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Community Assessment
Introduction

resources, natural resources, and community
facilities.

What is a Comprehensive Plan?
A Comprehensive Plan is the City’s primary
guide for managing future growth and
development. This includes not just new
buildings, but also the protection of natural
areas, the preservation of cultural features,
and the provision of community facilities such
as roads, sidewalks, sewers, and parks.
The Comprehensive Plan will have three
parts:
Community Participation Program – A
strategy for how to get the public involved in
the planning process.
Community Assessment – An overview of
the state of the community, including a review
of the City’s population, housing, economic
development, transportation, cultural

Glynn Academy’s Bell

Community Agenda – A guide to future
physical development and to addressing the
issues and opportunities that are of concern to
the Brunswick community.
This Community Assessment document
marks the end of the Community Assessment
phase of the Comprehensive Plan and the
commencement of the Community Agenda
phase of the plan.

Executive Summary
This Community Assessment Executive
Summary briefly summarizes some of the
primary issues facing the City of Brunswick
for its future growth and development and in
support of the Comprehensive Plan process.
This document is a summary of a larger
document, the Community Assessment, which
thoroughly reviews the current state of the

Restored Fountain in Hanover Park Square
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community. The purpose of the Executive
Summary and the Community Assessment
are to capture the current state of the City
of Brunswick and to lay a foundation for
planning the City’s future.
Copies of the complete Community
Assessment document are available
from the City of Brunswick website and
are available for review from the City’s
Community Development Department.
The publication and distribution of this
Executive Summary and the accompanying
Community Assessment allow City of
Brunswick stakeholders to have a more
informed conversation in order to develop the
Community Agenda – the primary statement
of how the City wants to guide its future
development, and the centerpiece of the
Comprehensive Plan.
This Executive Summary includes the
following sections:

Buildings, landscape,
and natural areas
all contribute to
community character
and define character
areas

•

Issues and Opportunities

•

Areas of Special Concern

•

Proposed Character Areas

•

Existing Land Use

•

Quality Community Objectives

•

State Environmental Planning Criteria

The Issues and Opportunities section
identifies issues facing the Brunswick
community identified through the research
and analysis conducted for the Community
Assessment. These issues will be further
refined through public meetings and
discussions held during the Community
Agenda phase of the plan.

and boundaries that distinguish them from
other areas. Separating and defining the
character of each area will help to keep the
City of Brunswick an interesting place to live
with a high quality of life. Members of the
public will be invited to alter and refine what
makes each character area unique during the
development of the Comprehensive Plan.
Existing Land Use is the current physical
pattern of activities or land uses and how they
are distributed through the City. Analyzing
land uses patterns can reveal important trends
in the City’s growth and development.
Quality Community Objectives are
desirable characteristics or objectives for
any community to have. These have been
defined by the State of Georgia’s Department
of Community Aﬀairs. This section of the
Executive Summary described how well the
City of Brunswick performs in relation to the
benchmarks set out in the Quality Community
Objectives.
State Environmental Planning Criteria are
important environmental regulations that the
State of Georgia Department of Community
Aﬀairs recommends for each community.
This section describes whether the City of
Brunswick has these or similar regulations in
place and whether these regulations apply to
the City.

Areas of Special Concern describes
geographic areas of the City that are facing
serious or unique issues of concern. These
may include especially valuable natural or
cultural resources or areas of the City with
particular problems.
Proposed Character Areas describes how the
City has been divided into distinct areas for
defining the character of future development.
Character areas are marked by distinguishing
features in their built or natural environments

2

/

E X E C U T IV E S U MMA RY
C IT Y OF B R U N SW IC K , GEOR GIA

/

C OM M U N IT Y A SSESS ME N T

Potential Issues and
Opportunities

Historically, much
employment has
been concentrated in
downtown Brunswick

Population and City Growth
Issues
•

Providing public services for and
including the growing Hispanic
workforce in the broader community,
while dealing with a variety of linguistic
and immigration status obstacles.

•

Meeting the needs of a growing senior
population, including an expanding
need for health care and social services.
Particular attention is warranted for the

•

low-income senior population.

require an educated or trained job-ready

There are concentrations of poverty in the

workforce in order to earn a living wage.

City and the divide between the wealthy

Job training and life skills training are

and poor populations in the City and the

needed to qualify for even entry level

region is a concern.
•

jobs.

Lack of accurate information about

•

current population size and growth.

to be balanced with impacts to the City’s
quality of life, including public access to

Opportunities
•

Port of Brunswick development needs

the waterfront and Brunswick’s natural

Capitalize upon the ongoing Bluepritn

amenities.

