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Executi ve Summary 

Purpose
The Middle Georgia Regional Agenda is truly a path to the region’s fu-
ture. It is the most important component of the larger Middle Georgia 
Regional Plan in that it contains the region’s vision for the future; but 
more importantly, it off ers an implementati on program for achieving 
that vision. This document is intended to be uti lized by regional lead-
ers during their day-to-day decision-making as they work towards 
creati ng a growing, successful, and sustainable Middle Georgia.          

The Middle Georgia Regional Plan
The Middle Georgia Regional Plan was prepared in accordance with 
the Standards and Procedures for Regional Planning (Chapter 110-
12-6 – eff ecti ve July 1, 2009) established by the Georgia Department 
of Community Aff airs.  The Plan is made up of several components:

The Regional Assessment is the factual foundati on upon which the 
rest of the Plan is built. The Assessment involved the collecti on and 
analysis of data and informati on pertaining to a number of regional 
planning factors. These factors included populati on, economic de-
velopment, housing, community faciliti es and services, cultural and 
historic resources, intergovernmental coordinati on, and transporta-
ti on. The Regional Assessment refl ects the current state of the Mid-
dle Georgia region and served as a valuable guide for regional stake-
holders and decision makers during the development of the Regional 
Agenda.            

The Stakeholder Involvement Program outlines the various strategies 
and techniques uti lized by the Middle Georgia Regional Commission 
in obtaining public and stakeholder involvement in the preparati on of 

the Agenda porti on of the Regional Plan. Due to the regional nature 
of the Plan and the diverse needs of the communiti es, which com-
prise the region, it is essenti al that a variety of outreach eff orts are 
uti lized to engage broad-based parti cipati on, ranging from regional 
policymakers to average  citi zens. 

The Regional Agenda is the implementati on agent of the Plan, and 
thus, its most criti cal part. The Regional Agenda contains the follow-
ing secti ons: 

 A Regional Vision which describes what the region desires to 
become. The Regional Vision includes a Vision Statement; a 
Regional Development Map illustrati ng desired future land use 
patt erns as well as the Areas Requiring Special Att enti on iden-
ti fi ed in the Regional Assessment; and a Defi ning Narrati ve 
consisti ng of both a writt en and visual depicti on of the types, 
forms, styles and patt erns of development to be encouraged 
for each area identi fi ed on the map. The Defi ning Narrati ve 
also includes suggested implementati on measures to achieve 
the desired development patt erns. 

 The fi nal Regional Issues and Opportuniti es that emerged from 
both the Regional Assessment and the Stakeholder Involve-
ment Program. Each issue and opportunity is addressed with 
corresponding implementati on measures in the implementa-
ti on porti on of the Agenda.

 The Implementati on Program is the strategy and acti on plan 
for achieving the Regional Vision by appropriately addressing 
each of the Regional Issues and Opportuniti es. In additi on to 
identi fying specifi c measures to be undertaken by regional 
leaders, it also provides guidance to developers, local govern-
ment offi  cials, and other public agencies. The Implementati on 
Program contains guiding principles intended to off er direc-
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In March 2011, the Council of the Middle Georgia Regional Commis-
sion approved the transmitt al of the Middle Georgia Regional Agenda 
to the DCA for review of the Agenda’s completeness and for its ad-
equacy at addressing required components and developing an eff ec-
ti ve implementati on program for achieving the Regional Vision. Ad-
diti onally, DCA noti fi ed all interested parti es of the availability of the 
Regional Agenda for review and comment.   

In May 2011, DCA issued a Report of Findings and Recommendati ons 
from its review of the Middle Georgia Regional Agenda. Additi onally, 
comments received during the interested parti es review period were 
also provided to the Regional Commission for considerati on. 

The Middle Georgia Regional Agenda was formally adopted by the 
Middle Georgia Regional Commission Council in June 2011.

ti on to regional leaders for making decisions consistent with 
achieving the Regional Vision, as well as identi fi cati on of per-
formance standards to measure progress towards Plan imple-
mentati on. The performance standards consist of a minimum 
standard and an excellence standard. A Regional Work Pro-
gram is also included, whereby the Middle Georgia Regional 
Commission, as well as various outside agencies, will initi ate 
specifi c strategies and acti viti es geared towards implementa-
ti on of the Regional Plan.    

 The fi nal secti on of the Regional Agenda contains various ac-
ti viti es Middle Georgia Regional Commission staff  will under-
take towards Evaluati on and Monitoring. These acti viti es are 
designed to ensure the Regional Plan is successfully imple-
mented and achieves desired results. Specifi c acti viti es include 
conducti ng periodic Quality Community Objecti ves (QCO)       
Assessments and performing regional surveys.          

     

The Planning Process
In January 2011, the Middle Georgia Regional Commission received 
noti fi cati on from the Georgia Department of Community Aff airs 
(DCA) that the Regional Assessment was complete and adequately 
addresses all required components. 

On January 26, 2011, a regional public hearing was held at the Middle 
Georgia Regional Commission to present the draft  Regional Agenda 
to interested regional stakeholders and the general public. At the 
hearing, the contents of the Agenda were reviewed and suggesti ons 
for additi ons or revisions were solicited. Modifi cati ons were made to 
the Regional Agenda as deemed appropriate.         
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Conclusion
As previously noted, the purpose and intent of the Regional Assess-
ment is to identi fy where the region stands today, and to provide a 
fact-based foundati on upon which a path for the region’s future is 
to be built. The completed Regional Agenda provides that path. Suc-
cess for the region, however, is determined by how well the path is 
followed. 

Moving forward towards successful implementati on will require co-
operati on and collaborati on between local governments, develop-
ers, state and federal agencies, as well as a variety of local interest 
groups and ordinary citi zens. The Middle Georgia Regional Commis-
sion will conti nually encourage and facilitate cooperati ve eff orts be-
tween these various enti ti es. Additi onally, the Regional Commission 
will provide ongoing technical assistance to the region’s local govern-
ments in helping them to achieve performance standards and to suc-
cessfully address the various issues and opportuniti es facing the re-
gion. The Middle Georgia Regional Commission will also promulgate 
the Regional Agenda by taking acti on to ensure that all local govern-
ments in the region are aware of the contents of the Agenda and by 
encouraging applicati on of its vision and guiding principles into local 
planning initi ati ves.  

The Middle Georgia Regional Agenda is readily available for public 
informati on. It can be viewed on the Middle Georgia Regional Com-
mission’s website at www.middlegeorgiarc.org, or by contacti ng or 
visiti ng the Middle Georgia Regional Commission at 175 Emery High-
way, Suite C, Macon, GA 31217.  



Regional Vision
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Middle Georgia seeks to be a region where jobs and economic oppor-
tuniti es are in abundance; where natural setti  ngs are protected, en-
joyed, and appreciated; where community faciliti es and services are 
readily available and fi rst-rate; where cooperati on and collaborati on 
among communiti es and local offi  cials is common-place; and where 
a high quality of life is enjoyed by all citi zens. Middle Georgia in the 
year 2030 will:

• Preserve and maintain its many natural and cultural resources;

• Promote economic diversity; 

• Provide outstanding community faciliti es and services; 

• Ensure its roads and bridges are well-maintained;

• Off er transportati on alternati ves; 

• Provide quality educati on;

• Ensure the availability of appropriate infrastructure;

• Promote managed, balanced, quality growth; 

• Off er diverse and suffi  cient housing choices; and

• Demonstrate the value of cooperati on and close intergovern-
mental coordinati on. 

Regional Vision 
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Regional Development Patt erns
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The Regional Development Map, found in Appendix A, depicts de-
sired future land use patt erns for the region that directly  correspond 
to the four general categories identi fi ed in the Regional Assessment; 
specifi cally:

CONSERVATION – Areas identi fi ed for potenti al preserva-
ti on in order to protect important resources and/or environ-
mentally sensiti ve areas of the region. Characterized by over-
lapping natural development constraints. 

RURAL – Areas not projected to experience urbanizati on or 
require corresponding urban services over the 20-year plan-
ning period. Characterized by high levels of open space uses, 
such as agriculture, forestry, and recreati on. 

DEVELOPED – Areas exhibiti ng urban-type development and 
where services (water, sewer, etc.) are already in place. Future 
development potenti al within these areas is typically limited 
to infi ll development and redevelopment of existi ng uses. 

DEVELOPING – Areas projected to become urbanized and 
require the provision of urban services in the next 20 years. 
This classifi cati on oft en refl ects logical extensions of existi ng 
developed areas.   

Additi onally, the Regional Development Map includes the Areas Re-
quiring Special Att enti on determined during the Regional Assessment, 
all of which were further analyzed and refi ned during the stakeholder 
involvement process. A separate map depicti ng just the Areas Requir-
ing Special Att enti on (see Appendix A) is included for illustrati ve pur-
poses. Specifi c strategies for managing the Areas Requiring Special 
Att enti on are identi fi ed in the defi ning narrati ve for each.      

It is also important to note that all of the areas identi fi ed on the Re-
gionally Important Resources (RIR) map, as contained in the Middle 
Georgia Regionally Important Resources Plan, are also considered 
Areas Requiring Special Att enti on and are depicted as such on the Ar-
eas Requiring Special Att enti on map. Specifi c policies and protecti on 
measures as well as appropriate development practi ces related to 
planning and decisions that aff ect RIRs are detailed in the RIR Plan.       
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Defi ning Narrati ve - Areas Requiring Special Att enti on
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The Regional Development Map, shown in Appendix A, illustrates 
Specifi c Areas of Special Att enti on within the Middle Georgia region.  
The Department of Community Aff airs has set forth broad catego-
ries of Areas Requiring Special Att enti on (ARSA).  To further enhance 
the Regional Vision of Middle Georgia, these broad ARSA categories 
have been delineated into more specifi c segments within the region.           
A defi ning narrati ve for each of these segments includes: 

List of Quality Community Objecti ves to be pursued in the • 
area;

Descripti ons/Illustrati ons of Development Patt erns that out-• 
line types, forms, and styles and patt erns of development to 
be encouraged in the area;

Specifi c Land Uses; and • 

Implementati on Measures to achieve desired development • 
patt erns.  

Within the Middle Georgia Region, the Areas Requiring Special                
Att enti on are as follows: 

Regionally Important Resources

Areas of Signifi cant Natural Resources
• Green Infrastructure / River Trails

Areas of Rapid Development 
• Areas Around Lakes (Oconee and Sinclair) 
• Suburban Area (Northwest Monroe County / Central 

Houston County - Area between the City of Perry and 
the City of Warner Robins)

• Highway 80 from I-475 to Bibb / Crawford border
• Highway 129 / 44 from Eatonton City Limits to Morgan 

County
• Highway 44 from Eatonton City Limits to Oconee /

Greene County

Areas in Need of Redevelopment
• Commercial Redevelopment Areas
• Regional Center
• Developing Corridors

Areas with Signifi cant Infi ll Opportuniti es
• Highway 247 Connector / Watson Boulevard
• Eisenhower Parkway 

Military Installati on 
• Robins Air Force Base and Surrounding Area
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Regionally Important Resources
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In 2009, the Middle Georgia Regional Commission completed and 
adopted a Regionally Important Resources Plan (RIR) and map.  The 
RIR plan is organized into three broad categories (Parks and Forestry, 
Heritage, and Water Resource) with specifi c resources identi fi ed in 
each category, all of which are depicted on the RIR Map. State Vi-
tal Areas and Criti cal Protecti on Areas, as identi fi ed by the Georgia 
Department of Natural Resources, located within the Middle Georgia 
region, are included on the RIR Map; as are any natural or cultural 
resource areas in the region that already have preservati on mecha-
nisms in place (State Parks, Wildlife Management Areas, Nati onal For-
ests, etc.). These resources serve to help form a regional green infra-
structure network as depicted on the RIR Map.  All RIRs as refl ected 
on the Map in Appendix A are Areas Requiring Special Att enti on. 

Quality Community Objecti ves

SENSE OF PLACE  - Traditi onal downtown areas should be main-
tained as the focal point of the community or, for newer areas where 
this is not possible, the development of acti vity centers that serve as 
community focal points should be encouraged. These community fo-
cal points should be att racti ve, mixed-use, pedestrian-friendly places 
where people choose to gather for shopping, dining, socializing, and 
entertainment. 

HERITAGE PRESERVATION - The traditi onal character of the com-
munity should be maintained through preserving and revitalizing his-
toric areas of the community, encouraging new development that is 
compati ble with the traditi onal features of the community, and pro-
tecti ng other scenic or natural features that are important to defi ning 
the community’s character. 

OPEN SPACE PRESERVATION - New development should be de-
signed 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. Compact development ordinances are 
one way of encouraging this type of open space preservati on. 

ENVIRONMENTAL PROTECTION - Environmentally sensiti ve areas 
should be protected from negati ve impacts of development, parti cu-
larly when they are important for maintaining traditi onal character 
or quality of life of the community or region. Whenever possible, the 
natural terrain, drainage, and vegetati on of an area should be pre-
served. 

GROWTH PREPAREDNESS - Each community should identi fy and put 
in place the pre-requisites for the type of growth it seeks to achieve. 
These might include infrastructure (roads, water, sewer) to support 
new growth, appropriate training of the workforce, ordinances and 
regulati ons to manage growth as desired, or leadership capable of re-
sponding to growth opportuniti es and managing new growth when 
it occurs. 

REGIONAL IDENTITY - Each region should promote and preserve 
a regional “identi ty,” or regional sense of place, defi ned in terms of 
traditi onal architecture, common economic linkages that bind the re-
gion together, or other shared characteristi cs.
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Development Patt erns

The RIR Plan provides specifi c Appropriate Development Practi ces 
and General Policies and Protecti on Measures that specifi cally per-
tain to each of the three resource areas: parks and forestry, heritage 
and water.  

Specifi c Types of Land Uses

 Natural, Cultural, and Historic Parks and Sites

 Parks and Nature Preserves

 Passive Recreati on

 Agricultural Working Lands

 Trails, Greenways, Blueways

 Wildlife Management Areas

Implementati on Measures

The Middle Georgia Regional Commission will acti vely promulgate the 
plan in an eff ort to coordinate acti viti es and planning of local govern-
ments, state agencies, land trusts, and conservati on or environmental 
advocacy groups toward protecti on and management of the identi -
fi ed RIRs. Specifi cally, the Middle Georgia Regional Commission will 
work with and encourage each of these stakeholders to coordinate 
their acti viti es to foster protecti on of the RIRs.

Additi onally, the Middle Georgia Regional Commission will encourage 
local governments in the region to adopt appropriate protecti on mea-
sures, policies, and enhancement acti viti es that will promote protec-
ti on of the region’s important resources. The Regional Commission 
will also encourage local governments to include the areas on the RIR 
Map as conservati on areas in their respecti ve local comprehensive 
plans and will review and evaluate local comprehensive plans for con-
sistency with the RIR Plan.

Finally, the listi ng of best practi ces to be considered by developers 
when designing new developments in close proximity to RIRs, will be 
used by the Middle Georgia Regional Commission when reviewing all 
Developments of Regional Impact (DRI) proposed to be located within 
one (1) mile of any area included on the RIR Map. The DRIs will be 
reviewed for consistency with the recommended development stan-
dards.

Regionally Important Resources
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Areas of Signifi cant Natural Resources 
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The Middle Georgia region has an abundance of natural resources, 
many of which are Regionally Important Resources (RIR).   As stated 
above, the RIR Plan includes numerous parks, forestry lands, bodies 
of water and other signifi cant regional natural resources.  To mini-
mize duplicati on, the Areas of Signifi cant Natural Resources secti on 
focuses on Green Infrastructure and River Trails.  

Green Infrastructure and River Trails are primarily natural lands and 
environmentally sensiti ve areas not suitable for development (e.g. 
scenic views, coast, steep slopes, fl ood plains, wetlands, watersheds, 
wildlife management areas) which assist with stormwater manage-
ment, promotes environmental protecti on, and provides a higher 
quality of life for area residents.  The Georgia Department of Com-
munity Aff airs defi nes Green Infrastructure as:

Areas of protected open space that follows natural and 
man-made linear features for recreati on, transportati on 
and conservati on purposes and links ecological, cultural 
and recreati onal ameniti es. Greenways can provide safe, 
effi  cient pedestrian linkages and at the same ti me give 
users an opportunity to enjoy the natural environment. 

Within the Middle Georgia Region a number of communiti es have 
recognized the importance of connected networks of green infra-
structure and river trails, examples of these initi ati ves include Ma-
con’s Ocmulgee Heritage Trail, the Hawkinsville-Pulaski Riverwalk, 
Milledgeville’s Oconee River Greenway, and the Ocmulgee Blueway 
(from Bibb to Twiggs County).  The green infrastructure and River 
Trail initi ati ves in Middle Georgia are gaining momentum at the local 
level; greater integrati on of eff orts, including land-use planning on a 
regional level, should be fostered.   

Quality Community Objecti ves

OPEN SPACE PRESERVATION - New development should be de-
signed 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. Compact development ordinances are 
one way of encouraging this type of open space preservati on.

ENVIRONMENTAL PROTECTION - Environmentally sensiti ve areas 
should be protected from negati ve impacts of development, parti cu-
larly when they are important for maintaining traditi onal character 
or quality of life of the community or region. Whenever possible, the 
natural terrain, drainage, and vegetati on of an area should be pre-
served.

GROWTH PREPAREDNESS - Each community should identi fy and put 
in place the pre-requisites for the type of growth it seeks to achieve. 
These might include infrastructure (roads, water, sewer) to support 
new growth, appropriate training of the workforce, ordinances and 
regulati ons to manage growth as desired, or leadership capable of 
responding to growth opportuniti es and managing new growth when 
it occurs.

REGIONAL IDENTITY - Each region should promote and preserve 
a regional “identi ty,” or regional sense of place, defi ned in terms of 
traditi onal architecture, common economic linkages that bind the re-
gion together, or other shared characteristi cs.
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Figure 1

Figure 2
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Development Patt erns

 Very large minimum lot size requirements (25+ acres) to limit 
development density and protect farmland and rural charac-
ter.

 Preservati on of environmentally sensiti ve areas by setti  ng 
them aside as public parks, trails, or greenbelts. 

 Faciliti es for bicycles, including bikeways or bike lanes, fre-
quent storage racks, etc.

 Restricti ons on the number and size of signs and billboards. 

 Maintain natural, rural character and protect environmentally 
sensiti ve areas by: 

o Promoti ng use of conservati on easements. 

o Widening roadways in these areas only when absolutely 
necessary.

o Carefully designing the roadway alterati ons to minimize      
visual impact. 

o Promoti ng these areas as passive-use tourism and recre-
ati on desti nati ons. 

 Create these linkages by: 

o Linking local greenspaces, rivers, and other multi -use 
trails into a pleasant network of regional greenways.

o Setti  ng aside land for pedestrian and bicycle connec-
ti ons between schools, churches, recreati on areas, city 
centers, residenti al neighborhoods, and commercial 
areas. 

o Designing greenways to serve as alternate transporta-
ti on networks, accommodati ng commuti ng to work or 
shopping as well as recreati onal biking, skateboarding, 
walking, and jogging. 

Areas of Signifi cant Natural Resources 
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Implementati on Measures

 Establish networks of greenspace and blueway trails and 
infrastructure to provide maximum connecti vity and greater 
use as  recreati onal and travel routes.

