traffic-calming improvements include raised crosswalks, 
narrower traffic lanes, fewer lanes, on-street parking, bump-outs, pedestrian refuges, and landscaped 
medians. 
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2.4.10 Community Activity Center 
 

DESCRIPTION:  A focal point for several neighborhoods that has a 
concentration of activities such as general retail, service commercial, office 
professional, higher-density housing, and appropriate public and open space 
uses easily accessible by pedestrians.    
 
DEVELOPMENT STRATEGY:  Each Community Activity Center should 
include a relatively high-density mix of retail, office, services, and 
employment to serve a regional market area.  Residential development 
should reinforce the town center through locating higher density housing 

options adjacent to the town center, targeted to a broad range of income levels, including multi-family 
town homes, apartments and condominiums.  Design for each Community Activity Center should be very 
pedestrian-oriented, with strong, walkable connections between different uses.  Road edges should be 
clearly defined by locating buildings at roadside with parking in the rear.  Direct connections to 
greenspace and trail networks should be provided.  The pedestrian-friendly environment should be 
enhanced by adding sidewalks and other pedestrian-friendly trails/bike routes linked to other 
neighborhood amenities such as libraries, neighborhood centers, health facilities, parks, and schools.  
 

 
QUALITY COMMUNITY OBJECTIVES: 

1) Regional Identity Objective: Regions should promote and preserve an “identity,” defined in 
terms of traditional regional architecture, common economic linkages that bind the region 
together, or other shared characteristics.  

2) Growth Preparedness Objective: Each community should identify and put in place the 
prerequisites for the type of growth it seeks to achieve. These may include housing and 
infrastructure (e.g. roads, water, sewer and telecommunications) to support new growth, 
appropriate training of the workforce, ordinances to direct growth as desired, or leadership 
capable of responding to growth opportunities.  

3) Appropriate Businesses Objective: The businesses and industries encouraged to develop or 
expand in a community should be suitable for the community in terms of job skills required, 
linkages to other economic activities in the region, impact on the resources of the area, and future 
prospects for expansion and creation of higher-skill job opportunities.  

4) Educational Opportunities Objective: Educational and training opportunities should be readily 
available in each community to permit community residents to improve their job skills, adapt to 
technological advances, or to pursue entrepreneurial ambitions.  

5) Employment Options Objective: A range of job types should be provided in each community to 
meet the diverse needs of the local workforce.  

6) Transportation Alternatives Objective: Alternatives to transportation by automobile, including 
accessible mass transit, bicycle routes and pedestrian facilities, should be made available in each 
community. Greater use of alternate transportation should be encouraged.  

PERMITTED ZONINGS:   Single-Family (R-6S) and Multi-Family Residential (R-6)  
    Residential-Professional (R-P) 

Office-Professional (O-P) and Office Institutional (O-I)  
 Neighborhood-Commercial (C-N) 

Community-Commercial (C-C) and General Commercial (C-G) 
Highway-Commercial (C-H)  
Planned Development (P-D) 
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7) Housing Opportunities Objective: Quality housing and a range of housing size, cost, and 
density should be provided in each community, to make it possible for all who work in the 
community to also live in the community. 

8) Infill Development Objective: Communities should maximize the use of existing infrastructure 
and minimize the conversion of undeveloped land at the urban periphery by encouraging 
development or redevelopment of sites closer to the downtown or traditional urban core of the 
community. 

9) Sense of Place Objective: Traditional downtown areas should be maintained as the focal point of 
the community or, for newer areas where this is not possible, the development of activity centers 
that serve as community focal points should be encouraged. These community focal points should 
be attractive, mixed-use, pedestrian-friendly places where people choose to gather for shopping, 
dining, socializing, and entertainment. 

 
IMPLEMENTATION MEASURES:  

1) Appropriate Zoning Districts: 
a. Single-Family (R-6S) and Multi-Family (R-6) Residential Zoning Districts: See 

description above in 2.4.6 
b. Residential-Professional (R-P) Zoning District: See description above in 2.4.7 
c. Office-Professional (O-P) and Office Institutional (O-I) Zoning Districts: See description 

above in 2.4.7 
d. Neighborhood-Commercial (C-N) Zoning District: See description above in 2.4.7 
e. Community-Commercial (C-C) and General Commercial (C-G) Zoning Districts: See 

description above in 2.4.8 
f. Highway-Commercial (C-H) Zoning District: Properties may retain or request this zoning 

district to provide areas for commercial activities which provide products and services that 
generally require locations with the highest level of access to major collector roads, arterial 
highways, and regional transportation systems.   

g. Planned Developments (P-D): See description above in 2.4.6 
2) Access Control Measures: To ensure neighborhoods and commercial properties are 
interconnected to allow for greater traffic circulation and increased public safety.   
3) Alternatives to or Reuse of Big Boxes: As Big Boxes become vacant, developers are 
encouraged to investigate innovative methods of reuse and possible redesign.  Developers are also 
encouraged to design big box retail stores so as to minimize impact on surrounding properties and 
provide greater aesthetic appeal.  This can include the use of alternative construction materials, 
creative building design, and innovative site layout. 
4) Appropriate School Siting: To ensure school are located within existing or planned activity 
centers to promote pedestrian and bicycle accessibility. 
5) Density Bonuses: Certain income groups are in need of additional housing options but may find 
it very hard to obtain. Increased density in appropriate areas may help decrease the cost of 
development thus making housing more affordable.   
6) Design for Walkable Communities: In an effort to promote active living, developers and 
planners should work together to ensure new development is designed in such a way as to encourage 
walking and biking.  This includes such methods as interconnecting neighborhoods and commercial 
developments, providing universally designed sidewalks and bike lanes, and situating buildings to 
promote pedestrian friendliness. 
7) Flexible Parking Standards: Revising land development regulations to remove rigid parking 
requirements that typically result in an oversupply of unnecessary parking spaces. Revisions may 
include reducing the number of required parking spaces, allowing shared parking between adjacent 
facilities, or promoting the use of alternative materials. 
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