Brunswick planning process to spread

•

the benefits of new investment and

Opportunities

redevelopment throughout the City.

•

The Port of Brunswick is likely to be

Increase City-County cooperation to

a continuing source of economic and

promote the eﬃciency and eﬀectiveness

employment growth as international

of public services.

trade expands. Recent trends indicate
increasing activity through the port and
increased demand for port traﬃc and

Economy

related economic activities.
•

Issues
•

employment destinations could enhance

Increasing de-centralization of

the accessibility of more outlying

employment opportunities could lead

employment locations for the vehicle-less

to decreased access to employment
opportunities for poor populations
without vehicles.
•

The provision of transit service to major

The regional economy is transitioning
away from a traditional industrial base
to more service, arts, entertainment

population.
•

The City and associated non-profits
provide strong support for the
development and expansion of small
businesses.

and professional jobs. As a result,
employment opportunities increasingly
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Brunswick has a
major historic housing
stock, and is seeing
increasing infill
housing

Housing and Community
Development

stable, mixed income neighborhoods
with a mix of housing types and a diverse
population. The City’s historic grid and

Issues
•

block pattern promotes the possibility of

Some City neighborhoods have
experienced long disinvestment, neglect,
and decline. In these areas there are often

diverse, mixed income neighborhoods.
•

provides an opportunity for developing

concentrations of vacant and dilapidated

new aﬀordable housing and stabilizing

structures. High rental and vacancy
rates may have contributed a climate of
disinvestment and neglect in certain City

neighborhoods in the City.
•

of aﬀordable housing in a way that is

The City lacks an adequate supply of

compatible with the historic character of

aﬀordable housing. There is a large lower

Brunswick. These units may also increase

income working population and current

opportunities for residents to age in place

subsidized housing opportunities have a

by providing supplemental income for

lengthy waiting list.
•

Accessory dwelling units may provide
an opportunity to increase the supply

neighborhoods.
•

The large supply of vacant lots in the City

home owners.

The lack of an active nonprofit housing
developer operating within the City is
a concern as it limits the supply of new

Land Use and Urban Design

aﬀordable housing.
•

The low income senior home owning

Issues

population needs assistance in

•

traﬃc it carries and serves to separate the

because they are often unable to perform

City of Brunswick from its waterfront.

maintenance on their own.
•

•
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Historic patterns in the Old Town district,

As infill development increases in

including narrow streets and double

the City, it is important that new

frontage lots, pose a challenge for urban

development is compatible with

design and infill development in this area.

existing neighborhoods and fits in

Parking is often scattered in a haphazard

with the historic context of existing

fashion and the fronts of some residences

neighborhoods.

face the backs of others, decreasing
property values.

Opportunities
•

Bay Street is overly wide for the level of

maintaining the quality of their housing

•

New civic buildings and schools

The City has the opportunity to promote
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•

in Brunswick should fit within the

providing welcome open space, are

traditional urban pattern and promote

generally lacking in facilities and poorly

walking and biking to school where

maintained as gathering places for the

possible.

community. They lack the paths, seating,

Better urban design regulations are

shade structures, and other features that

needed throughout the City in order

could make them focal points for their

to guide the compatibility of new

surrounding communities.

development with historic patterns and
in order to elevate the standard for urban
design in the City.

Issues

Opportunities
•

Community Facilities

Reconnecting the City of Brunswick and

•

are fairly well served for parks, the more

its downtown to the East River could

northern neighborhoods need parks

help the City re-establish a vital natural

for recreation and as centers for their

connection with its surroundings and
increase development opportunities along
the waterfront and in the downtown

communities.
•

intrusion. The long term viability of this

and associated recreational and tourism

water supply is uncertain, and the City

activities could likewise be increased.

and County may need to seek out other

The Hercules site may someday require

water sources or otherwise promote more

redevelopment and allow the reconnection of the urban fabric of the City.
Neighborhoods and streets can be knitted

eﬃcient water use.
•

opportunity for improved eﬃciency of

New development on the US Hwy 17

water and sewer services and increased

Commercial Corridor could improve the
City’s image and create a clear sense of
entrance into the City and its downtown

the City’s access to potable water.
•

be reclaimed for public uses such as parks
and greenways.
•

Opportunities
•

with public amenities. The City needs

of public services.
•

•

A Safe Routes to School program could
be implemented to take advantage of the
close proximity of Brunswick’s schools
to its neighborhoods and its generally

The City’s historic grid structure provide
a number of well-placed squares and

clear standards and incentives to promote
the development of a river walk.

Increase City-County cooperation to
promote the eﬃciency and eﬀectiveness

The City’s waterfront could be made
available for public access and enhanced

The City has not established clear
of many community facilities.