 Enact DCA Model Codes for:

o Scenic Corridor Overlay Districts – Protect scenic views 
by requiring land uses to complement rather than de-
tract from scenic experience. 

o Rural/Suburban Arterial Corridor Overlay District – Es-
tablish an amenity zone adjacent to arterial corridors to 
provide for sidewalks and other enhancements and to 
manage development so as to avoid a strip commercial 
patt ern. 

o Bicycle Facility Specifi cati ons

 Encourage the use of Transfer of Development Rights (TDR) to 
protect and preserve natural, historic, and ecologically sensi-
ti ve areas.1 

 When development does occur, encourage low-density, low-
impact, compati ble development that uses context-sensiti ve 
design practi ces. 

1 TDR: Enables landowners in an area planned to remain as open space to sell their 
property development rights for use in other “receiving” areas of the community 
where higher density development can be accommodated.  Purchasing these addi-
ti onal development rights enables developers to build at higher density than would 
otherwise be allowed in the “receiving” areas. 

171717171717177771717171717117771711

Specifi c Types of Land Uses

 Trails, Greenways, Blueways

 Passive Recreati on

 Parks and Nature Preserves

 Agricultural Working Lands

 Natural, Cultural, and Historic Parks and Sites

 Wildlife Management Areas

 Low-Density Residenti al 

Areas of Signifi cant Natural Resources 
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Areas of Rapid Development 

AREAS AROUND THE LAKES 

Lake Sinclair and Lake Oconee, in Baldwin and Putnam Counti es, con-
ti nue to be desti nati ons for locals and visitors alike.  The Lakes Area is 
a unique area because of its geography and natural resources with a 
high percentage of seasonal residents, vacati on homes, and reti rees. 
Lake Oconee, in parti cular, has experienced signifi cant growth and 
development over the past fi ve years.  While this development has 
slowed during the economic downturn, it is anti cipated that the Lakes 
Areas in Baldwin and Putnam Counti es will conti nue to expand. 

Development patt erns vary in this area of the region; however, there 
are three predominate growth patt erns emerging: large lot suburban-
type residenti al, developing traditi onal neighborhoods, and town 
centers.  

Quality Community Objecti ves

TRADITIONAL NEIGHBORHOODS - Traditi onal neighborhood de-
velopment patt erns should be encouraged, including use of more 
human scale development, compact development, mixing of uses 
within easy walking distance of one another, and facilitati ng pedes-
trian acti vity.

INFILL DEVELOPMENT - Communiti es should maximize the use of 
existi ng infrastructure and minimize the conversion of undeveloped 
land at the urban periphery by encouraging development or redevel-
opment of sites closer to the downtown or traditi onal urban core of 
the community.

SENSE OF PLACE - Traditi onal downtown areas should be main-
tained as the focal point of the community or, for newer areas where 
this is not possible, the development of acti vity centers that serve as 
community focal points should be encouraged. These community fo-
cal points should be att racti ve, mixed-use, pedestrian-friendly places 
where people choose to gather for shopping, dining, socializing, and 
entertainment. 

TRANSPORTATION ALTERNATIVES ΈBIKE/PEDΉ - Alternati ves to 
transportati on by automobile, including mass transit, bicycle routes, 
and pedestrian faciliti es, should be made available in each commu-
nity. Greater use of alternate transportati on should be encouraged. 

ENVIRONMENTAL PROTECTION - Environmentally sensiti ve areas 
should be protected from negati ve impacts of development, parti cu-
larly when they are important for maintaining traditi onal character 
or quality of life of the community or region. Whenever possible, the 
natural terrain, drainage, and vegetati on of an area should be pre-
served. 

GROWTH PREPAREDNESS - Each community should identi fy and put 
in place the pre-requisites for the type of growth it seeks to achieve. 
These might include infrastructure (roads, water, sewer) to support 
new growth, appropriate training of the workforce, ordinances and 
regulati ons to manage growth as desired, or leadership capable of 
responding to growth opportuniti es and managing new growth when 
it occurs.

HOUSING CHOICES - 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 (thereby reduc-
ing commuti ng distances), to promote a mixture of income and age 
groups in each community, and to provide a range of housing choice 
to meet market needs.
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 Employing Conservati on Subdivision methods and promote 
cluster development to allow for greater expanses of open 
spaces.

 Incorporati ng traffi  c-calming measures to increase safety for 
bicyclists and pedestrians.

 Adding neighborhood commercial centers on appropriate 
infi ll sites to serve surrounding neighborhoods. 

 Encouraging new development that refl ects traditi onal neigh-
borhood design (TND) principles, such as smaller lots, orienta-
ti on to street, mix of housing types, and pedestrian access to 
neighborhood commercial center.

 Using infrastructure availability to steer development away 
from areas of natural, cultural, and environmentally sensiti ve 
resources.

 Integrati ng appropriate mixed-use and/or housing develop-
ment with new school constructi on to increase walkability 
and reduce trip generati on.

 Retrofi tti  ng existi ng residenti al communiti es to improve 
pedestrian and bicycle access and connecti vity with nearby 
commercial areas.

Development Patt erns 

Suburban Residenti al: Area where typical types of suburban resi-
denti al subdivision development have occurred or are likely to oc-
cur (due to availability of water and sewer service). Characterized 
by low pedestrian orientati on, litt le or no transit, high degree of 
open space, high-to-moderate degree of building separati on, pre-
dominantly residenti al with scatt ered civic buildings and varied 
street patt erns, oft en curvilinear. (Georgia Department of Com-
munity Aff airs) 

Foster retrofi tti  ng of these areas to bett er conform to traditi onal 
neighborhood development (TND) principles. Promote moderate 
density, TND-style residenti al subdivisions by: 

 Creati ng neighborhood focal points by locati ng schools, com-
munity centers, or well-designed small-scale commercial 
acti vity centers at suitable locati ons within walking distance 
of residences. 

 Enhancing Connecti vity through design, i.e. Complete Streets: 
balance vehicular, pedestrian, and bike connecti ons to retail/
commercial services. 

 Encouraging compati ble architecture styles that maintain the 
regional character, and do not include “franchise” or “corpo-
rate” architecture. 

 Permiti ng accessory housing units, or new well-designed, 
similarly scaled infi ll multi family residences to increase neigh-
borhood density and income diversity. 

 Mixing of housing types and styles to create character, neigh-
borhood diversity, and allow for varying densiti es and prices 
in the same neighborhood (i.e. single-family homes, town 
homes, live/work units, loft s, over-the-shop, and apartments).

Figure 3

Areas of Rapid Development 
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Development Patt erns

Developing Traditi onal Neighborhood: A neighborhood having 
relati vely well-maintained housing, possessing a disti nct identi ty 
through architectural style, lot and street design, and higher rates 
of home-ownership. 

Community neighborhood with characteristi cs such as high de-
gree of pedestrian orientati on, sidewalks, street trees, and street 
furniture; on-street parking; small, regular lots; limited open 
space; buildings close to or at the front property line; predomi-
nance of alleys; low degree of building separati on; neighborhood-
scale businesses scatt ered throughout the area. (Georgia Depart-
ment of Community Aff airs).

 Compact site design.

 Connected street patt ern.

 Mixed use zoning  that allows diff erent types of uses (such as 
housing, shopping, and offi  ces) to locate within the same dis-
trict, provided these uses are reasonably related and compat-
ible.

 Traffi  c-calming measures to increase safety for bicyclists and 
pedestrians.

 Strong pedestrian and bicycle connecti ons. 

Figure 4

Figure 5

Areas of Rapid Development 
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 Enhance Connecti vity through design, i.e. Complete Streets: 
balance vehicular, pedestrian, and bike connecti ons to retail/
commercial services. 

 Promote building designs that are compati ble to regional 
character and compliments surrounding uses (ex: breaking up 
the façade of a big box store to look like a collecti on of small 
stores).

 Design new developments that contain a mix of residenti al, 
commercial uses, and community faciliti es at a small enough 
scale and proximity to encourage walking between desti na-
ti ons.

 Locate higher-density att ached housing near commercial 
centers or along arterial roads, and single-family detached 
housing elsewhere in the neighborhood.

Development Patt erns  

Town Centers: Oft en contain a community focal point and a high 
degree of pedestrian orientati on with sidewalks, street trees and 
pedestrian ameniti es. Buildings situated close together and are 
oriented at the property line and have a mix of uses within them, 
with residenti al on the upper fl oors.  Alleys and on street parking 
are also predominate.  (Georgia Department of Community Af-
fairs) 

 Infi ll development on vacant or under-uti lized sites, focusing 
on those areas closer in to the center of the community that 
have existi ng infrastructure in place.

 Locate buildings and structures (shopping, warehouses, of-
fi ces, etc.) located near street front, with parking in rear of 
buildings, making the corridor more att racti ve and more 
pedestrian-friendly.

 Incorporate traffi  c-calming measures; sidewalks, street trees, 
and increased street interconnecti ons to improve walk-ability 
and slow traffi  c within existi ng neighborhoods.

Figure 6

Areas of Rapid Development 

2121212121212111121212122122112122



22

Implementati on Measures

 Promote creati ve design for higher density and ensure zoning 
codes allow for mixed use type of development (i.e. does 
not separate commercial, residenti al, and retail uses in every 
district and provides for fl exible parking and street design 
standards).

 Allow neo-traditi onal development “by right” to ease process 
for developers and encourage this type of development.

 Balance bicycle and pedestrian needs and safety with auto-
mobile convenience through the use of design standards and 
guidelines.

 Context sensiti ve design to plan roads that takes into account 
compati bility, livability, sense of place, urban design, cost and 
environmental impacts while meeti ng transportati on goals of 
safety, effi  ciency, capacity, and maintenance. 

 Complete more detailed sub-area planning to focus redevel-
opment eff orts (include: new or revised local development 
regulati ons, incenti ves, public investments, and infrastructure 
improvements. 

 Promote infi ll development on vacant or under-uti lized sites 
over development of new Greenfi eld sites. 

 Establish traffi  c calming, where applicable, in residenti al 
neighborhoods and at connecti vity points between residen-
ti al and commercial areas to increase bicycle and pedestrian 
safety.

 Offi  ce and housing linkages.

Specifi c Types of Land Use

Suburban Residenti al

o Variety of housing types (single-family, two-family,    
multi -family)

o Recreati on/Parks/Open Spaces

Developing Traditi onal Neighborhoods 

o Variety of housing types (single-family, two-family, multi -
family)

o Small-scale neighborhood commercial (corner stores, 
restaurants, etc.)

o Light commercial business and retail

o Small-scale lodging and bed and breakfast inns 

o Recreati on/Parks/Open Spaces

Town Centers

o Commercial business and retail

o Parks and open spaces

o Mix of housing and commercial uses

o Range of housing types and price points

Areas of Rapid Development 
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 Adopt landscaping guidelines and Tree ordinances to:

o Encourage greening of commercial areas; 

o Miti gate building and parking lot impact (i.e. heat 
islands);

o Create safe shaded areas for pedestrians and bicy-
clists;

o Promote the creati on of pocket parks;

o Preserve and restore natural scenic qualiti es; and

o Add aestheti c character.

 Advocate for creati ve design for higher density with new stan-
dards and guidelines that encourage: compact development, 
town centers, Complete Streets, etc. 

Areas of Rapid Development 
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Quality Community Objecti ves

SENSE OF PLACE - Traditi onal downtown areas should be main-
tained as the focal point of the community or, for newer areas where 
this is not possible, the development of acti vity centers that serve as 
community focal points should be encouraged. These community fo-
cal points should be att racti ve, mixed-use, pedestrian-friendly places 
where people choose to gather for shopping, dining, socializing, and 
entertainment. 

OPEN SPACE PRESERVATION - New development should be de-
signed 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. Compact development ordinances are 
one way of encouraging this type of open space preservati on.

GROWTH PREPAREDNESS - Each community should identi fy and put 
in place the pre-requisites for the type of growth it seeks to achieve. 
These might include infrastructure (roads, water, sewer) to support 
new growth, appropriate training of the workforce, ordinances and 
regulati ons to manage growth as desired, or leadership capable of 
responding to growth opportuniti es and managing new growth when 
it occurs.

HOUSING CHOICES - 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 (thereby reduc-
ing commuti ng distances), to promote a mixture of income and age 
groups in each community, and to provide a range of housing choice 
to meet market needs.

SUBURBAN AREAS

There are two primary areas within the Middle Georgia Region that 
can be considered rapidly developing Suburban Areas.

 Northwest Monroe County 

 Central Houston County (area between the City of Perry and 
the City of Warner Robins)

Northwest Monroe County.  Monroe County is located between At-
lanta and Macon and is bisected by Interstate 75.  The presence of 
the Georgia Department of Correcti ons and being within commut-
ing distance to Atlanta is increasing Monroe County’s desirability as a 
place to live for those working in Atlanta.  Although residenti al growth 
has slowed over the past few years, the northern porti on of Monroe 
County has a number of recently constructed residenti al subdivisions.  
While the economy has put further development in a holding patt ern 
at present, it is anti cipated that as growth conti nues to move south 
of Atlanta that northern Monroe County will conti nue to be a desir-
able locati on.  

Central Houston County (area between the City of Perry and the City 
of Warner Robins).  Houston County is one of the fastest growing 
counti es in the state as evidenced by the rapid residenti al develop-
ment conti nuing to occur between Russell Parkway in the City of 
Warner Robins to Highway 96 and South to the City of Perry. This 
conti nued development places a strain on the surrounding road net-
work and on the limited arterial network serving major employment 
centers such as Robins Air Force Base. The area is located along a ma-
jor groundwater aquifer, and residences are predominately served by 
private sewer systems (septi c tanks). A future potenti al need is the 
provision of public sewer service to the area. 

Areas of Rapid Development 
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 Employing Conservati on Subdivision methods and promote 
cluster development to allow for greater expanses of open 
spaces.

 Incorporati ng traffi  c-calming measures to increase safety for 
bicyclists and pedestrians.

 Adding neighborhood commercial centers on appropriate 
infi ll sites to serve surrounding neighborhoods. 

 Encouraging new development that refl ects traditi onal neigh-
borhood design (TND) principles, such as smaller lots, orienta-
ti on to street, mix of housing types, and pedestrian access to 
neighborhood commercial center.

 Using infrastructure availability to steer development away 
from areas of natural, cultural, and environmentally sensiti ve 
resources. 

 Integrati ng appropriate mixed-use and/or housing develop-
ment with new school constructi on to increase walkability 
and reduce trip generati on.

 Retrofi tti  ng existi ng residenti al communiti es to improve 
pedestrian and bicycle access and connecti vity with nearby 
commercial areas.

Development Patt erns 

Suburban Residenti al: Area where typical types of suburban resi-
denti al subdivision development have occurred or are likely to oc-
cur (due to availability of water and sewer service). Characterized 
by low pedestrian orientati on, litt le or no transit, high degree of 
open space, high-to-moderate degree of building separati on, pre-
dominantly residenti al with scatt ered civic buildings and varied 
street patt erns, oft en curvilinear. (Georgia Department of Com-
munity Aff airs) 

Foster retrofi tti  ng of these areas to bett er conform to traditi onal 
neighborhood development (TND) principles. Promote moderate 
density, TND-style residenti al subdivisions by: 

 Creati ng neighborhood focal points by locati ng schools, com-
munity centers, or well-designed small-scale commercial 
acti vity centers at suitable locati ons within walking distance 
of residences. 

 Enhancing Connecti vity through design, i.e. Complete Streets: 
balance vehicular, pedestrian, and bike connecti ons to retail/
commercial services.

 Encouraging compati ble architecture styles that maintain the 
regional character, and do not include “franchise” or “corpo-
rate” architecture. 

 Permiti ng accessory housing units, or new well-designed, 
similarly scaled infi ll multi family residences to increase neigh-
borhood density and income diversity.

 Mixing of housing types and styles to create character, neigh-
borhood diversity, and to allow for varying densiti es and 
prices in the same neighborhood (i.e. single-family homes, 
town homes, live/work units, loft s, over-the-shop, and apart-
ments). Figure 7 Figure 8

Areas of Rapid Development 
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Implementati on Measures

 Incorporate traffi  c-calming measures; sidewalks, street trees, 
and increased street interconnecti ons to improve walk-ability 
and slow traffi  c within existi ng neighborhoods.

 Establish connecti vity to bike routes, paths, greenway trails. 

 Employ Conservati on Subdivision methods and promote clus-
ter development to allow for greater expanses of open spaces.

 Advocate for creati ve design for higher density with new stan-
dards and guidelines that encourage: compact development, 
town centers, Complete Streets, etc. 

 Review existi ng codes, standards, and guidelines to ensure 
they allow for desired development patt erns, i.e.: 

o Allow neo-traditi onal development “by right” to ease pro-
cess for developers and encourage this type of develop-
ment.

o Permit accessory housing units, or new well-designed, 
similarly scaled infi ll multi family residences to increase 
neighborhood density and income diversity. 

 Adopt landscaping guidelines and Tree Ordinances to:

o Create safe shaded areas for pedestrians and bicyclists;

o Preserve and restore natural scenic qualiti es; and

o Add aestheti c character.

 Complete more detailed sub-area planning to focus on retro-
fi tti  ng conventi onal subdivisions to provide greater connecti v-
ity and ameniti es, such as adding small neighborhood com-
mercial areas and linkages between existi ng residenti al and 
commercial areas.

HIGHWAY 80 ͳ FROM Iͳ475 TO BIBB/CRAWFORD BORDER

Specifi c Types of Land Uses 

 Variety of Housing Sizes and Types

 Mixed Use Trails

 Open Space

 Parks and Recreati onal 

 Small Scale Neighborhood Commercial

 Schools

Areas of Rapid Development 
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community in terms of job skills required, long-term sustainability, 
linkages to other economic acti viti es in the region, impact on the re-
sources of the area, and future prospects for expansion and creati on 
of higher-skill job opportuniti es.

HOUSING CHOICES - 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 (thereby reduc-
ing commuti ng distances), to promote a mixture of income and age 
groups in each community, and to provide a range of housing choice 
to meet market needs.

The area of Highway 80 west of I-475 area is parti ally developed. The 
majority of commercial development on Highway 80 is located on the 
east side of I-475 (Eisenhower Parkway).   The west side of Highway 
80 includes a couple of older budget hotel/motels, a gas stati on, and 
a couple of fast food restaurants.  The largest tenants along this cor-
ridor are Goodwill Industries and Macon State College. Residenti al 
subdivisions, a cross-roads community (Lizella), and forested areas 
comprise the remainder of the road between Macon State/Goodwill 
and the Crawford County border. Beginning at I-475 and traveling 
west, there is a very clear transiti on from commercial to insti tuti onal 
to residenti al to rural. 

Quality Community Objecti ves

INFILL DEVELOPMENT - Communiti es should maximize the use of 
existi ng infrastructure and minimize the conversion of undeveloped 
land at the urban periphery by encouraging development or redevel-
opment of sites closer to the downtown or traditi onal urban core of 
the community. 

GROWTH PREPAREDNESS - Each community should identi fy and put 
in place the pre-requisites for the type of growth it seeks to achieve. 
These might include infrastructure (roads, water, sewer) to support 
new growth, appropriate training of the workforce, ordinances and 
regulati ons to manage growth as desired, or leadership capable of 
responding to growth opportuniti es and managing new growth when 
it occurs.

APPROPRIATE BUSINESS - The businesses and industries encour-
aged to develop or expand in a community should be suitable for the 

Areas of Rapid Development 
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 Promote building designs that are compati ble to regional 
character and compliments surrounding uses (ex: breaking up 
the façade of a big box store to look like a collecti on of small 
stores).

 Focus on redeveloping abandoned commercial centers and 
Greyfi elds fi rst rather than moving farther down the strip to 
construct new development. 

 Using infrastructure availability to steer development away 
from areas of natural, cultural, and environmentally sensiti ve 
resources

Development Patt erns 

 Complete Streets – design and operate roadways with all 
considerati on for users. Incorporate faciliti es and connecti ons 
to allow for safe bicycle and pedestrian usage and access to 
retail/commercial services and other desti nati ons. 

 Clustering high-density development at nodes along major 
corridors, separated by areas of open space or att racti ve resi-
denti al development.

 Landscaped raised medians separati ng traffi  c lanes and land-
scaped buff ers between the roadway and pedestrian walk-
ways.

 Establish access control measures through redesigning access 
and street confi gurati on by consolidati ng driveways and estab-
lishing inter-parcel connecti ons between parking lots.

 Minimize visual clutt er along roadways by placing restricti ons 
on the number and size of signs and billboards.

 Landscaping of parking areas to minimize visual impact on 
adjacent streets and uses;  use of landscaped tree islands and 
medians to break up large expanses of paved parking.

 Locati on of parking at rear or side of buildings to minimize 
visibility from the street.

 Redevelopment of older strip commercial centers and exist-
ing Greyfi elds in lieu of new constructi on further down the 
strip to convert vacant or under-uti lized commercial strips to 
mixed-use assets.

 Infi ll development on vacant or under-uti lized sites, focusing 
on those areas closer in to the center of the community that 
have existi ng infrastructure in place.

Figure 9

Greyfi eld: Before

Greyfi eld: Aft er

Areas of Rapid Development 
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Implementati on Measures

 Advocate for creati ve design for higher density with new stan-
dards and guidelines that encourage: compact and mixed use 
development, town centers, Complete Streets, alternati ves to 
big box designs, etc. 

 Establish access control measures through redesigning access 
and street confi gurati on by consolidati ng driveways and estab-
lishing inter-parcel connecti ons between parking lots.

 Employ Conservati on Subdivision methods and promote clus-
ter development to allow for greater expanses of open spaces

 Design new developments that contain a mix of residenti al, 
commercial uses and community faciliti es at small enough 
scale and proximity to encourage walking between desti na-
ti ons.

 Enhance connecti vity through design, i.e. Complete Streets: 
balance vehicular, pedestrian, and bike connecti ons to retail/
commercial services, parks, and greenway trails. 

 Adopt street, parking, and landscaping guidelines to:

o Encourage greening of commercial areas; 

o Promote traffi  c calming; 

o Allow for shared use of parking spaces;

o Miti gate building and parking lot impact (i.e. heat islands);

o Create safe shaded areas for pedestrians and bicyclists;

o Miti gate stormwater runoff ; 

o Preserve and restore natural scenic qualiti es; and

o Add aestheti c character.

Specifi c Types of Land Uses

 Commercial (offi  ce and retail) 

 Mixed Use

 Residenti al (various types and price points)

 Mixed Use Trails/Bicycle and Pedestrian Faciliti es 

 Hotels

 Insti tuti onal 

 Town Centers 

 Recreati onal/Parks/Open Space

Areas of Rapid Development 
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HIGHWAY 129/44 ͳ FROM EATONTON CITY LIMITS TO MORGAN 
COUNTY

The Highway 129/44 corridor between the Eatonton City Limits to 
Morgan County is being developed with insti tuti onal, residenti al, and 
commercial uses.  The road is primarily a scenic rural road with for-
ests and agricultural fi elds. The newly constructed Pulaski County 
High School is situated along this road, and there are plans to develop 
the area adjacent to the High School as an offi  ce park. 

Quality Community Objecti ves

GROWTH PREPAREDNESS - Each community should identi fy and put 
in place the pre-requisites for the type of growth it seeks to achieve. 
These might include infrastructure (roads, water, sewer) to support 
new growth, appropriate training of the workforce, ordinances and 
regulati ons to manage growth as desired, or leadership capable of 
responding to growth opportuniti es and managing new growth when 
it occurs.

EMPLOYMENT OPTIONS - A range of job types should be provided 
in each community to meet the diverse needs of the local workforce.

Areas of Rapid Development 
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Development Patt erns

 Clustering high-density development at nodes along major 
corridors, separated by areas of open space or att racti ve resi-
denti al development.

 Landscaping raised medians separati ng traffi  c lanes and land-
scaped buff ers between the roadway and pedestrian walk-
ways and mixed-use trails.

 Establishing access control measures through redesigning ac-
cess and street confi gurati on by consolidati ng driveways and 
establishing inter-parcel connecti ons between parking lots.

 Using infrastructure availability to steer development away 
from areas of natural, cultural, and environmentally sensiti ve 
resources.

 Minimizing visual clutt er along roadways by placing restricti ons 
on the number and size of signs and billboards.

 Encouraging new residenti al development that refl ects tradi-
ti onal neighborhood design (TND) principles, such as smaller 
lots, orientati on to street, mix of housing types, pedestrian ac-
cess to neighborhood commercial center.

 Integrati ng appropriate mixed-use and/or housing develop-
ment with new school constructi on to increase walkability and 
reduce trip generati on.

 Establishing connecti vity to bike routes, paths, greenway 
trails. 

 Employing Conservati on Subdivision methods and promoti ng 
cluster development to allow for greater expanses of open 
spaces.

Figure 10

Areas of Rapid Development 
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o Preserve and restore natural scenic qualiti es; and

o Add aestheti c character.

 Cluster high-density development at nodes along major cor-
ridors, separated by areas of open space or att racti ve residen-
ti al development.

 Undertake and implement a Corridor Plan to provide for 
balanced development and protecti on of agricultural uses, 
incorporati ng features such as agricultural buff ers and context 
sensiti ve design.

 Landscaped raised medians separati ng traffi  c lanes and land-
scaped buff ers between the roadway and pedestrian walk-
ways and multi -use trails.

 Infi ll development on vacant or under-uti lized sites, focusing 
on those areas closer in to the center of the community that 
have existi ng infrastructure in place.

 Promote building designs that are compati ble to regional 
character and compliments surrounding uses (ex: breaking up 
the façade of a big box store to look like a collecti on of small 
stores).

 Redevelop abandoned commercial centers and Greyfi elds fi rst 
rather than moving farther down the strip to construct new 
development in Greenfi elds. 

Specifi c Types of Land Uses

 Insti tuti onal

 Commercial  (offi  ce park, retail, general offi  ce)

 Recreati onal/Parks/Open Space

Implementati on Measures

 Establish access control measures through redesigning access 
and street confi gurati on by consolidati ng driveways and estab-
lishing inter-parcel connecti ons between parking lots.

 Consider establishing more stringent sign regulati ons and stan-
dards to include provisions for billboards, to minimize visual 
clutt er along roadways, (ex. Sign Control for Rural Corridors, 
DCA Model Code).

 Adopt street, parking, and landscaping guidelines and tree ordi-
nances to:

o Encourage greening of commercial areas; 

o Promote traffi  c calming; 

o Allow for shared use of parking spaces;

o Miti gate building and parking lot impact (i.e. heat islands);

o Promote the creati on of pocket parks;

o Create safe shaded areas for pedestrians and bicyclists;

o Miti gate stormwater runoff ; 

Areas of Rapid Development 
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GROWTH PREPAREDNESS - Each community should identi fy and put 
in place the pre-requisites for the type of growth it seeks to achieve. 
These might include infrastructure (roads, water, sewer) to support 
new growth, appropriate training of the workforce, ordinances and 
regulati ons to manage growth as desired, or leadership capable of 
responding to growth opportuniti es and managing new growth when 
it occurs.

APPROPRIATE BUSINESS - The businesses and industries encour-
aged to develop or expand in a community should be suitable for the 
community in terms of job skills required, long-term sustainability, 
linkages to other economic acti viti es in the region, impact on the re-
sources of the area, and future prospects for expansion and creati on 
of higher-skill job opportuniti es.

HIGHWAY 44 ͳ FROM EATONTON CITY LIMITS TO OCONEE/GREENE 
COUNTY

The porti on of Highway 44 between the Eatonton City Limits and 
Oconee County is increasingly being developed. Currently, commer-
cial development is concentrated around the City of Eatonton and the 
Harmony Road/Highway 44 intersecti on. The areas between these two 
primary development nodes are highly agricultural with some residen-
ti al homes.  As the dairy capital of Georgia, the City of Eatonton and 
Pulaski County will need to plan for future growth to ensure a con-
ti nued balance between the competi ng interests of commercializati on 
and agricultural traditi on. 

Quality Community Objecti ves

INFILL DEVELOPMENT - Communiti es should maximize the use of ex-
isti ng infrastructure and minimize the conversion of undeveloped land 
at the urban periphery by encouraging development or redevelopment 
of sites closer to the downtown or traditi onal urban core of the com-
munity.

TRANSPORTATION ALTERNATIVES - Alternati ves to transportati on 
by automobile, including mass transit, bicycle routes, and pedestrian 
faciliti es, should be made available in each community. Greater use of 
alternate transportati on should be encouraged. 

OPEN SPACE PRESERVATION - 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. Compact development ordinances are one way of 
encouraging this type of open space preservati on. 

Areas of Rapid Development 
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Development Patt erns

 Clustering high-density development at nodes along major 
corridors, separated by areas of open space or att racti ve resi-
denti al development.

 Landscaped raised medians separati ng traffi  c lanes and land-
scaped buff ers between the roadway and pedestrian walk-
ways and mixed-use trails.

 Establishing access control measures through redesigning ac-
cess and street confi gurati on by consolidati ng driveways and 
establishing inter-parcel connecti ons between parking lots.

 Using infrastructure availability to steer development away 
from areas of natural, cultural, and environmentally sensiti ve 
resources.

 Minimizing visual clutt er along roadways by placing restric-
ti ons on the number and size of signs and billboards.

 Establishing connecti vity to bike routes, paths, greenway 
trails. 

 Employing Conservati on Subdivision methods and promote 
cluster development to allow for greater expanses of open 
spaces.

 Enhancing Connecti vity through design, i.e. Complete Streets: 
balance vehicular, pedestrian and bike connecti ons to retail/
commercial services. 

 Encouraging compati ble architecture styles that maintain the 
regional character, and do not include “franchise” or “corpo-
rate” architecture. 

Figure 11

Figure 12

Areas of Rapid Development 
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o Miti gate stormwater runoff ,

o Preserve and restore natural scenic qualiti es, and

o Add aestheti c character.

 Employ Conservati on Subdivision methods and promote clus-
ter development to allow for greater expanses of open spaces.

 Design new developments that contain a mix of residenti al, 
commercial uses and community faciliti es at small enough 
scale and proximity to encourage walking between desti na-
ti ons.

 Consider establishing more stringent sign regulati ons and 
standards to include provisions for billboards, to minimize 
visual clutt er along roadways, (ex. Sign Control for Rural Cor-
ridors, DCA Model Code). 

 Review existi ng codes, standards and guidelines to ensure 
they allow for desired development patt erns, i.e.: 

o Allow neo-traditi onal development “by right” to ease pro-
cess for developers and encourage this type of develop-
ment.

o Permit accessory housing units, or new well-designed, 
similarly scaled infi ll multi family residences to increase 
neighborhood density and income diversity. 

 Promote infi ll development on vacant or under-uti lized sites 
over development of new Greenfi eld sites. 

 Incorporate bicycle and pedestrian faciliti es wherever possi-
ble, including design soluti ons to address usability and safety 
(i.e. landscape buff ers).

 Undertake and implement a Corridor Plan to provide for 
balanced development and protecti on of agricultural uses, 
incorporati ng features such as agricultural buff ers and context- 
sensiti ve design.

Specifi c Types of Land Uses

 Town Centers

 Traditi onal Neighborhoods

 Commercial

 Insti tuti onal

 Recreati onal/Parks/Open Space

Implementati on Measures

 Establish access control measures through redesigning access 
and street confi gurati on by consolidati ng driveways and estab-
lishing inter-parcel connecti ons between parking lots.

 Complete more detailed sub-area planning to focus develop-
ment eff orts (including: new or revised local development 
regulati ons, incenti ves, public investments, and infrastructure 
improvements). 

 Advocate for creati ve design for higher density with new stan-
dards and guidelines that encourage: compact and mixed use 
development, town centers, Complete Streets, alternati ves to 
big box designs, etc. 

 Enhance Connecti vity through design, i.e. Complete Streets: bal-
ance vehicular, pedestrian, and bike connecti ons to retail/com-
mercial services, parks, and greenway trails. 

 Adopt street, parking, and landscaping guidelines to:

o Encourage greening of commercial areas, 

o Promote traffi  c calming, 

o Allow for shared use of parking spaces,

o Miti gate building and parking lot impact (i.e. heat islands),

o Create safe shaded areas for pedestrians and bicyclists,

Areas of Rapid Development 
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SENSE OF PLACE - Traditi onal downtown areas should be main-
tained as the focal point of the community or, for newer areas where 
this is not possible, the development of acti vity centers that serve as 
community focal points should be encouraged. These community fo-
cal points should be att racti ve, mixed-use, pedestrian-friendly places 
where people choose to gather for shopping, dining, socializing, and 
entertainment.

TRANSPORTATION ALTERNATIVES - Alternati ves to transportati on 
by automobile, including mass transit, bicycle routes, and pedestrian 
faciliti es, should be made available in each community. Greater use 
of alternate transportati on should be encouraged.

ENVIRONMENTAL PROTECTION - Environmentally sensiti ve areas 
should be protected from negati ve impacts of development, parti cu-
larly when they are important for maintaining traditi onal character 
or quality of life of the community or region. Whenever possible, the 
natural terrain, drainage, and vegetati on of an area should be pre-
served.

APPROPRIATE BUSINESS - The businesses and industries encour-
aged to develop or expand in a community should be suitable for the 
community in terms of job skills required, long-term sustainability, 
linkages to other economic acti viti es in the region, impact on the re-
sources of the area, and future prospects for expansion and creati on 
of higher-skill job opportuniti es.

EMPLOYMENT OPTIONS - A range of job types should be provided 
in each community to meet the diverse needs of the local workforce.

EDUCATIONAL OPPORTUNITIES - Educati onal and training op-
portuniti es should be readily available in each community to permit 
community residents to improve their job skills, adapt to technologi-
cal advances, or to pursue entrepreneurial ambiti ons.
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Areas in Need of Redevelopment 

COMMERCIAL REDEVELOPMENT AREAS

There are three primary areas within the Middle Georgia Region that 
can be considered Commercial Redevelopment Areas.  

 Mercer University Drive/ Highway 74

 Highway 247 Connector/ Watson Boulevard

 Emery Highway 

These areas all share similar characteristi cs of being major transpor-
tati on corridors and commercial desti nati ons.  A large porti on of the 
commercial development is older with numerous access points, park-
ing in the front, litt le to no landscaping, aging strip development cen-
ters, empty commercial buildings, and an excess of adverti sing sig-
nage.  Highly auto-centric, these areas have limited pedestrian and 
bicycle ameniti es.  Sidewalks are present on porti ons of these roads; 
however, the design of the sidewalks (adjacent to moderate to high 
speed traffi  c with no vegetati ve buff er) does not invite pedestrian us-
age. 

Quality Community Objecti ves

INFILL DEVELOPMENT - Communiti es should maximize the use of 
existi ng infrastructure and minimize the conversion of undeveloped 
land at the urban periphery by encouraging development or redevel-
opment of sites closer to the downtown or traditi onal urban core of 
the community.
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Development Patt erns

Declining, unatt racti ve, vacant or under-uti lized strip shopping cen-
ter. Characterized by high degree of access by vehicular traffi  c and 
transit if applicable; on-site parking; low degree of open space; mod-
erate fl oor-area-rati o; large tracts of land, campus or unifi ed devel-
opment. (Georgia Department of Community Aff airs)

Eff orts should be made to retrofi t these areas to be more aestheti cally 
appealing and, therefore, more marketable to prospecti ve tenants by: 

 Focusing on redeveloping abandoned commercial centers and 
Greyfi elds fi rst rather than moving farther down the strip to con-
struct new development.  

 Undertaking upgrades to existi ng commercial buildings including 
facade improvements, new architectural elements, awnings, etc., 
to enhance the aestheti c. 

 Requiring new commercial and infi ll development to confi gure 
and build structures along the street front to create a shopping 

“square” around a smaller, internal shared parking lot. 

 Enhancing parking lots through: 

o Landscaping islands and shade trees, and 

o Reconfi guring circulati on routes.

 Providing pedestrian and bicycling ameniti es, including covered 
walkways, benches, lighti ng, and bike racks. 

 Accommodati ng “big box” retail in a way that complements 
surrounding uses, such as breaking up the facade to look like a 
collecti on of smaller stores. 

Figure 13

Figure 14 Figure 15

Before Aft er
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Specifi c Types of Land Uses

 Commercial (offi  ce and retail)

 Residenti al

 Mixed Use

 Warehouses

 Recreati on/Parks

 Insti tuti onal 

 Hotels

 Mixed Use

Implementati on Measures

 Identi fy alternati ves to and strategies for reuse of Big Box 
retail stores and other Greenfi elds. 

 Establish access control measures through redesigning ac-
cess and street confi gurati on by consolidati ng driveways and 
establishing inter-parcel connecti ons between parking lots.

 Promote redevelopment of older strip commercial centers 
and existi ng Greyfi elds in lieu of new constructi on further 
down the strip to convert vacant or under-uti lized commercial 
strips to mixed-use assets.

 Direct development to areas with existi ng infrastructure.

 Adopt landscaping guidelines and tree ordinances to:

o Encourage greening of commercial areas; 

o Miti gate building and parking lot impact (i.e. heat islands);

o Create safe shaded areas for pedestrians and bicyclists;

o Preserve and restore natural scenic qualiti es; and

o Add aestheti c character.

 Promote mixed use and Complete Streets; ensure that local 
codes and guidelines allow for both. 

 Promote parking management practi ces by allowing shared 
use of parking spaces and requiring new parking and rede-
veloped areas to locate parking where it is secondary to the 
buildings and pedestrians. 

 Employ sidewalk and pedestrian network principles and stan-
dards

 Consider establishing more stringent sign regulati ons and stan-
dards to minimize visual clutt er along roadways. 

 Complete more detailed sub-area planning to focus redevel-
opment eff orts (include: new or revised local development 
regulati ons, incenti ves, public investments and infrastructure 
improvements). 

Areas in Need of Redevelopment 
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REGIONAL CENTER 

Eisenhower Parkway• 

The porti on of Eisenhower Parkway between I-75 and I -475 in Macon 
can be considered a Regional Center with an abundance of regionally-
marketed commercial and retail centers including: Eisenhower Cross-
ing (Target, Best Buy, Home Depot, Kroger); a Wal-Mart Supercenter, 
the Macon Mall, a shopping center featuring: Lowes and Rooms-
To-Go, auto dealerships, Academy Sports and Outdoors, Sam’s Club, 
fast food chains and Central Georgia Technical College.  At one ti me, 
Eisenhower Parkway was the commercial retail shopping desti nati on 
for Macon and the surrounding region.  Currently, the area between 
Log Cabin Drive and I-475 is the most vibrant; however, the remain-
der of Eisenhower Parkway is in a state of decline partly due to safety 
concerns, the economy, and an increase in commercial and retail de-
velopment in northern Bibb County. 

Quality Community Objecti ves

INFILL DEVELOPMENT - Communiti es should maximize the use of 
existi ng infrastructure and minimize the conversion of undeveloped 
land at the urban periphery by encouraging development or redevel-
opment of sites closer to the downtown or traditi onal urban core of 
the community.

SENSE OF PLACE - Traditi onal downtown areas should be main-
tained as the focal point of the community or, for newer areas where 
this is not possible, the development of acti vity centers that serve as 
community focal points should be encouraged. These community fo-
cal points should be att racti ve, mixed-use, pedestrian-friendly places 
where people choose to gather for shopping, dining, socializing, and 
entertainment.

TRANSPORTATION ALTERNATIVES - Alternati ves to transportati on 
by automobile, including mass transit, bicycle routes, and pedestrian 
faciliti es, should be made available in each community. Greater use 
of alternate transportati on should be encouraged. 

ENVIRONMENTAL PROTECTION - Environmentally sensiti ve areas 
should be protected from negati ve impacts of development, parti cu-
larly when they are important for maintaining traditi onal character 
or quality of life of the community or region. Whenever possible, the 
natural terrain, drainage, and vegetati on of an area should be pre-
served.

APPROPRIATE BUSINESS - The businesses and industries encour-
aged to develop or expand in a community should be suitable for the 
community in terms of job skills required, long-term sustainability, 
linkages to other economic acti viti es in the region, impact on the re-
sources of the area, and future prospects for expansion and creati on 
of higher-skill job opportuniti es.

EMPLOYMENT OPTIONS - A range of job types should be provided 
in each community to meet the diverse needs of the local workforce.

EDUCATIONAL OPPORTUNITIES - Educati onal and training op-
portuniti es should be readily available in each community to permit 
community residents to improve their job skills, adapt to technologi-
cal advances, or to pursue entrepreneurial ambiti ons.

Areas in Need of Redevelopment 
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Figure 16
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Development Patt erns

Regional Center: Concentrati on of regionally-marketed commer-
cial and retail centers, offi  ce and employment areas, higher-edu-
cati on faciliti es, sports and recreati onal complexes. These areas 
are characterized by high degree of access by vehicular traffi  c, 
and high transit use, including stops, shelters and transfer points; 
on-site parking; low degree of internal open space; high fl oor-
area-rati o; large tracts of land, campus or unifi ed development. 
(Georgia Department of Community Aff airs). 

When eff orts are undertaken to revitalize and redevelop Eisenhower 
Parkway, the end-result should include relati vely high-density mix of 
retail, offi  ce, services, and employment to serve a regional market 
area. It should also include a diverse mix of higher-density housing 
types, such as multi -family town homes, apartments, loft s, and con-
dominiums, including aff ordable and workforce housing.  Specifi c de-
sirable development patt erns include: 

Building and Site Design

 Design should be very pedestrian-oriented with strong, 
walkable connecti ons between diff erent uses. 

 Redevelopment of older strip commercial centers in lieu of 
new constructi on further down the strip.

 Buildings in centers architecturally integrated with the site 
and one another, and developed at a scale suffi  cient in size, 
bulk, and height to provide image identi fi cati on for the 
center and the surrounding community.

 Promote building designs that are compati ble to regional 
character and compliments surrounding uses (ex: breaking 
up the façade of a big box store to look like a collecti on of 
small stores).

 Homes, shops, small businesses, and insti tuti ons grouped 
together in villages or att racti ve mixed use centers that 
serve adjacent neighborhoods. Centers are very pedestrian 
friendly, and include pleasant community gathering spaces. 
Residences bring round-the-clock acti vity to the area.

 Commercial structures (shopping, warehouses, offi  ces, 
etc.) located near street front, with parking in rear of 
buildings, making community more att racti ve and more 
pedestrian-friendly.

 Add landscaping and other appearance enhancements, 
trees and landscaping in parking lots to provide shade and 
help reduce storm water runoff .

 Create new housing opportuniti es out of former, under-
used commercial, warehouse, or industrial spaces.

 Locati on of parking at rear or side of buildings to minimize 
visibility from the street / shared parking arrangements 
that reduce overall parking needs / parking lots that incor-
porate on-site stormwater miti gati on or retenti on features, 
such as pervious pavements.

Areas in Need of Redevelopment 
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Streets and Parking

 Clearly defi ne road edges by locati ng buildings at roadside 
with parking in the rear. Shared parking and maximum 
parking limits should be encouraged. 

 Provide bike lanes or wide curb lanes to encourage bicy-
cling and provide additi onal safety; provide conveniently 
located, preferably sheltered, bicycle parking at retail and 
offi  ce desti nati ons and in multi -family dwellings. 

 Consider establishing more stringent sign regulati ons and 
standards to include provisions for billboards, to minimize 
visual clutt er along roadways. 

 Landscaped buff ers between the roadway and pedestrian 
walkways; landscaped raised medians separati ng traffi  c 
lanes.

 Consolidate driveway inter-parcel connecti ons between 
parking lots.

Figure 17 Figure 18

Figure 19
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Specifi c Types of Land Uses

 Large-Scale Commercial

 Residenti al 

 Mixed Use / Town Centers

 Recreati on/Parks/Open Spaces

Implementati on Measures

 Promote infi ll development on vacant or under-uti lized sites 
over development of new Greenfi eld sites. 

 Identi fy strategies to reuse Greyfi elds. 

 Redevelop older strip commercial centers and existi ng Grey-
fi elds in lieu of new constructi on further down the strip, to 
convert vacant or under-uti lized commercial strips to mixed-
use assets.

 Establish traffi  c calming, where applicable, in residenti al 
neighborhoods and at connecti vity points between residen-
ti al and commercial areas to increase bicycle and pedestrian 
safety.

 Faciliti es for bicycles, including bikeways or bike lanes, fre-
quent storage racks, etc.

 Access Control - redesign access and street confi gurati on by 
consolidati ng driveways and establishing  inter-parcel connec-
ti ons between parking lots.

 Complete more detailed sub-area planning to focus redevel-
opment eff orts (include: new or revised local development 
regulati ons, incenti ves, public investments and infrastructure 
improvements. 
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SENSE OF PLACE - Traditi onal downtown areas should be main-
tained as the focal point of the community or, for newer areas where 
this is not possible, the development of acti vity centers that serve as 
community focal points should be encouraged. These community fo-
cal points should be att racti ve, mixed-use, pedestrian-friendly places 
where people choose to gather for shopping, dining, socializing, and 
entertainment.

TRANSPORTATION ALTERNATIVES - Alternati ves to transportati on 
by automobile, including mass transit, bicycle routes, and pedestrian 
faciliti es, should be made available in each community. Greater use 
of alternate transportati on should be encouraged.

ENVIRONMENTAL PROTECTION - Environmentally sensiti ve areas 
should be protected from negati ve impacts of development, parti cu-
larly when they are important for maintaining traditi onal character 
or quality of life of the community or region. Whenever possible, the 
natural terrain, drainage, and vegetati on of an area should be pre-
served.

APPROPRIATE BUSINESS - The businesses and industries encour-
aged to develop or expand in a community should be suitable for the 
community in terms of job skills required, long-term sustainability, 
linkages to other economic acti viti es in the region, impact on the re-
sources of the area, and future prospects for expansion and creati on 
of higher-skill job opportuniti es.

EMPLOYMENT OPTIONS - A range of job types should be provided 
in each community to meet the diverse needs of the local workforce.

DEVELOPING CORRIDORS

 Gray Highway 

 Highway 247

Both of these roadways have a signifi cant amount of development in 
the areas in or just outside the city gateways into downtown Warner 
Robins, Macon, and Gray.   Sporadic development occurs along the 
center porti ons of the corridors with scatt ered commercial, housing, 
open space, and agricultural fi elds.  These roadways travel through a 
number of Middle Georgia Communiti es (Macon/Bibb County; Gray/
Jones County; Warner Robins/Houston County), and these roadways 
can be categorized into three diff erent types of corridors: 

Gateway Corridor1. 

In-Town Corridor2. 

Community Connector Corridor 3. 

Quality Community Objecti ves

INFILL DEVELOPMENT - Communiti es should maximize the use of 
existi ng infrastructure and minimize the conversion of undeveloped 
land at the urban periphery by encouraging development or redevel-
opment of sites closer to the downtown or traditi onal urban core of 
the community.
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Development Patt erns

Gateway Corridor: Developed or open land paralleling the route of a 
major thoroughfare that serves as an important entrance or means 
of access to the community. (Georgia Department of Community 
Aff airs)

 Focus on appearance with appropriate signage, landscaping, 
and other beauti fi cati on measures. 

 Manage access to keep traffi  c fl owing; using directory/way-
fi nding signage to clustered developments. 

 Retrofi t or mask existi ng strip development or other unsightly 
features as necessary. 

Figure 20 Figure 21
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In-Town Corridor: Developed or open land paralleling the route of 
a street or highway in town that is already or likely to experience 
uncontrolled strip development if growth is not properly managed.        
(Georgia Department of Community Aff airs) 

 Gradually convert corridor to att racti ve boulevard with sig-
nage guiding visitors to downtown and scenic areas around 
the community. 

 The appearance of the corridor can immediately be improved 
through streetscaping enhancements (street lights, street 
trees, landscaping, etc.). 

 In the longer term, enact design and signage guidelines for 
new development, including minimal building setback re-
quirements from the street and parking in the rear, to ensure 
that the corridors become more att racti ve as properti es 
develop or redevelop. 

 Corridors leading to town centers or downtown, in parti cu-
lar, should be att racti ve, where development is carefully 
controlled (or redevelopment tools are used) to maintain or 
improve appearances. 

 Reduce the role and impact of automobiles in the community 
by employing att racti ve traffi  c-calming measures along major 
roadways and exploring alternati ve soluti ons to parking con-
gesti on.

 Provide basic access for pedestrians and bicycles; consider 
vehicular safety measures including driveway consolidati on 
and raised medians (which also improve safety for bike/pe-
destrians).

Figure 22

Figure 23

Before

Aft er
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Community Connector Corridor: Major thoroughfares connecti ng 
communiti es, employment and acti vity centers that are already or 
likely to experience uncontrolled strip development. Similar to In-
Town Corridors except that these are located outside on the outskirts 
of citi es, usually in counti es, rather than in-town areas. (MIddle Geor-
gia Regional Commission)

 Provide new housing opportuniti es that are created out of 
former, underused commercial, warehouse, or industrial 
spaces. 

 Locate higher-density att ached housing near commercial 
centers or along arterial roads, and single-family detached 
housing elsewhere in the neighborhood.

 Cluster high-density development at nodes along major cor-
ridors, separated by areas of open space or att racti ve residen-
ti al development.

 Redevelop older strip commercial centers and existi ng Grey-
fi elds in lieu of new constructi on further down the strip, to 
convert vacant or under-uti lized commercial strips to mixed-
use assets.

 Establish access control measures through redesigning ac-
cess and street confi gurati on by consolidati ng driveways and 
establishing inter-parcel connecti ons between parking lots.

 Use infrastructure availability to steer development away 
from areas of natural, cultural, and environmentally sensi-
ti ve resources and promote site plans, building design and 
landscaping that are sensiti ve to natural features of the site, 
including topography and views.

Figure 24

Figure 25

Figure 26

Before

Aft er

46464646464646666464646464466644644

Areas in Need of Redevelopment 



47

Implementati on Measures

 Establish access control measures through redesigning ac-
cess and street confi gurati on by consolidati ng driveways and 
establishing inter-parcel connecti ons between parking lots.

 Identi fy alternati ves to and strategies for reuse of Big Box 
retail stores and other Greyfi elds. 

 Advocate for creati ve design for higher density with new stan-
dards and guidelines that encourage: compact development, 
town centers, Complete Streets, etc. 

 Promote mixed use and Complete Streets; ensure that local 
codes and guidelines allow for both. 

 Incorporate bicycle and pedestrian faciliti es wherever possi-
ble, including design soluti ons to address usability and safety 
(i.e. landscape buff ers).

 Complete more detailed sub-area planning to focus redevel-
opment eff orts (include: new or revised local development 
regulati ons, incenti ves, public investments and infrastructure 
improvements.

 Revitalize existi ng neighborhood commercial centers to 
capture more market acti vity and serve as community focal 
points.

Specifi c Types of Land Uses

 Commercial

 Insti tuti onal  

 Residenti al 

 Recreati onal/Parks/Open Space
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Quality Community Objecti ves

INFILL DEVELOPMENT - Communiti es should maximize the use of 
existi ng infrastructure and minimize the conversion of undeveloped 
land at the urban periphery by encouraging development or redevel-
opment of sites closer to the downtown or traditi onal urban core of 
the community.

TRADITIONAL NEIGHBORHOODS - Traditi onal neighborhood de-
velopment patt erns should be encouraged, including use of more 
human scale development, compact development, mixing of uses 
within easy walking distance of one another, and facilitati ng pedes-
trian acti vity.1 

TRANSPORTATION ALTERNATIVES - Alternati ves to transportati on 
by automobile, including mass transit, bicycle routes, and pedestrian 
faciliti es, should be made available in each community. Greater use 
of alternate transportati on should be encouraged. 

APPROPRIATE BUSINESS - The businesses and industries encour-
aged to develop or expand in a community should be suitable for the 
community in terms of job skills required, long-term sustainability, 
linkages to other economic acti viti es in the region, impact on the re-
sources of the area, and future prospects for expansion and creati on 
of higher-skill job opportuniti es.

EMPLOYMENT OPTIONS - A range of job types should be provided 
in each community to meet the diverse needs of the local workforce.

1 Parti cularly in regards to the Manor Neighborhood and the streets directly off  of 
Waston Boulevard. 

Areas with Signifi cant Infi ll Opportuniti es

Within the Middle Georgia Region, there are two major Areas with 
Signifi cant Infi ll Opportuniti es: 

 Highway 247 Connector/Watson Boulevard 

 Eisenhower Parkway.  

Both of these areas are similarly situated with insti tuti onal, large in-
door shopping malls, numerous aging commercial strip malls, fast 
food chains, big box retail, and a plethora of adverti sing signage.   Pe-
destrian and bicycle faciliti es and ameniti es are disti nctly lacking as 
are trees and vegetati on.  Residenti al housing developments located 
off  of these streets, mostly just behind these shopping centers, have 
litt le to no pedestrian connecti vity to the commercials areas. 

Highway 247 Connector / Watson Boulevard.  The Highway 247 Con-
nector, also known as Watson Boulevard, is one of the main thor-
oughfares in the City of Warner Robins.  The road is a direct connec-
ti on between Robins Air Force Base (RAFB), located on Highway 247, 
and Interstate 75.  A four-lane transportati on route, Watson Boule-
vard has developed quickly with numerous commercial strip malls 
and stand-alone buildings. The City of Warner Robins lacks a disti nct 
town center. Typical functi ons found in a town center are stretched 
all along Watson Boulevard, including: the main government build-
ings for the City of Warner Robins, the Houston County Hospital, and 
Centerville Mall.    

Eisenhower Parkway.  Located in the City of Macon, Eisenhower Park-
way provides connecti vity between Interstate 475, Interstate 75, and 
Highway 129/Marti n Luther King Boulevard.  Eisenhower Parkway 
is a four-lane divided highway with a grassy median in the secti ons 
around the Eisenhower Crossing Shopping Center, Macon Mall, and 
Central Georgia Technical College; the remainder of the highway has 
a narrow concrete median.   

48484848484848888484848484488844844



49

Development Patt erns: Building and Site Design

 Creati on of Town Center along Watson Boulevard in the City 
of Warner Robins; the historic commercial circle area would 
be a prime locati on.  

 Redevelopment of older strip commercial centers and exist-
ing Greyfi elds in lieu of new constructi on further down the 
strip to convert vacant or under-uti lized commercial strips to 
mixed-use assets.

 Promoti on of building designs that are compati ble to regional 
character and compliments surrounding uses (ex: breaking up 
the façade of a big box store to look like a collecti on of small 
stores).

 Infi ll development on vacant or under-uti lized sites, focusing 
on those areas closer in to the center of the community that 
have existi ng infrastructure in place.

 Locati on of commercial structures (shopping, warehouses, 
offi  ces, etc.) located near street front, with parking in rear 
of buildings, making community more att racti ve and more 
pedestrian-friendly.

 Creati on of pocket parks and open spaces through clustering 
development to within the development site.

 Clustering high-density development at nodes along major 
corridors, separated by areas of open space or att racti ve resi-
denti al development.

 Well-designed development that blends into existi ng neigh-
borhoods by disguising its density (e.g., small-scale apartment 
buildings, multi -family that looks like a single residence from 
the street, etc.).

Figure 27 Figure 28

Figure 29

Areas with Signifi cant Infi ll Opportuniti es
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Development Patt erns: Roads & Parking 

 Complete Streets – design and operate roadways with all 
considerati on for users. Incorporate faciliti es and connecti ons 
to allow for safe bicycle and pedestrian usage and access to 
retail/commercial services and other desti nati ons. 

 Landscaped raised medians separati ng traffi  c lanes and land-
scaped buff ers between the roadway and pedestrian walk-
ways.

 Locati on of parking at rear or side of buildings to minimize 
visibility from the street.

 Landscaping of parking areas to minimize visual impact on 
adjacent streets and uses;  use of landscaped tree islands and 
medians to break up large expanses of paved parking.

 Shared parking arrangements that reduce overall parking 
needs; Parking lots that incorporate on-site storm water miti -
gati on or retenti on features, such as pervious pavements.

Figure 30

Figure 31

Figure 32

Areas with Signifi cant Infi ll Opportuniti es
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Implementati on Measures 

 Implement the Warner Robins Master Plan. 

 Ensure zoning codes allow for mixed use type of development 
(i.e. does not separate commercial, residenti al, and retail uses 
in every district).

 Advocate for creati ve design for higher density with new stan-
dards and guidelines that encourage: compact development, 
town centers, Complete Streets, etc. 

 Establish linkages between existi ng offi  ces/commercial uses 
and residenti al neighborhoods where none exist. 

 Redevelop declining areas.

 Establish traffi  c-calming mechanisms where appropriate.

 Set forth strategies for the reuse of Greyfi elds.

 Promote infi ll development on vacant or under-uti lized sites 
over development of new Greenfi eld sites. 

 Redesign access and street confi gurati on by consolidati ng 
driveways and establishing  inter-parcel connecti ons between 
parking lots.

 Reuse existi ng vacant or underuti lized structures (e.g. com-
mercial centers, offi  ce spaces, warehouses) to accommodate 
new community faciliti es.

 Complete more detailed sub-area planning to focus on infi ll 
and redevelopment eff orts (include: new or revised local 
development regulati ons, incenti ves, public investments, and 
infrastructure improvements. 

Specifi c Types of Land Uses

 Large and Mid-Sized Commercial (offi  ce and retail)

 Residenti al

 Hotels

 Mixed Use 

 Town Centers 

 Insti tuti onal 

 Parks, Recreati on, Open Spaces

Areas with Signifi cant Infi ll Opportuniti es
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APPROPRIATE BUSINESS - The businesses and industries encour-
aged to develop or expand in a community should be suitable for the 
community in terms of job skills required, long-term sustainability, 
linkages to other economic acti viti es in the region, impact on the re-
sources of the area, and future prospects for expansion and creati on 
of higher-skill job opportuniti es.

HOUSING CHOICES - 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 (thereby reduc-
ing commuti ng distances), to promote a mixture of income and age 
groups in each community, and to provide a range of housing choice 
to meet market needs.

REGIONAL SOLUTIONS - Regional soluti ons to needs shared by 
more than one local jurisdicti on are preferable to separate local ap-
proaches, parti cularly where this will result in greater effi  ciency and 
less cost to the taxpayer.

REGIONAL COOPERATION - Regional cooperati on should be en-
couraged in setti  ng prioriti es, identi fying shared needs, and fi nding 
collaborati ve soluti ons, parti cularly where it is criti cal to success of a 
venture, such as protecti on of shared natural resources or develop-
ment of a transportati on network.

REGIONAL IDENTITY - Each region should promote and preserve 
a regional “identi ty,” or regional sense of place, defi ned in terms of 
traditi onal architecture, common economic linkages that bind the re-
gion together, or other shared characteristi cs.

Military Installati on - Robins Air Force Base and Surrounding Area 

Robins Air Force Base (RAFB) is a unique asset within the Middle 
Georgia Region.  As the region’s largest employer and economic con-
tributor, RAFB along with the areas directly adjacent to this facility 
require special considerati ons and att enti on in regards to planning 
and development. In 2004, representati ves from RAFB and the area 
local governments engaged in a thorough land use analysis and plan-
ning process, Joint Land Use Study (JLUS), which evaluated current 
development conditi ons and land use polices to prevent incompati -
ble development and land use changes that jeopardize the Air Force’s 
mission or restrain Base operati ons in the future. The recommended 
development patt erns, land uses, and implementati on measures are 
based on this study and the Community Agendas porti ons of the Hous-
ton County and the City of Warner Robins Comprehensive Plans.

Quality Community Objecti ves

INFILL DEVELOPMENT - Communiti es should maximize the use of 
existi ng infrastructure and minimize the conversion of undeveloped 
land at the urban periphery by encouraging development or redevel-
opment of sites closer to the downtown or traditi onal urban core of 
the community.

TRANSPORTATION ALTERNATIVES - Alternati ves to transportati on 
by automobile, including mass transit, bicycle routes, and pedestrian 
faciliti es, should be made available in each community. Greater use of 
alternate transportati on should be encouraged. 

EDUCATIONAL OPPORTUNITIES - Educati onal and training oppor-
tuniti es should be readily available in each community to permit com-
munity residents to improve their job skills, adapt to technological 
advances, or to pursue entrepreneurial ambiti ons.
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Development Patt erns: Base Environs Area

• Consistency with development standards set forth in the City 
of Warner Robins Base Environs Overlay District.

Development Patt erns: First Street Redevelopment Area

 Construct, repair, or replace sidewalks.

 Landscape roadway right-of-way with trees.

 Install pedestrian-scale lighti ng and other ameniti es, including 
benches and trash receptacles.

 Relocate uti liti es off  the street frontage or underground.

 Improve signage design and limit the size and number of 
signs.

 Create landscape buff ers to shield parking lots from view.

 Install traffi  c calming devices, such as raised pedestrian cross-
ings, on-street parking, or landscaped medians.

Figure 33 Figure 34

Figure 35

Military Installati on - Robins Air Force Base and Surrounding Area 
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Implementati on Measures

 Conti nued cooperati on between the Central Georgia Joint 
Development Authority,  21st Century Partnership,  City of 
Warner Robins, and Houston County on a variety of levels to 
address issues and opportuniti es that face the Base and sur-
rounding area. 

 Meeti ngs on Joint Land Use Study (JLUS) Process. These meet-
ings are intended to foster communicati on networks devel-
oped during the development of the JLUS study and ensure 
eff ecti ve implementati on of the recommendati ons contained 
in the study. 

 Miti gati on Plans Addressing Incompati ble Development- 
These plans are to identi fy and prioriti ze properti es that are 
considered incompati ble under Air Installati on Compati ble 
Use Zone (AICUZ) guidelines; establish method to monitor 
and purchase “for sale” properti es designated as incompat-
ible uses; identi fy funding mechanisms; and program funds 
for the acquisiti on of designated property. 

 Review of Current Codes and Ordinances - This measure in-
volves the conti nuous review and update of current building 
codes, height restricti on ordinances, and zoning ordinances 
to insure all AICUZ guidelines are met and the operati ons of 
RAFB are protected.

 Undertake economic development initi ati ves that support the 
conti nued vitality of RAFB; such as seeking complimentary, 
supporti ng industries in locati ons in close proximity to the 
Base. 

Specifi c Types of Land Uses

Base Environs Area

• Consistency with the Land Use Compati bility Table in the City 
of Warner Robins Base Environs Overlay District.

First Street Redevelopment Area

 High-density residenti al uses

 Retail shops

 Restaurants

 Entertainment venues

Military Installati on - Robins Air Force Base and Surrounding Area 
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Stakeholder involvement and input was extremely important in de-
veloping a fi nal list of Regional Issues and Opportuniti es as well as in 
identi fi cati on of specifi c implementati on acti viti es and strategies (see 
Regional Work Program) designed to successfully address the issues 
and opportuniti es. Stakeholder involvement methods ranged from 
website and email solicitati ons, to newspaper noti ces, public meet-
ings, and stakeholder interviews, all of which are further described 
in the Stakeholder Involvement Program component of the Regional 
Plan. 

One of the more helpful and noteworthy methods the Middle Geor-
gia Regional Commission employed to obtain stakeholder input dur-
ing the regional planning process was through an online Regional 
Issues and Opportuniti es Survey. The survey was a series of 21 mul-
ti ple choice questi ons and 2 open-ended questi ons which took ap-
proximately 5 minutes to complete.  Tables displaying the results of 
each multi ple choice survey questi on are located in Appendix C. The 
survey questi ons covered topics from housing and transportati on to 
infrastructure and environmental/cultural resources.  On questi ons 
where respondents had to rate an issue as having low to high impor-
tance (with 1 being low and 5 being high importance), the questi ons 
with a majority of 4 and 5 importance rati ngs were considered to be 
highly important.  

The following topics are listed in order of importance according to the 
respondents’ answers (the number in brackets indicates the number 
of respondents who ranked the issue as highly important).   

 Provision of Public Services (25)

 Increase Employment Opportuniti es (23) 

 Manage Traffi  c (23)

 Preserve History and Heritage (22) 

 Rehabilitate Buildings in Downtown Commercial Areas (22)

 Water/Sewer Improvements (21) 

 Improve Region-wide Transportati on System (20)

 Protect/Preserve Farmland (20)

 Housing (19)

Another aspect of the survey featured two open-ended questi ons 
asking respondents to list their top three likes and dislikes about the 
region.  The top two most liked qualiti es of the region were the high 
quality of life and history and heritage, with 16 and 15 respondents 
respecti vely, commenti ng on these features.  The responses that de-
tailed some aspect of the region’s high quality of life included men-
ti ons of the cost of living, climate, range of ameniti es – parti cularly 
the arts and cultural off erings.  The respondents that commented on 
liking the historic buildings and heritage of the region discussed how 
these features lend charm, character, and uniqueness to the region. 
Nearly half of the respondents listed locati on and connecti vity to oth-
er parts of the state and proximity to the lakes and natural resources 
as an important feature of the region. Another popular response 
highly rated the people and the hospitality found throughout Middle 
Georgia.  

Stakeholder Involvement 
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Transportati on was the predominate issue respondents listed as dis-
liking about the Middle Georgia Region. The 16 respondents that 
commented on transportati on systems included statements ranging 
from inadequate roads and infrastructure, to traffi  c and trash along 
roadways, and the lack of public transportati on and commuter rail. 
The second most prevalent issue, identi fi ed by 9 survey respondents, 
criti cized the lack of regional coordinati on, poor politi cal leadership, 
and community rivalries. The third most menti oned issue, with eight 
responses, was ti ed between two topics: 

Sprawl and under-uti lizati on/maintenance of downtowns 1. 
and city centers. 

Lack of employment opportuniti es, parti cularly eco-2. 
nomic diversity and low number of jobs for recent col-
lege graduates.  Respondents also menti oned that while 
lack of employment opportuniti es is a concern, a related 
problem is that any development is viewed as good eco-
nomic development. 

As indicated earlier, the survey results, along with data and informa-
ti on obtained from other stakeholder involvement techniques, were 
used to augment the preliminary list of Issues and Opportuniti es 
identi fi ed in the Regional Assessment and ulti mately in development 
of the fi nal list of Issues and Opportuniti es that follows. 



Regional Issues and Opportunities
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Regional Issues and Opportuniti es

The list that follows represents the fi nal Issues and Opportuniti es to 
be addressed in the Implementati on Program of the Regional Plan.  
These Issues and Opportuniti es were refi ned by incorporati ng the re-
sults from the various stakeholder involvement mechanisms.       

As originally categorized in the Regional Assessment, the fi nal Re-
gional Issues and Opportuniti es are broken-out by various regional 
planning elements.   
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* Category abbreviati ons and numbered issues and opportuniti es are displayed in the Regional Work Program to refl ect the issues and / or 
opportuniti es addressed by each identi fi ed acti vity.        

Issues
A steadily growing populati on, along with corresponding 1. 
growth in the senior populati on, and an infl ux of Hispanics 
lured by seasonal and service-industry employment opportu-
niti es, all place a demand on existi ng community infrastructure 
and services. 

Some areas of the region are experiencing explosive populati on 2. 
growth, e.g. the Lake Oconee and Lake Sinclair areas, Houston 
County, and northern Monroe County. 

There are pockets in the region experiencing higher than aver-3. 
age poverty rates; parti cularly true in some rural areas.

There is a disparity in income levels across the region. Many 4. 
rural areas are characterized by below average levels due to 
limited employment opportuniti es.  

Several Middle Georgia communiti es are experiencing a high 5. 
infl ux of reti rees. 

Opportuniti es
Employment of eff ecti ve land use planning to manage popula-1. 
ti on growth. 

Populati on growth results in higher demand for retail and ser-2. 
vice commercial uses, which in turn creates opportuniti es for 
new businesses, jobs, and an increase in the tax base. 

The Middle Georgia region has the opportunity to begin plan-3. 
ning for the development/upgrade of infrastructure, housing, 
transportati on, educati onal faciliti es, social services, public 
safety, etc. needed to accommodate populati on growth.  

The region’s populati on is projected to consistently grow. As 4. 
a result, the labor pool will consequently increase. With ade-
quate job skills and training, the Middle Georgia region has the 
opportunity to increase its marketability from an economic de-
velopment standpoint.  

An increased number of senior citi zens and reti rees in the re-5. 
gion may result in sti mulati on of the local economy through 
the provision of additi onal faciliti es and services to meet the 
demands of this growing populati on segment. 

Demographics (D)* 
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Issues 
Increasing number of greyfi elds within the region.1. 

Lack of industrial park sites equipped with the necessary infra-2. 
structure. 

Strip malls and shopping centers in state of decline (i.e. Colo-3. 
nial Mall in Macon) along major transportati on corridors.

Heavy dependence on single industry within some of the rural 4. 
communiti es.

Declining texti les, kaolin, and agricultural industries, which 5. 
many of the rural communiti es are heavily dependent upon.

Retenti on of recent college graduates.6. 

Greater workforce development and training with a focus to 7. 
ensure the populati on within the community possesses the 
skills and training to enable the community to have a competi -
ti ve advantage with att racti ng and retaining businesses.

Treatment and distributi on of water and wastewater, parti cu-8. 
larly in rural areas. Development could be hindered or limited 
due to areas lacking appropriate infrastructure in adequate 
quanti ti es.

Within the Middle Georgia region, there is an increasing 9. 
amount of aging, under-uti lized and vacant strip centers, and 
stand-alone commercial buildings.

Opportuniti es 
Conti nue support of small businesses and entrepreneurial 1. 
enterprise; communiti es should capitalize on “Entrepreneur 
Friendly” designati on as applicable.

Develop, expand, re-develop of Brownfi eld sites within exist-2. 
ing industrial parks.

Strive to provide greater connecti vity between town and gown 3. 
relati onships in other regional communiti es (i.e. College Hill 
Corridor in Macon).  

Increase emphasis on heritage and eco-tourism. Support 4. 
greater partnerships between regional organizati ons such as 
the Middle Georgia Historic Preservati on Advisory Committ ee; 
Historic Heartland and Magnolia Midlands State Travel Re-
gions; and Bett er Hometowns/Main Streets communiti es.  

Support Georgia-Robins Aerospace Maintenance Partnership 5. 
(G-RAMP) initi ati ve in Warner Robins.

Capitalize on the relocati on of the Georgia Department of Cor-6. 
recti ons to the former Tift  College Campus in Forsyth and the 
additi on of 400 jobs to the region through identi fying and tar-
geti ng related business. 

Increase eff orts at downtown development and redevelop-7. 
ment to maintain the strong regional identi ty and disti ncti ve 
downtowns of Middle Georgia communiti es.  

Comprehensive Economic Development Strategy (CEDS) iden-8. 
ti fi es natural resources, warehouse and distributi on, bio-fuels 
and the Aerospace industries as growing sectors within the 
Middle Georgia region. 

Economic Development (ED)* 
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Signifi cant number of organizati ons to support economic de-9. 
velopment to benefi t the region: joint development authori-
ti es, MGRC, EDA, Georgia Department of Economic Develop-
ment Regional Project Managers to provide support to Existi ng 
Industry and Regional Recruitment, Department of Community 
Aff airs Offi  ce of Downtown Development. 

Additi onal coordinati on and collaborati on between the various 10. 
groups in the Middle Georgia region working toward economic 
development acti viti es. 

The communiti es that comprise the Aerospace region have 11. 
the opportunity to conti nue to culti vate business and industry 
compati ble to the operati ons of Robins Air Force Base. 

Communiti es have the opportunity to encourage the redevel-12. 
opment of aging and vacant strip centers and other greyfi eld 
spaces instead of allowing new strip shopping centers to be 
developed. 
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Issues
Outside of the region’s urban counti es, there is a lack of diver-1. 
sity in the housing stock, presenti ng existi ng and future resi-
dents of these communiti es with few housing opti ons.

Though an important source of aff ordable housing, parti cularly 2. 
in the rural counti es of the Middle Georgia region, manufac-
tured homes create a unique set of concerns related to tax rev-
enue and structural maintenance. 

Many communiti es in the Middle Georgia region have not 3. 
completed a housing assessment, thus lack an important tool 
to address the problem of substandard and dilapidated hous-
ing in their community.

The region’s urban counti es have a high percentage of cost-bur-4. 
dened renter-occupied households. A large majority of these 
households have incomes signifi cantly below the median. 

Shelter for victi ms of domesti c abuse is limited to several non-5. 
profi t faciliti es in Macon and Warner Robins, thus leaving per-
sons needing this assistance from the remainder of the region 
without an adequate place of refuge. 

Opportuniti es
Several communiti es in the Middle Georgia region have initi -1. 
ated creati ve strategies to diversify their housing stock, while 
at the same ti me fi nding a new use for vacant historic buildings 
and loft s of downtown storefronts. These successful examples 
could potenti ally be applied to other communiti es in the Mid-
dle Georgia region.

The constructi on of more single-family detached dwellings on 2. 
smaller lots, and a variety of other single-family dwelling types 
that is occurring in the urban and suburban markets, can pro-
vide an aff ordable alternati ve to the manufactured home in 
the rural areas. 

Historic preservati on programs in the Middle Georgia region 3. 
provide an outstanding opportunity for communiti es to main-
tain and restore historic residenti al structures and districts, 
and to transform vacant historic commercial and industrial 
buildings into residenti al uses. 

Several Middle Georgia communiti es have an approved urban 4. 
redevelopment plan that sets forth specifi c acti ons to address 
substandard housing and to leverage private resources for re-
development eff orts in the target areas. 

Innovati ve programs established by housing agencies, such as 5. 
the Macon Housing Authority, could be applied to other areas 
of the region. These programs include: the lease-to-purchase 
homeownership program, the Secti on 8 Homeownership Pro-
gram, and an array of resident assistance programs that en-
courage economic and social independence.

Housing (H)*
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Because of the growing market demand, the private sector 6. 
and large private non-profi t organizati ons are making signifi -
cant investment in all types of elderly housing faciliti es, and 
are looking at a variety of development opti ons in order to pro-
vide these faciliti es. 

There are well-established agencies in place to address the 7. 
housing needs of persons with mental, physical, and develop-
mental disabiliti es, for persons with HIV/AIDS and for those re-
covering from substance abuse. The key in the future is to se-
cure adequate funding for these agencies, and to ensure that 
residents outside the urban areas of the region are provided 
with informati on on the services these agencies off er. 

Most of the region’s counti es have an adequate supply of work-8. 
force housing, but there are insuffi  cient jobs for their labor 
force. The challenge is fi nding ways to expand their economic 
base so that their labor force can work in the same locati on 
they reside. 



65

Issues
The cost of providing public services and faciliti es for new de-1. 
velopment typically exceeds the revenue generated from the 
new development. 

Ensuring that new development does not jeopardize existi ng 2. 
levels of service for current residents and businesses.  

Several areas of the region, parti cularly the more rural areas, 3. 
are not adequately served by public faciliti es and services. 

Several citi es and counti es within the region lack suffi  cient 4. 
space for personnel and/or storage. Expansion to accommo-
date a growing populati on is necessary for administrati ve func-
ti ons in many departments. 

Middle Georgia communiti es are conti nually seeking to main-5. 
tain and upgrade water and wastewater treatment capacity in 
order to serve future demand. 

Areas served by private septi c systems, parti cularly older sys-6. 
tems, pose a threat of leakage into water supply sources.  

The ability to provide for public safety services into areas expe-7. 
riencing rapid growth and development is a concern.   

Lack of adequate recreati onal faciliti es and programs in many 8. 
of the smaller and/or rural communiti es within the region.  

Rapid residenti al and commercial growth is contributi ng to 9. 
stormwater runoff , erosion, and sedimentati on control prob-
lems.  

Opportuniti es
Protect existi ng infrastructure investments by encouraging and 1. 
promoti ng infi ll development, redevelopment, and compact 
development where appropriate. 

There is suffi  cient design capacity in most water systems within 2. 
the region to meet projected future demand. 

Development and enforcement of appropriate ordinances and 3. 
regulati ons for those communiti es experiencing stormwater 
runoff , erosion, and sedimentati on control problems.

Investment in infrastructure improvements and/or expansion 4. 
helps create economic development opportuniti es. 

Plan for infrastructure placement in those areas that are slated 5. 
for future development, especially new residenti al develop-
ment. Eliminates the need for placement of infrastructure af-
ter development and allows communiti es to identi fy areas of 
less intense development by steering infrastructure placement 
away from those areas. 

Encourage and promote multi -jurisdicti onal faciliti es planning.6. 

Multi ple opportuniti es for development of passive recreati onal 7. 
faciliti es in suitable locati ons.

Strong community preference indicated for development of 8. 
neighborhood parks and multi -use trails.  

Aggressively pursue alternati ve funding sources for infrastruc-9. 
ture improvements and recreati on faciliti es.

Collaborati on with local school boards to ensure school loca-10. 
ti on decisions correspond with community growth and devel-
opment plans.  

Community Faciliti es and Services (CF)*
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Issues
Transportati on plans completed for the Macon Area Transpor-1. 
tati on Study (MATS) and the Warner Robins Area Transporta-
ti on Study (WRATS), and for several other counti es in the re-
gion (Jones, Monroe, and Putnam), indicate that a number of 
local, state, and federal highways in these areas will exceed 
acceptable levels of service by 2030, and will need to be wid-
ened or reconstructed.

There are a number of paved roadways and bridges in the Mid-2. 
dle Georgia region that are in need of repair/upgrade. 

There are approximately 1,100 miles of unpaved roads in the 3. 
Middle Georgia region. 

Due to limited resources, local governments and transit agen-4. 
cies in the Middle Georgia region are unable to meet the grow-
ing demand for transit service. 

There is a lack of a coordinated intra- and inter-jurisdicti onal 5. 
bicycle/pedestrian facility system connecti ng major points of 
interest. 

There is a lack of coordinati on between transportati on and 6. 
land use. 

The scale of development or ineffi  cient development patt erns 7. 
has led to signifi cant traffi  c congesti on in some areas of the 
region.

Opportuniti es
The Regional Transportati on Sales and Use Tax is an important 1. 
fi nancial tool to improve the transportati on infrastructure in 
the Middle Georgia region.

Transit programs, such as Secti on 5310, Secti on 5316, and Sec-2. 
ti on 5317, provide an excellent opportunity for local transit op-
erators to expand their service to the elderly, to persons with 
disabiliti es, and to low-income persons who live in the city but 
work in suburban locati ons. 

The Georgia Department of Transportati on has contracted with 3. 
the Clean Air Campaign to establish rideshare and commuter 
choice programs in the Middle Georgia region to help reduce 
traffi  c congesti on and improve air quality.

The Safe Routes to School (SRTS) program is an opportunity 4. 
for communiti es in the Middle Georgia region to not only im-
prove the health and welfare of their elementary and middle 
school students, but also reduce traffi  c congesti on, improve air 
quality, and expand bicycle/pedestrian facility infrastructure in 
their jurisdicti on.

The pedestrian facility/sidewalk infrastructure improvement 5. 
plans for the Citi es of Roberta, Jeff ersonville, Hawkinsville, For-
syth, and Gordon provide an opportunity for these communi-
ti es to enhance connecti vity to their downtown areas, maintain 
their existi ng pedestrian facility network, provide an att racti ve 
alternati ve transportati on mode to major trip att ractors, and 
become a walk-friendly community. 

Transportati on (T)*
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Strong interest has been expressed for development of a Re-6. 
gional Mass Transit System, possibly multi -modal in nature.   

Communiti es have the opportunity to review their existi ng 7. 
zoning ordinances and subdivision regulati ons and add provi-
sions requiring new development connecti vity to the existi ng 
sidewalk network.    
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Opportuniti es 
Increased recogniti on and preservati on of cultural, historic, ar-1. 
chaeological, and natural sites of Middle Georgia. 

Uti lize cultural and historic resources to enhance community 2. 
identi ty though revitalizing main streets and downtown com-
mercial cores.  One way to achieve this is through the applica-
ti on and enforcement of strong architectural design standards 
and development regulati ons enacted at the local level. 

Insti tute protecti on measures for heritage resources where 3. 
none currently exist and ensure established regulati ons are 
up-to-date and enforced. 

Conti nue and expand Middle Georgia Historic Preservati on Ad-4. 
visory Committ ee (HPAC) to provide preservati on-minded or-
ganizati ons within the region network and share best practi ce 
examples. 

Capitalize on services off ered by the State of Georgia through 5. 
the Historic Heartland and Magnolia Midlands (Pulaski County) 
travel and tourism regions. 

Work to expand the Historic Middle Georgia website as a re-6. 
gional clearinghouse for historic sites, heritage tourism, and 
special events/educati onal programs announcements. 

Promote context-sensiti ve design for infi ll and new construc-7. 
ti on. 

Coordinati on and cooperati on among neighboring govern-8. 
ments in heritage and eco-tourism initi ati ves in order to main-
tain, promote, and enhance the existi ng green infrastructure 
network. 

Issues 

Conti nued protecti on of water quality and availability through 1. 
development and environmental regulati ons to prevent water 
supply contaminati on.  Water sources in need of protecti on 
include: 

Wetlands (Bond Swamp and disconti nuous wetland o 
areas along the Flint, Ocmulgee, and Oconee Rivers 
and Commissioner Creek). 

Lake intakes/water supply watersheds.  Adherence to o 
the DNR-approved Source Water Assessment Plans 
(SWAPs) for each water supply watershed. 

Groundwater recharge areas and aquifers.o 
A number of water bodies in the Middle Georgia region are on 2. 
the EPA 303(d) List of Impaired Streams. 

Declining agricultural, parks, and forestry lands and other open 3. 
spaces. 

Natural and Cultural Resources are parti cularly suscepti ble to 4. 
uncontrolled or incompati ble development.

Current economic conditi ons may make local governments 5. 
hesitant to adopt and implement the policies and protecti on 
measures recommended in the RIR Plan. 

Encouraging developers to adhere to the RIR Plan’s recom-6. 
mended appropriate development practi ces.  

Porti ons of Middle Georgia currently identi fi ed by U.S. Envi-7. 
ronmental Protecti on Agency (EPA) as non-att ainment areas 
for air quality standards.   

Natural, Cultural, and Historic Resources (N/C/H-R)*
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Potenti al to uti lize CDBG funding to accomplish historic preser-16. 
vati on projects and achieve community goals. 

Greater educati on of local government offi  cials, community 17. 
leaders, and property owners about the responsibiliti es, op-
portuniti es, and Federal and State tax benefi ts that accompany 
ownership of an historic property. 

Cemeteries are important heritage resources, which are not 18. 
only valuable for the genealogical informati on they provide 
but also as an emerging niche of heritage tourism. The sen-
siti ve treatment and careful maintenance of cemeteries and 
their features (gravestones, fences, landscaping, etc.) should 
be encouraged.  State organizati ons such as the Georgia Mu-
nicipal Cemetery Associati on (GMCA) and the Georgia Historic 
Preservati on Division are good sources of informati on and sup-
port. 

Promoti on of designated Scenic Byways (Enduring Farmlands, 9. 
Historic Piedmont, and Ocmulgee-Piedmont).

Conti nue the development of blueways, greenways, and riv-10. 
erwalks within the Middle Georgia region to both protect the 
resources and allow for passive recreati on acti viti es. Specifi c 
projects include: Oconee River Greenway, Ocmulgee Blueway, 
Hawkinsville-Pulaski Riverwalk, and the Ocmulgee Heritage 
Trail.

Maintain and improve air quality through monitoring, imple-11. 
mentati on of best management practi ces, and cooperati on 
among local governments and organizati ons such as the Mid-
dle Georgia Clean Air Coaliti on and Middle Georgia Clean Citi es 
Coaliti on. 

Guide development to protect Wildlife Management Areas 12. 
(WMAs), farmland, forestry, and other open spaces through 
the adopti on of tree ordinances, agricultural preservati on 
incenti ves, conservati on easements, and scenic view protec-
ti ons. 

The seven (7) designated Tree City USA communiti es in Middle 13. 
Georgia have the opportunity to engage in additi onal acti viti es 
that promote and support this designati on (i.e. adopti on of a 
tree preservati on ordinance, tree care awareness campaigns, 
etc.).   

Each community should be encouraged to complete an inven-14. 
tory of local natural resources to serve as a tool in creati ng a lo-
cal greenspace network (with identi fi ed protecti on measures) 
with regional connecti vity.   

Capitalize on the unique features of the Middle Georgia region 15. 
by increasing and diversifying Heritage Tourism eff orts. 
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Opportuniti es
Greater regional cooperati on in setti  ng prioriti es, identi fying 1. 
shared needs, and fi nding collaborati ve soluti ons related to 
protecti on of shared natural resources and development of 
transportati on systems and infrastructure. 

As developable land in the region’s urban areas becomes scarce, 2. 
greater opportuniti es exist for regional cooperati on related to 
economic development projects.  

Development and promoti on of a regional heritage tourism 3. 
industry. 

Work collaborati vely to obtain Work Ready Community and Re-4. 
gion designati on under the Georgia Work Ready Program. By 
being designated a Work Ready Community and Region, local 
jurisdicti ons and the region will have met nati onal standards 
for work readiness—a valuable standard in marketi ng the local 
communiti es and the Middle Georgia region to nati onal pros-
pects.  

Conti nued and expanded multi -jurisdicti onal coordinati on pro-5. 
vides for enhanced recreati on and eco-tourism opportuniti es 
in the region. Examples include eff orts at connecti vity of the 
Oconee River Greenway with Balls Ferry State Park, connec-
ti vity of the Ocmulgee Heritage Trail with the Oconee River 
Greenway via a multi -use trail along an abandoned rail corridor 
from the City of Macon to the City of Milledgeville, and devel-
opment of an Ocmulgee River Blueway corridor originati ng in 
Pulaski County.       

Local government offi  cials should uti lize the opportunity to 6. 
discuss issues of regional concern at Middle Georgia Regional 
Commission Council meeti ngs. 

Issues
Establishing a regional identi ty, especially in terms of issues 1. 
like land use, transportati on, housing, tourism, economic de-
velopment, air/water quality and craft ing regional strategies 
to address such issues. 

Existi ng regional planning documents and eff orts at regional 2. 
collaborati on not adequately promulgated and benchmarked. 

Competi ti on among local governments for limited state and 3. 
federal grant funds someti mes fosters a competi ti ve mindset 
rather than cooperati on.   

Need for greater intergovernmental coordinati on pertaining to 4. 
land development and transportati on infrastructure improve-
ments, parti cularly a greater emphasis on corridor manage-
ment. 

Intergovernmental Coordinati on (IC)*
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Opportuniti es
Rapid growth has associated benefi ts; these need to be planned 1. 
for and capitalized on.   

Need for greater cooperati on between adjacent local govern-2. 
ments in the preparati on of land use plans in order to avoid 
confl ict and to identi fy areas where they might coordinate the 
joint provision of services.

A broader regional perspecti ve on future land use needs to en-3. 
sure that adequate developable lands are available and that 
future development patt erns maintain and enhance regional 
economic cohesiveness.  

Redevelopment of existi ng areas can help to enhance older 4. 
communiti es and preserve currently undeveloped land.   

Infi ll development opportuniti es throughout the region. 5. 

Additi onal educati on and training opportuniti es for local plan-6. 
ning and zoning offi  cials.   

Development patt erns that blend uses incorporati ng housing, 7. 
employment opportuniti es, and recreati on should be promot-
ed. 

Enactment and enforcement of local-level land protecti on 8. 
measures.

Opportunity for communiti es to review and revise existi ng 9. 
zoning ordinances and subdivision regulati ons to include pro-
visions for open space and farmland protecti on.

Issues
Rapid growth and development is contributi ng to unplanned 1. 
changes in traditi onal uses (e.g., agricultural, forestry).   

Urban sprawl; many corridors have developed into strips of 2. 
commercial sprawl with characteristi c impacts related to traf-
fi c congesti on, pedestrian safety, urban blight, etc.

Needed redevelopment of aging urban areas. 3. 

Need for corridor rehabilitati on and enhancements. 4. 

Appropriately analyzing and preparing for impacts of new de-5. 
velopment on transportati on infrastructure, environmental re-
sources, and community faciliti es and services.    

Appropriate planning for conservati on and open space.6. 

Many local governments lack adequate planning and zoning 7. 
experti se to manage the negati ve impacts of growth. 

Many Middle Georgia communiti es do not have development 8. 
guidelines illustrati ng the desired type and appearance of new 
development within the community.

There are no local or regional land conservati on programs 9. 
within Middle Georgia aimed at protecti ng open space and 
farmland. 

Land Use (LU)*
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The communiti es within Middle Georgia are accomplishing 10. 
open space preservati on through a variety of concentrated 
projects (e.g. Ocmulgee Heritage Trail, Hawkinsville-Pulaski 
Riverwalk, and Oconee River Greenway); however, these com-
muniti es have the opportunity to expand current initi ati ves 
and enhance connecti vity through greater regional coordina-
ti on and cooperati on.  

Middle Georgia communiti es have the opportunity to maintain 11. 
community character and sense of place through the adopti on 
of illustrated design guidelines (for buildings, landscaping, and 
signage) to ensure that the aestheti cs of new development is 
compati ble to the existi ng built environment.    



Implementation Program 
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Just as the Regional Agenda is the most important element of the 
Regional Plan, the Implementati on Program is the most important 
part of the Regional Agenda.  It is acti on-oriented, performance-
based, and criti cal to the success of achieving the Regional Vision. 
The Implementati on Program contains guiding principles for all re-
gional actors to follow, standards by which achievement and success 
is measured, specifi c strategies and acti viti es to be undertaken by the 
Regional Commission towards implementati on, as well as methods of 
evaluati on and monitoring to ensure desired results are obtained.        

The Middle Georgia Regional Commission, working closely with its 
local governments as well as state and federal agencies, will facilitate 
implementati on of the Plan.  

 Implementati on Program 
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What follows is a list of guiding principles, each intended to provide 
directi on for regional leaders in their day-to-day decision-making, as 
they seek to achieve the Regional Vision.  As with other porti ons of 
this Plan, the guiding principles are categorized by various planning 
elements, however; many of the principles are applicable to multi ple 
elements or functi ons.   

Economic Development 
Promote and encourage cooperati on and collaborati on be-
tween economic development enti ti es. 

Promote and encourage regional marketi ng strategies in ef-
forts to recruit business and industry.

Pursue appropriate federal and state economic development 
funding assistance opportuniti es.

Maintain conti nual focus on existi ng industry retenti on and 
expansion.    

Encourage economic development initi ati ves that support 
and compliment important existi ng industry sectors (e.g. 
aerospace, warehousing and distributi on, healthcare, etc.).   

Support eff orts to enhance workforce skills and development 
throughout the region.   

Promote downtown revitalizati on eff orts as a means to job 
creati on and entrepreneurship.    

Consider and plan for infrastructure, transportati on, and 
natural resource protecti on during economic development 
decision-making.    

Encourage coordinati on between economic development 
agencies, existi ng business and industry, and higher educa-
ti on insti tuti ons to promote appropriate workforce training 
and development initi ati ves. 

Housing
Seek to eliminate substandard and/or dilapidated housing in 
all communiti es throughout the region.

Promote and encourage development which provides for a 
variety of residenti al opti ons.

Promote and encourage aff ordable housing opportuniti es.  

Promote quality housing constructi on through development 
and enforcement of appropriate building codes and regula-
ti ons.   

Consider and plan for future housing needs, incorporati ng 
transportati on and infrastructure-related requirements.    

 Guiding Principles 



76

Community Faciliti es and Services
Conti nue to provide, maintain, and expand water and waste-
water infrastructure in order to meet the needs of current 
and future users.    

Protect existi ng infrastructure investment by promoti ng and 
encouraging infi ll redevelopment and compact development 
as appropriate.  

Conti nue to provide, maintain, and expand recreati onal pro-
grams and acti viti es for all segments of the populati on. 

Ensure new development and growth does not result in a de-
cline in current levels of service.   

Conti nually seek funding sources and opportuniti es to assist 
with upgrading or developing new faciliti es and/or services.    

Encourage growth and development to occur in and around 
areas that have existi ng infrastructure.

Uti lize new infrastructure investments to shape development 
patt erns.  

Encourage the placement of new schools near new and exist-

ing neighborhoods. 

Transportati on 
Support and encourage the planning, development, and im-
plementati on of multi -modal transportati on soluti ons.

Encourage the coordinati on of transportati on network im-
provements and land use planning. 

Promote alternati ve transportati on choices (e.g. walking, bik-
ing, car-pooling, etc.). 

Promote connecti vity of the region’s road network.  
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Natural, Cultural, and Historic Resources   
Promote the protecti on and careful management of the re-
gion’s natural, cultural, and historic resources.   

Advocate development practi ces that do not negati vely im-
pact natural, cultural, or historic resources.   

Promote and encourage new developments that incorporate 
parks and open space as quality of life ameniti es. 

Conti nually protect and enhance the region’s water quality 
and quanti ty. 

Promote appropriate access to natural, cultural, and historic 
resources for recreati on, educati on, and tourism purposes as 
applicable.  

Conti nually strive to educate and inform residents and visi-
tors of the importance and value of the region’s natural, cul-
tural, and historic resources.   

Promote and support the region’s existi ng Main Street and 
Bett er Hometown communiti es and encourage additi onal 
designati ons. 

Promulgate the various protecti on measures, policies, and 
enhancement acti viti es identi fi ed in the Middle Georgia Re-
gionally Important Resources (RIR) Plan.    

Encourage the coordinati on among agencies (local, state, 
and federal) in identi fying programs, initi ati ves, and funding 
sources related to the protecti on and enhancement of the 
region’s natural, cultural, and historic resources.     

Promote viewshed protecti on of signifi cant natural and cul-
tural resources. 

Intergovernmental Coordinati on 
Promote and encourage cooperati on and collaborati on be-
tween jurisdicti ons in developing soluti ons for shared region-
al issues.    

Encourage sharing of services and faciliti es between jurisdic-
ti ons for mutual benefi t.   

Conti nue strong record of local and regional collaborati ve 
planning eff orts. 

Consult and/or inform all aff ected jurisdicti ons and public en-
ti ti es on decisions likely to impact them.  
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Advocate for the allocati on of suffi  cient land to eff ecti vely 
serve the current and future needs of each land use type (i.e. 
residenti al, commercial, industrial, etc.).    

Encourage the creati on of att racti ve gateways into the re-
gion’s various communiti es.  

Combat urban sprawl and leap-frog development. 

Encourage the development/redevelopment of downtown 
areas to serve as vibrant community focal points.   

Promote sustainable community growth, development, and 
redevelopment that follow quality growth management prin-
ciples and standards. 

Land Use     
Encourage and promote development that is compati ble 
with, and enhances the character of each of the region’s 
communiti es.   

Protect Robins Air Force Base from encroachment concerns 
and other incompati ble land uses that jeopardize the Base’s 
current mission and/or possible new missions.    

Encourage and promote growth in areas that can be effi  cient-
ly served by infrastructure, such as water, wastewater, and 
transportati on.

Encourage and promote development that provides for open 
space and protects the region’s natural, cultural, and historic 
resources. 

Encourage and promote the strengthening of existi ng neigh-
borhoods and communiti es uti lizing housing and infrastruc-
ture improvements, infi ll development/redevelopment, and 
convenient community faciliti es.   

Advocate for infi ll development and/or redevelopment of 
existi ng brownfi eld and greyfi eld areas versus new develop-
ment in previously undeveloped areas.

Encourage coordinati on and collaborati on between jurisdic-
ti ons and other aff ected parti es in promoti ng eff ecti ve and 
effi  cient land use planning. 

Pursue opportuniti es for educati on and awareness and com-
munity outreach as they relate to regional growth manage-
ment and land use issues.
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The Middle Georgia Regional Agenda establishes two achievement 
levels, a minimum and an excellence level, in which to assess local 
government eff orts at realizing the Regional Vision and adequately 
addressing Regional Issues and Opportuniti es. The Minimum Stan-
dard refl ects essenti al acti viti es for local governments to undertake 
in order to ensure a basic level of consistency with the Regional Plan. 
The Excellence Standard can be att ained when local governments 
implement a series of preferred acti viti es widely recognized as best 
practi ces. The acti viti es related to both the Minimum Standard and 
the Excellence Standard were derived from the Analysis of Consisten-
cy with Quality Community Objecti ves found in the Regional Assess-
ment. The analysis served as a baseline in determining each commu-
nity’s progress towards achieving the Quality Community Objecti ves. 

All local governments in the region are expected to achieve the Mini-
mum Standard within three years of formal adopti on of the Regional 
Agenda by the Middle Georgia Regional Commission Council. Subse-
quently, all local governments are encouraged to further seek att ain-
ment of the Excellence Standard by choosing to implement and/or 
enact a suitable number of identi fi ed best practi ces.  It is important to 
note that any local government that att ains the Excellence Standard 
is eligible for the Georgia Department of Community Aff airs’ Planning 
Incenti ve Program.  Find out more about this and either provide more 
info or identi fy where communiti es can fi nd out more about this. 

In conjuncti on with the Middle Georgia Regional Commission’s an-
nual update to the Regional Work Program, an annual review will be 
performed for each local government in the region to determine if 
the Minimum Standard has been achieved/maintained, and to assess 
progress made towards att aining the Excellence Standard.                

Performance Standards



80

To achieve the minimum standard, each of the following acti viti es 
must be met:   

Local Comprehensive Plans are developed jointly with all other 
local government enti ti es (i.e. citi es and county).

An agreed upon Service Delivery Strategy (SDS) has been ne-
goti ated. 

Local Solid Waste Management Plans are developed jointly 
with other local government enti ti es (i.e. citi es and county).   

Parti cipati on in developing the Comprehensive Economic De-
velopment Strategy (CEDS) for the Middle Georgia Region. 

The economic development component and/or policies of the 
local Comprehensive Plan advocate programs for retenti on, 
expansion and creati on of businesses and industries that en-
hance the community’s economic well-being.  

Compliance with the Georgia Department of Natural Resourc-
es’ (DNR) Rules for Environmental Planning Criteria.

The transportati on component and/or policies of the local 
Comprehensive Plan address multi -modal transportati on ac-
ti viti es (e.g. roads, rail, air, bicycle, and pedestrian, etc.).

The land use component and/or policies of the local Compre-
hensive Plan promotes orderly, functi onal, and effi  cient growth 
patt erns. 

The community faciliti es and services component and/or poli-
cies of the local Comprehensive Plan addresses investment in 
the upkeep and expansion of public infrastructure. 

Minimum Performance Standards
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To achieve the excellence standard, a minimum of two acti viti es from 
each of the fi ve categories below must be implemented.   While only 
two acti viti es from each category are required, communiti es should 
strive to implement as many of these best management practi ces 
and quality growth initi ati ves as possible. 

Economic Development
Parti cipate in the Georgia Department of Economic Devel-
opment Entrepreneur-Friendly Community Initi ati ve. 

Maintain a current inventory of available sites and build-
ings suitable for development. 

Develop a defi ned industry recruitment strategy.  

Develop an existi ng business retenti on plan or program. 

Coordinate with neighboring communiti es in promoti ng 
economic development initi ati ves (e.g. Joint Development 
Authoriti es). 

Parti cipate in regional tourism eff orts (e.g. promoti onal 
materials). 

Support downtown eff orts (i.e. Downtown Development 
Authority, Bett er Hometown, etc.)

Uti lize of way-fi nding signage for tourism, shopping 
district(s), downtown, etc.

Become a Georgia Certi fi ed Work Ready Community.

Become a Georgia Certi fi ed Literate Community. 

Incorporate economic recovery acti ons into locally devel-
oped Emergency Operati ons and Hazard Miti gati on Plans.    

Housing 

Provide for housing alternati ves at multi ple income levels 
(i.e. downtown loft -style housing, single-family, multi -fam-
ily, etc.). 

Provide quality aff ordable housing (range of size, cost, 
density) to make it possible so that those who work in the 
community can also live there. 

Demonstrate eff orts to sti mulate infi ll housing develop-
ment in existi ng neighborhoods. 

Adopt and implement an ordinance that facilitates the 
cleanup, repair, and/or removal of dilapidated properti es. 

Conduct periodic Housing Assessments to determine ex-
isti ng conditi ons and current and future needs.    

Parti cipate in the Georgia Initi ati ve for Community Hous-
ing (GICH). 

Establish recogniti on programs such as “Home of the 
Month” or “Yard of the Month.” 

Excellence Performance Standards
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Community Faciliti es and Services
Adopt and implement local land development ordinances 
and standards that: 

Discourage the use of individual lot septi c systems o 
for developments that exceed a density threshold 
of one dwelling unit per acre.

Require connecti ons to a public or community o 
water / wastewater system(s) when available or 
nearby. 

Prohibit the installati on of new septi c systems o 
within 100 feet of any river and within 50 feet of 
any state water body. 

Develop an inspecti on, maintenance, and monitoring pro-
gram for private septi c systems. 

Develop and implement a water quality monitoring pro-
gram.

Adopt and implement a stormwater management plan 
and/or ordinance. 

Develop and maintain a Capital Improvements Plan or sim-
ilar document. 

Develop and maintain a community-wide Recreati on Plan. 

Update and amend the Service Delivery Strategy when 
changes occur.  

Demonstrate regional sharing of resources and/or servic-
es (e.g. Mutual Aid Agreements, Water/Sewer Authoriti es, 
etc.).

Transportati on
Develop and implement polices/ordinances/plans that en-
courage or promote street connecti vity and improve ac-
cess and mobility.     

Parti cipate and include local projects in the Bicycle-Pedes-
trian Plan for the Middle Georgia Region.

Develop a local Bicycle-Pedestrian Plan.  

Initi ate local transportati on improvements consistent with 
all existi ng bicycle and pedestrian plans. 

Employ access management techniques for public roads 
and to provide incenti ves for private roads.

Prepare a local Transit Assessment and/or Transit Devel-
opment Plan.

Parti cipate in regional transportati on-related forums that 
focus on multi -modal transportati on approaches.   
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Natural and Cultural Resources
Develop and/or maintain a comprehensive inventory of 
cultural, archaeological, and historic resources. 

Develop a local process to evaluate natural, cultural, and 
historic resources identi fi ed in the Regionally Important 
Resources Plan during the land development process.  

Integrate cultural and historic resources with heritage 
tourism eff orts. 

Develop and adopt ordinances that encourage develop-
ers to protect open space, natural resources, and wildlife 
habitat. 

Develop and adopt a Historic Preservati on Ordinance un-
der the Georgia Historic Preservati on Act and have an ac-
ti ve Historic Preservati on Commission. 

Designati on as a Georgia Certi fi ed Local Government (CLG) 
by the Georgia Department of Natural Resources, Historic 
Preservati on Division.  

Maintain an inventory of the community’s natural, historic, 
cultural, and recreati onal resources. 

Acti vely seek state and federal designati ons for local his-
toric districts and/or properti es.   

Adopt and implement a Water Conservati on Ordinance.

Implement a Georgia Adopt-A-Stream Program. 

Incorporate appropriate considerati on of natural, cultural 
and historic resources into locally developed Emergency 
Operati ons and Hazard Miti gati on Plans. 

Adopt and implement a tree ordinance. 

Intergovernmental Coordinati on 
Demonstrate planned sharing of services and faciliti es 
with neighboring jurisdicti ons. 

Provide evidence of working jointly with neighboring juris-
dicti ons on developing soluti ons for shared regional issues 
(such as growth management, natural resource protecti on, 
transportati on, air quality, etc.). 

Establish joint processes for collaborati ve planning and 
decision-making with neighboring jurisdicti ons.

Develop acti ve partnerships with state and/or federal 
agencies in addressing regional issues.  

Provide input and feedback, as applicable, during the re-
view process of Developments of Regional Impact.   
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Land Use
Require or provide incenti ves for provision of sidewalks 
and/or multi purpose paths for new developments. 

Develop, adopt, and implement design overlay ordinances 
for important gateways, corridors, and city center areas. 

Develop, adopt, and implement community appearance 
ordinances (e.g. litt er control, sign ordinance, dilapidated 
properti es, landscaping, design control, etc.).

Require or provide incenti ves for new developments to 
include open/green space (i.e. cluster development, con-
servati on subdivisions). 

Require or provide incenti ves for new development/rede-
velopment to pursue certi fi cati on for “green” site planning, 
constructi on, and post-constructi on practi ces.

Adopt and implement an impact fee ordinance in accor-
dance with state law. 

Develop standards / ordinance that provide incenti ves for 
developments to uti lize low-impact design, follow green 
growth guidelines or other quality growth approaches.

Develop, adopt, and implement standards or ordinances 
that require development to minimize eff ecti ve impervi-
ous area and (i.e. allow low impact development tech-
niques that minimize the quanti ty and improve the quality 
of runoff ). 

Require that new developments consider and accommo-
date upstream stormwater runoff , and do not negati vely 
impact downstream areas. 
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The Regional Work Program identi fi es specifi c acti viti es the Middle 
Georgia Regional Commission will undertake over the next fi ve years 
in its eff orts to successfully implement the Regional Plan. Additi onally, 
specifi c strategies to be undertaken by actors other than the Regional 
Commission, designed to assist in implementati on of the Regional 
Plan, are also included. 

Various implementati on measures are categorized under Planning 
and Coordinati on and Review acti viti es. 

• Planning and Coordinati on measures are those acti viti es un-
dertaken by the Regional Commission to assist both local gov-
ernments and regional partners in ensuring conformity with 
the Regional Plan. 

• Review acti viti es, on the other hand, are those acti viti es initi -
ated or performed by other actors in the region that require 
review and comment by the Middle Georgia Regional Commis-
sion.   

It is also important to note that the Middle Georgia Regional Commis-
sion hopes to foster the development of livable and sustainable com-
muniti es throughout the region by seeking to successfully integrate 
housing, land use, economic and workforce development, transpor-
tati on, and infrastructure improvements to the greatest degree pos-
sible. This is consistent with the principles espoused in the Livable 
Communiti es Act of 2009 and are further incorporated into many of 
the implementati on acti viti es included in the Middle Georgia Region-
al Work Program.  

Each acti vity includes an anti cipated ti meframe for implementati on, 
an esti mated cost associated with the acti vity, and identi fi cati on of 
expected or possible funding sources. Additi onally, the specifi c issues 
and opportuniti es addressed by each acti vity are provided.        

Strategies and Regional Work Program 
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Planning and Coordinati on 
  

# ACTIVITY TIMEFRAME
ESTIMATED 

COST
FUNDING 

SOURCEΈSΉ
ISSUES/OPPORTUNITIES             

ADDRESSED

ECONOMIC DEVELOPMENT

 1

Provide technical assistance to local 
governments, industrial authoriti es, and 
chambers of commerce in economic devel-
opment and industrial recruitment.  

2011-2015 TBD MGRC, EDA, GDEcD

ED: I-7, I-9, O-1,

 O-9, O-10, O-12

D: I-4 

H: O-8

IC: O-2

2
Pursue funding avenues to aid in providing 
infrastructure to industrial parks/sites. 

2011-2015 TBD MGRC, DCA
ED: I-2, I-8, O-2, 

D: O-3

3
Research, prepare, and administer eco-
nomic development-related grants/loans 
for local governments. 

2011-2015 TBD MGRC
ED: O-2, O-5, O-8

D: O-3

4

Provide technical services to the 21st 
Century Partnership; assist with educati ng 
communiti es on Partnership’s role and its 
ongoing eff orts to support Robins Air Force 
Base (RAFB). Provide coordinati on among 
community leaders to support RAFB acti vi-
ti es, expansion eff orts, and new missions as 
identi fi ed by the Partnership.    

2011-2015
$30,000       
Annually

21st Century           
Partnership, MGRC

ED: I-6, I-7, O-5, O-8, O-9, O-10, O-11

D: I-5, O-4, O-5

5

Plan, organize, and orchestrate a strategic 
plan to remediate encroachment issues to 
RAFB’s physical boundaries, noise contours, 
and noise abatement areas.  

2011-2013 TBD MGRC, DOD
D: O-1

LU: I-1, I-5, O-3
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6
Provide technical assistance on the creati on 
of an inland port / intermodal center in  
Middle Georgia.  

2011-2015 TBD MGRC

ED: O-9, O-10

T: I-6, O-3, 

CF: O-2, O-4

IC: I-1, O-1  

7

Develop and assist with implementati on of 
both regional and county-specifi c projects/
acti viti es identi fi ed in the Comprehensive 
Economic Development Strategy (CEDS) for 
the Middle Georgia Economic Development 
District.

2011-2015 TBD MGRC, EDA

ED: O-8, O-10

IC: I-2, O-1, O-3

H: O-8

8

Undertake Local Economic Impact Analyses 
(LOCI) and other economic impact models 
to determine the extent of public benefi t 
for economic development projects. 

2011-2015 TBD MGRC ED: I-4, I-7, O-2, O-11

9

Provide technical assistance to local gov-
ernments with parti cipati on in the Certi fi ed 
Work Ready Communiti es and Work Ready 
Region programs.  

2011-2015 TBD MGRC

D: I-3, I-4, O-4

ED: I-7, O-8

IC: O-4, O-6

H: O-8

10
Provide technical assistance for the cre-
ati on of local Opportunity Zones, Enterprise 
Zones, and Redevelopment Plans. 

2011-2015 TBD MGRC, DCA

D: O-2

ED: I-1, I-9, 

O-1, O-2, O-12
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11
Assist Middle Georgia counti es in a joint 
economic development initi ati ve to market 
the enti re region. 

2011-2015 TBD MGRC

D: I-3, I-4, O-2, O-4

ED: I-4, I-5, I-6, I-7,

O-1, O-6, O-8, O-9,

O-10

IC: I-1, I-3, O-2, O-3,  O-4,  0-6

12
Provide technical assistance for the      
Georgia-Robins Aerospace Maintenance 
Partnership (G-RAMP).   

2011-2013 TBD MGRC
ED: O-5, O-8, O-11

IC: O-2

13

Promote, encourage, and engage in         
economic development initi ati ves and     
opportuniti es in respecti ve Joint Develop-
ment Authority regions. 

2011-2015 TBD
CGJDA, MGRDA, 

etc.

ED: I-2, O-2, O-9, O-10

CF: I-2, O-1, O-4, O-6

IC: I-4, O-1, O-2  

14
Promote Middle Georgia tourism industry 
(Historic Heartland & Magnolia Midlands). 

2011-2015 TBD GDEcD, HPAC

ED: O-4

N/C/H-R: O-1, O-5,   O-6,  O-15

IC: O-3, O-5

15

Promote and provide technical assistance 
with the implementati on of Foreign Trade 
Zone and EB-5 Foreign Investor Program in 
all eligible areas of Middle Georgia. 

2011-2015 TBD MGRC
ED: I-4, I-5, O-1, O-9, O-10

IC: I-1, I-3, O-6 

16

Provide technical assistance to local gov-
ernments in the “Camera Ready” program 
of the Georgia Department of Economic 
Development to promote middle Geor-
gia communiti es as locati ons for the fi lm 
industry.

2011-2015 TBD MGRC, GDEcD

ED: I-4, I-5, O-7,O-9

N/C/H-R: O-1, O-2

IC: I-1
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HOUSING

1

Assist local governments with research-
ing, preparing, and administering Com-
munity Home Investment Program (CHIP)             
applicati ons / awards.  

2011-2015 TBD MGRC, DCA
D: O-3

H: O-4, O-6

2
Perform housing assessments and data     
collecti on as requested.  

2011-2015 TBD
MGRC, DCA, Local 

Governments 
H: I-3

3
Promote, encourage, and parti cipate in 
housing-related workshops, conferences, 
and symposiums.    

2011-2015 TBD MGRC

H: I-1, O-1, O-3, O-6 

IC: I-1, O-6

LU: O-7

4

Partner with local governments, Housing 
Authoriti es, social service agencies, non-
profi ts, etc. to promote housing opti ons for 
those most in need. 

2011-2015 TBD MGRC

H: I-1, I-2, I-4, I-5, O-2, O-4, O-5, O-6, 
O-7

LU: O-7  

5
Provide technical assistance to local Geor-
gia Initi ati ve for Community Housing (GICH) 
communiti es. 

2011-2015 TBD MGRC, DCA

H: I-1, O-3

IC: I-1

LU: O-7

6 Promote aff ordable housing opti ons.   2011-2015 TBD MGRC, DCA H: I-2

7
Promote and provide for safe, clean, and      
aff ordable housing choices. 

2011-2015 TBD
MHA, other local 
Housing Authori-

ti es

D: I-1, I-3, I-5, O-3

H: I-1, I-4, O-1, O-2,  O-4, O-5

IC: I-1

LU: O-7



90

NATURAL, CULTURAL, AND HISTORIC RESOURCES

1
Prepare, maintain, and promulgate a              
Regionally Important Resources (RIR) Plan. 

2011-2015
$12,000       
Annually

MGRC

N/C/H-R: I-4, I-5,  I-6, O-8, O-10, O-12, 
O-14

IC: O-5

LU: I-1, I-6, I-9, O-10

2

Assist local governments with research-
ing, preparing, and administering Land and       
Water Conservati on Fund grant applica-
ti ons / awards.  

2011-2015 TBD MGRC
N/C/H-R: I-1, I-2, I-3, O-10, O-12

LU: I-6, I-9

3

Provide technical assistance and services 
to the Middle Georgia Clean Air Coali-
ti on (MGCAC) to address air quality issues 
within the region.

2011-2015 TBD MGRC
N/C/H-R: I-7, O-11

IC: I-1, O-6

4

Provide support to GDOT for the Scenic 
Byway Program and assist local Byway           
sponsors with Corridor Management Plan 
(CMP) implementati on. 

2011-2015
$10,000       
Annually

MGRC

N/C/H-R: O-1, O-9, 

O-10, O-15

IC: I-4, O-3, O-5

LU: I-4, O-10, O-11

5
Assist the Georgia Department of Transpor-
tati on’s Offi  ce of Environment and Locati on 
in providing historic resource support. 

2011-2015
$5,000          

Annually
MGRC

N/C/H-R: I-4

IC: I-4

LU: I-5

6

Conduct historic resources surveys for local 
governments; assist in preparing historic 
preservati on grants, forms, nominati ons, 
and tax credit applicati ons.   

2011-2015 TBD MGRC

ED: O-3

N/C/H-R: O-1, O-2, O-14, O-16, O-17,      
O-18
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7
Provide staffi  ng and technical services to 
the Middle Georgia Historic Preservati on 
Advisory Committ ee (HPAC). 

2011-2015
$5,000          

Annually
MGRC

ED: O-4

N/C/H-R: O-4, O-6, 

O-8

IC: O-6

8
Maintain and update the Historic Middle 
Georgia website. 

2011-2015
$1,000          

Annually
MGRC, HPAC N/C/H-R: O-1 O-6

9

Provide outreach, training, and technical 
assistance on Historic Preservati on-related 
topics  through presentati ons at insti tu-
ti ons, agencies, government meeti ngs, 
workshops, symposiums, etc. 

2011-2015 TBD
MGRC, 

HPD

N/C/H-R: O-1, O-5, 

 O-6, O-8, O-17, O-18

IC: O-3, O-5, O-6

LU: I-7, I-8, O-6, O-11

10
Conduct and comment on Secti on 106-
related undertakings involving historic                    
resources. 

2011-2015 TBD MGRC
N/C/H-R: O-1

LU: I-5

11

Encourage and assist local governments in 
parti cipati ng in the Certi fi ed Local Govern-
ment Program; assist in the preparati on 
and adopti on of local preservati on ordi-
nances.   

2011-2015 TBD MGRC

N/C/H-R: I-6, O-2, O-3, O-7, O-13, 
O-16

LU: I-8, O-8, O-11

12
Provide technical assistance to local historic 
preservati on organizati ons.

2011-2015 TBD MGRC N/C/H-R: O-1, O-4, O-5, O-6, O-16

13

Assist communiti es with state and fed-
eral historic preservati on initi ati ves and                
programs including Bett er Hometown and 
Main Street Programs and the Preserve 
America Initi ati ve.   

2011-2015 TBD MGRC, HPD, DCA
ED: O-4, O-7

N/C/H-R: O-1, O-2
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14
Provide technical assistance with imple-
mentati on of Phase I development of Balls 
Ferry State Park.

2011-2014 TBD MGRC

N/C/H-R: I-3, O-8, 

O-10,

IC: O-5

LU: I-6, O-10

15

Partner with Georgia Department of Natu-
ral Resources (DNR) in developing Total 
Maximum Daily Load (TMDL) Implementa-
ti on Plans, Watershed Improvement Plans, 
and Monitoring Reports for impacted 
stream segments in the region. 

2011-2015
$20,000       
Annually

MGRC, EPD
N/C/H-R: I-1, I-2

LU: O-8

16
Assist local governments with implement-
ing TMDL and Watershed Improvement 
Plans. 

2011-2015 TBD MGRC

N/C/H-R: I-1, I-2, I-5

IC: I-1, O-1

LU: I-5, O-8

17

Partner with other Regional Commissions 
and prepare a feasibility study for develop-
ment of a multi -region river corridor es-
tablishing linkage and connecti vity through 
the use of  multi -use trails, greenways, 
conservati on areas, and recreati onal facili-
ti es along the Ocmulgee River and Oconee 
River, starti ng in Athens-Clarke County and 
ending at Jackson Lake in Butt s County. 

2011-2012 $80,000
MGRC, NEGRC, 

TRRC, HOGA RC

ED: O-4

N/C/H-R: I-1, O-1, O-8, O-10, O-12, 
O-14

IC: I-2, I-3, O-1, O-5, O-6

LU: I-6, I-9, O-1, O-10

18
Develop and implement Regional Water 
Plans through Regional Water Councils      
(Upper Oconee & Middle Ocmulgee). 

2011-2015 TBD DNR/EPD

CF: I-2, I-6, O-2, O-3

N/C/H-R: I-1, I-2, O-10

IC: I-1, O-1

LU: I-5 



93

TRANSPORTATION

1
Provide assistance to local governments 
with local transit planning.

2011-2015
$25,000       
Annually

MGRC
T: I-4, I-5, I-6, O-2,

O-3,

2
Assist GDOT and local sponsors with 
implementati on of TE Program and related 
acti viti es. 

2011-2015
$8,000          

Annually
MGRC

T: I-5, O-6

IC: I-4

LU: I-4

3
Provide staffi  ng and technical services 
to the Macon Area Transportati on Study 
(MATS).

2011-2015 TBD MGRC T: I-1, I-6, O-1, O-2,   O-3

4
Provide staffi  ng and technical services to 
the Warner Robins Area Transportati on 
Study (WRATS).

2011-2015 TBD MGRC T: I-1, I-6, O-1, O-2,   O-3

5

Incorporate into local comprehensive plans, 
policies and strategies that will link growth 
management and transportati on system 
improvements. 

2011-2015 TBD MGRC

T: I-6, I-7, O-5, O-7

IC: I-4, O-1,

LU: I-1, I-2, O-1

6
Provide assistance with determining feasi-
bility of a Regional Mass Transit System. 

2011-2015 TBD MGRC
T: I-4, O-2, O-3, O-4

IC: I-1, I-3, O-1, O-6

7
Maintain and update the Middle Georgia 
Regional Bicycle and Pedestrian website. 

2011-2015
$5,000          

Annually
MGRC T: I-5, O-5, O-6, O-7
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8

Provide assistance in the update of the 
WRATS socio-economic database, (i.e. 
populati on, housing, employment, median 
income, and school enrollment) using a 
variety of data sources.    

2011-2015
$12,000       
Annually

MGRC

D: I-1, I-2, O-3

T: I-1, I-2, I-3

IC: I-4, O-1

LU: I-7, O-1

9
Administer Georgia Department of Human 
Services (DHS) Coordinated Transportati on 
Program in the Middle Georgia region. 

2011-2015
$70,000       
Annually

MGRC

D: O-3 

T: I-4, O-2, O-3

IC: I-3

10

Develop Bicycle and Pedestrian Plans for 
Baldwin, Peach, Putnam, Pulaski, and 
Monroe Counti es, to include all of their 
municipaliti es. 

2011-2015 $175,000 MGRC T: I-5, I-7, O-4, O-5, O-6,

11
Prepare Pedestrian Facility/Sidewalk Infra-
structure Improvement Plans for the Citi es 
of Centerville, Gray, and Irwinton.   

2012-2015 $45,000 MGRC T: I-5, I-7, O-4, O-5, O-6

12
Prepare Walkability / Bikeability Assess-
ments in various Middle Georgia communi-
ti es.   

2012-2015 $30,000 MGRC
T: I-5, I-7, O-4, O-5, O-6

LU: I-2, I-5, O-10

13

Develop and distribute brochures to pro-
mote bicycle and pedestrian safety, inter-
regional bicycle routes, and multi -use trails 
network.

2011-2015 $15,000 MGRC
T: I-5, O-4, O-5, O-6

N/C/H-R: O-9, O-10
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14

Facilitate presentati ons to local govern-
ments, business and civic organizati ons, 
and other enti ti es promoti ng interregional 
bicycle routes, multi -use trails network, 
and bicycle and pedestrian safety.

2011-2015 $30,000 MGRC

T: I-5, O-4, O-5, O-6

N/C/H-R: O-9, O-10

IC: I-1, I-4, O-1, O-5 

15
Conduct Multi -County and Small Area 
Transportati on Studies. 

2011-2015 TBD GDOT

D: O-3

T: I-4, O-3

IC: I-4, O-1

LU: I-2, I-5, O-1  

16
Provide technical assistance to local gov-
ernments on implementati on of the Trans-
portati on Investment Act of 2010. 

2011-2015 TBD MGRC

D: O-3

ED: O-3

T: I-1, I-2, I-3, I-7, O-1, O-3

CF: O-4, O-10

IC: I-1, I-4, O-1
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COMMUNITY FACILITIES AND SERVICES

1

Assist local governments in eff orts to 
upgrade or develop new law enforcement, 
fi re protecti on, and emergency manage-
ment faciliti es and services.    

2011-2015 TBD MGRC
D: I-1, I-2, O-3

CF: I-1, I-2, I-3, I-7, O-1, O-6

2
Assist local governments in eff orts to up-
grade or develop new recreati onal faciliti es 
and services. 

2011-2015 TBD MGRC
D: I-1, I-2, O-3

CF: I-3, I-8, O-6, O-7, O-8, O-9

3

Assist local governments in eff orts to up-
grade or develop new community faciliti es 
and services, such as Senior Centers, Head 
Start, Workforce Development Boys and 
Girls Clubs, Libraries, etc. 

2011-2015 TBD MGRC

D: I-1, I-2, I-5, O-3, O-5

ED: I-1

CF: I-2, I-3, O-1, O-6, O-10

4
Assist local governments in eff orts to up-
grade or develop new government adminis-
trati on faciliti es. 

2011-2015 TBD MGRC
D: I-2, O-3

CF: I-2, I-3, I-4, O-6,  O-10

5
Assist local governments in eff orts to up-
grade and/or extend water/sewer infra-
structure. 

2011-2015 TBD MGRC

D: I-1, I-2, O-3

ED: I-2, I-8

CF: I-1, I-2, I-3, I-5, I-6, I-9, O-1, O-2, 
, O-3,   O-4, , O-5, O-10

6
Create, maintain, promote, and host web 
pages for local governments, development 
authoriti es, and other regional enti ti es.   

2011-2015 TBD MGRC

D: O-3

ED: O-9, O-10

CF: I-2, O-1, O-3

IC: I-1
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7
Create, maintain, and promote internet-
based map services. 

2011-2015 TBD Local Governments   
&  MGRC

D: O-3

CF: I-3, O-6, O-10

IC: I-1, I-4

8
Provision of water and sewer in respecti ve 
service areas.

2011-2015 TBD
Local Authoriti es & 
Local Governments

D: I-2

CF: I-1, I-2, I-5, O-2,  O-4, O-5, O-6  

LU: I-5

9 Provision of electricity and energy services.  2011-2015 TBD EMCs, Georgia Power

D: I-2

ED: I-2

CF: I-2, I-3, O-1, O-5

LU: I-5 

10
Create road and structure point data layers 
to support E-911 mapping services. 

2011-2012 TBD
GEMA,                           

Local Governments,                         
MGRC

D: O-2

CF: I-3, I-7

LU: I-5

11
Explore the feasibility of acquiring highly 
accurate elevati on (LiDAR) data and region-
wide ortho-aerial photography. 

2011-2014 TBD
Local Governments, 
MGRC, USGS, NOAA, 

FEMA

D: I-1, O-2

ED: O-3

T: I-2, I-3

CF: I-9, O-7, O-8

IC: I-1, I-4 
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LAND USE

1
Assist local governments with development 
and preparati on of Solid Waste Manage-
ment Plans.  

2011-2015 TBD MGRC
D: O-3

LU: I-5, I-7, O-1, O-8

2
Assist local governments with development 
and preparati on of Comprehensive Plans. 

2011-2015 TBD MGRC
D: I-1, I-2, O-1, O-3

LU: I-1, I-2, I-6, I-7,  O-1, O-2, O-9

3

Assist local governments in the prepara-
ti on/modifi cati on and adopti on of local 
land-use ordinances, zoning ordinances, 
and/or development regulati ons.

2011-2015 TBD MGRC

D: O-1 

N/C/H-R: I-5, I-6

LU: I-7, I-8, O-1, O-8, O-9, O-11

4
Administer and manage the Developments 
of Regional Impact (DRI) program in the 
Middle Georgia region. 

2011-2015 $40,000 MGRC, DCA

D: O-1, O-3

CF: I-2, O-5, O-10

LU: I-5, I-6, I-7, I-9, O-1, O-2, O-3

5
Coordinate implementati on of acti on item 
from 2004 Joint Land Use Study (JLUS) and 
update and revise JLUS as needed.

2011-2015 TBD MGRC
LU: I-1, I-5, O-2, O-3

IC: I-1, I-4, O-1, O-6

6
Promote growth and development in areas 
that can be effi  ciently served by existi ng 
infrastructure.

2011-2015 TBD MGRC
ED: I-3, O-7, O-12

LU: I-2, I-3, I-5, O-2,  O-4, O-5

7
Encourage the placement of new schools 
near existi ng infrastructure.   

2011-2015 TBD MGRC

ED: I-3, O-7

CF: I-2, O-1, O-10

LU: I-5, O-4
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8

Assist communiti es with updati ng Flood-
plain Management Plans/Regulati ons to 
address new Flood Insurance Studies (FIS) 
and Flood Insurance Rate Maps (FIRM) is-
sued by FEMA.   

2011-2013 TBD MGRC, FEMA

D: I-2

CF: I-9, O-3

LU: I-1, I-5, O-8

9

Provide Geographic Informati on Systems 
(GIS) digital mapping and Global Positi on-
ing System (GPS) data collecti on services to 
local governments. 

2011-2015 TBD MGRC

ED: O-3

H: I-3

T: I-6

IC: I-1

LU: I-5, I-7
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# ACTIVITY TIMEFRAME
ESTIMATED 

COST
FUNDING 

SOURCEΈSΉ
ISSUES/OPPORTUNITIES           

ADDRESSED

1

Conduct Intergovernmental Consultati on 
Reviews (Executi ve Order 12372) to ensure 
consistency of proposed projects with re-
gional and local planning documents. 

2011-2015
$12,000       
Annually

MGRC

D: O-1,

LU: I-1, I-5, O-2

IC: I-1, I-2, I-4

N/C/H-R: I-4, O-1

2
Review and comment on long-range trans-
portati on plans for consistency with the 
Regional Plan.

2011-2015 TBD MGRC

D: O-3

T: I-1, I-2, I-3, I-6

IC: I-1, I-2, I-4, O-1

LU: I-2, I-4, I-5, I-7

3
Review and comment on developments in 
close proximity to resources identi fi ed in the 
Regionally Important Resources (RIR) Plan.

2011-2015 TBD MGRC

D: I-2

N/C/H-R: I-1, I-4, I-5,   I-6, O-1, O-3, 
O-8,     O-12, O-14

IC: I-1, O-1

LU: I-5, I-7, O-10

4
Review all Developments of Regional Impact 
(DRIs) submitt ed by neighboring Regional 
Commissions.

2011-2015
$40,000        
Annually

MGRC

D: O-1, O-3

CF: I-2, O-5, O-10

IC: I-4, O-1

LU: I-5, I-7, O-1, O-2, O-3

5
Review statewide plans and programs for 
local and regional applicati on.

2011-2015 TBD MGRC

D: O-1, O-3

ED: O-9

H: O-7

T: I-1, O-1, O-4

N/C/H-R: I-7, O-3,     O-5, O-15, O-18

IC: O-5, O-6

LU: I-9, O-9, O-10

Review 
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The Middle Georgia Regional Commission will evaluate and moni-
tor the Regional Plan to ensure that the Plan is being successfully 
implemented and is achieving the intended results. Specifi c acti viti es 
include:

 Accomplish Annual Performance Standard Reviews in conjunc-
ti on with the Annual Regional Work Program update. These 
reviews are used primarily to determine if local governments 
have achieved the minimum standard, but will also be used to 
assess each local government’s progress towards Plan imple-
mentati on.  

 Perform Biennial Quality Community Objecti ves (QCO) Assess-
ments to evaluate current and planned policies, acti viti es, and 
development patt erns in the region.  

 Administer periodic regional stakeholder surveys to assess 
needed changes or modifi cati ons to the Regional Plan.      

 Complete annual Middle Georgia Regional Commission inter-
nal analysis and assessment of Plan eff ecti veness. Annually, in 
conjuncti on with the Regional Work Program update, Regional 
Commission staff  will develop a Report of Accomplishments, 
whereby each acti vity is examined to determine current status 
(e.g. completed, underway, postponed, or cancelled).          

The Middle Georgia Regional Commission will provide the Georgia 
Department of Community Aff airs with an annual Evaluati on and 
Monitoring Report that includes: a descripti on of the monitoring ac-
ti viti es and evaluati on procedures undertaken over the course of the 
previous year, a synopsis of the results of the monitoring and evalua-
ti on process, and identi fi cati on of any modifi cati ons or amendments 
needed to enhance the Plan’s eff ecti veness resulti ng from the evalu-
ati on and monitoring fi ndings.    

EVALUATION and MONITORING



Appendix A - Maps
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Appendix B - Survey Results 



10610111100010100101101101001011101000101011000100000111100000006666666666666666666666

Strongly Agree Agree Neutral/No Opinion Disagree Strongly Disagree Total
11 12 0 2 0 25
44.00% 48.00% 0.00% 8.00% 0.00% 100%

Strongly Agree Agree Neutral/No Opinion Disagree Strongly Disagree Total
0 15 2 7 1 25
0.00% 60.00% 8.00% 28.00% 4.00% 100%

Excellent Good Fair Poor Total
4 12 9 0 25
16.00% 48.00% 36.00% 0.00% 100%

Strongly Agree Agree Neutral/No Opinion Disagree Strongly Disagree Total
12 12 0 1 0 25
48.00% 48.00% 0.00% 4.00% 0.00% 100%

Strongly Agree Agree Neutral/No Opinion Disagree Strongly Disagree Total
10 11 2 2 0 25
40.00% 44.00% 8.00% 8.00% 0.00% 100%

Question 7: Please list three things that you DISLIKE about the Middle Georgia Region:
Textarea and Textfield results are not displayed.

Question 4: It is important to protect the historic and cultural resources in Middle Georgia.

Question 5: More sidewalks, trails, and bikeways should be provided for both recreational and transportation uses.

Question 6: Please list three things that you LIKE about the Middle Georgia Region:
Textarea and Textfield results are not displayed.

Question 1: Middle Georgia is a unique place with a character that distinguishes it from other places.

Question 2: There is an adequate supply of housing that is affordable in Middle Georgia.

Question 3: The overall quality of the environment (water, air, etc.) in Middle Georgia is _____________.



10710111100010100101101101001011101000101011000100000111100000007777777777777777777777

Yes No Neutral/No Opinion Total
14 9 2 25
56.00% 36.00% 8.00% 100%

Yes No Neutral/No Opinion Total
10 14 1 25
40.00% 56.00% 4.00% 100%

1 2 3 4 5 Total
0 0 5 9 11 25
0.00% 0.00% 20.00% 36.00% 44.00% 100%

1 2 3 4 5 Total
0 0 6 7 12 25
0.00% 0.00% 24.00% 28.00% 48.00% 100%

1 2 3 4 5 Total
0 0 2 2 21 25
0.00% 0.00% 8.00% 8.00% 84.00% 100%

1 2 3 4 5 Total
0 0 0 6 19 25
0.00% 0.00% 0.00% 24.00% 76.00% 100%

Question 12: How important is it to increase employment opportunities? (1 low importance and 5 High importance)

Question 13: How important is it to provide public services (e.g. streets, schools, police, fire, etc.)? (1 low importance and 5 High importance)

Question 9: Are there sufficient outdoor recreational facility and opportunities available in Middle Georgia (e.g. boating, fishing, biking,
hunting, etc.)?

Question 10: How important is it to protect and preserve farmland? (1 low importance and 5 High importance)

Question 11: How important is it to provide a range of housing choices? (1 low importance and 5 High importance)

Question 8: Do you view sprawl as a problem facing the communities of Middle Georgia?



10810111100010100101101101001011101000101011000100000111100000008888888888888888888888

1 2 3 4 5 Total
1 2 7 11 4 25
4.00% 8.00% 28.00% 44.00% 16.00% 100%

1 2 3 4 5 Total
0 1 2 7 15 25
0.00% 4.00% 8.00% 28.00% 60.00% 100%

1 2 3 4 5 Total
0 1 1 8 15 25
0.00% 4.00% 4.00% 32.00% 60.00% 100%

1 2 3 4 5 Total
2 1 8 8 6 25
8.00% 4.00% 32.00% 32.00% 24.00% 100%

1 2 3 4 5 Total
0 1 4 5 15 25
0.00% 4.00% 16.00% 20.00% 60.00% 100%

1 2 3 4 5 Total
1 2 6 8 8 25
4.00% 8.00% 24.00% 32.00% 32.00% 100%

Question 18: How important is it to improve the region wide transportation system? (1 low importance and 5 High importance)

Question 19: How important is it to create more parks? (1 low importance and 5 High importance)

Question 15: How important is it to preserve the history and heritage of Middle Georgia? (1 low importance and 5 High importance)

Question 16: How important is it to manage traffic? (1 low importance and 5 High importance)

Question 17: How important is it to purchase open space? (1 low importance and 5 High importance)

Question 14: How important is it to build more trails (both biking and walking)? (1 low importance and 5 High importance)



10910111100010100101101101001011101000101011000100000111100000009999999999999999999999

1 2 3 4 5 Total
0 2 8 11 4 25
0.00% 8.00% 32.00% 44.00% 16.00% 100%

1 2 3 4 5 Total
1 1 1 10 12 25
4.00% 4.00% 4.00% 40.00% 48.00% 100%

1 2 3 4 5 Total
1 1 3 9 11 25
4.00% 4.00% 12.00% 36.00% 44.00% 100%

1 2 3 4 5 Total
0 1 3 10 11 25
0.00% 4.00% 12.00% 40.00% 44.00% 100%

Question 21: How important is it to rehabiliate buildings in downtown commercial areas? (1 low importance and 5 High importance)

Question 22: How important are street/drainage improvements? (1 low importance and 5 High importance)

Question 23: How important are water/sewer improvements? (1 low importance and 5 High importance)

Question 20: How important is it to build more sidewalks? (1 low importance and 5 High importance)