Defunct industrial and railroad lands in
general present an opportunity for land to

Community facilities
include fire stations,
parks, and other Cityowned infrastructure

benchmarks or targets for level of service

area.
•

The newly formed Joint Water and
Sewer Commission has created a unique

together and revitalized.
•

Brunswick’s sole groundwater supply, the
Floridan aquifer, is experiencing saltwater

area. Public access to the waterfront

•

Although the historic parts of the City

pocket parks.
•

The City could invest in muncipal
wireless internet to improve City services
and increase resident access to high
technology.

walkable development patterns.
•

The City’s historic squares, while
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Opportunities

Marsh lands, open
water, and marsh
views are important
natural resources for
Brunswick

•

•

•

Natural Resources
Issues
•

Brunswick has an inordinately high
percentage of brownfield sites within
its City limits. These sites can greatly
hinder redevelopment and may pose
environmental hazards.

•

Poorly draining soils, low topography,

Transportation
Issues
•

and coastal proximity make Brunswick
particularly susceptible to flooding
•

The City needs increased transportation
options for its low income population,
which often lives without access to a
private vehicle.

International competition has reduced the
economic competitiveness of the natural

Opportunities

resources in the area, such as timber and

•

shrimp.
Opportunities
•

Brunswick’s historic assets provide
a vehicle to promote neighborhood
rehabilitation and economic development.
The City has a variety of programs and
incentives to protect its historic assets.
The City and the region have a strong
tradition of visual and literary arts. Arts
and culture could be used as a catalyst
for increased economic development and
improved educational opportunities.
The City’s historic parks and squares oﬀer
opportunities for strong community and
neighborhood anchors and gathering
places.

Brunswick’s strongest asset is its
unique coastal setting, including its
surrounding marsh lands and rivers. This
environmental setting enhances quality of
life and increases Brunswick’s appeal as a
tourist destination.

•

The City has an opportunity to improve
bicycle facilities as an alternative to auto
travel as Brunswick is flat, compact,
and benefits from a strong network of
alternative routes for carrying traﬃc. The
City could develop a connected network
of bike routes to major destinations
throughout the City.
The City is interested in developing
an East Coast Greenway, a bicycle and
pedestrian facility connecting various
parks along its eastern marshfront.

Cultural Resources
Issues
•

•
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Some of Brunswick’s historic pattern of
streets and squares has been lost due to
decades of development and neglect.
Historic preservation initiatives have
generally not extended beyond that of the
Old Town area.
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Areas of Special
Concern

The currently industrial waterfront is a
key area of concern
because it limits
public access

Industrial Waterfront
Currently, most of the City’s waterfront along
the East River is occupied by industrial land
uses that prevent public access and views of
the water. Blueprint Brunswick established
increased public access to the East River
waterfront as far south as First Avenue as a
priority, with additional potential open space
opposite on Andrew’s Island. Public access to
the waterfront would bring quality of life and
economic benefits to the City of Brunswick,
and re-establish the City’s connection with its
surrounding natural environment.

a quick profit, and this is generating unstable
investment rather than gradual revitalization
of the neighborhood.

Old Town/Downtown Brunswick
Downtown is on the upswing, with a
growth in retail businesses, rehabilitations
of historic buildings, and increasing interest
in downtown residential living. The City is
also working to restore its historic squares,
part of the original town plan for the City of
Brunswick. Now is the prime opportunity
to envision how a fully revitalized Old Town
district will appear, including incorporating a
mix of residential options and integrating new
development into the historic development
fabric.

Infill Development
There are few large, undeveloped parcels
remaining in the City of Brunswick. As the
City’s prospects improve, the likelihood of the
development of these parcels increases. The
City must take a pro-active role in articulating
how new developments can integrate into the
City’s historic fabric, and so set out a model
for development that can guide incoming
developers.

Hercules Site

US Highway 17 Corridor

The Hercules site is the largest industrial
site in the City and is a major disruption
in the regular urban fabric of the City of
Brunswick, with its regular, small blocks and
neighborhood oriented development patterns.
There is some possibility that the plant may
close in the future. The City must be prepared
to handle the brownfield remediation issues
and redevelopment opportunities presented
by the potential closure of the plant.

The US Hwy 17 commercial corridor is the
City’s front door. The majority of the traﬃc
to St. Simon’s, Sea, and Jekyll Islands travels
along this corridor. However the appearance
of the US Hwy 17 corridor is scattered,
unattractive, and inconsistent. The City has
developed an overlay for this corridor but
more work can be done to improve the quality
of urban design along the corridor and to
present the best face forward that the City of
Brunswick has to oﬀer in order to improve the
City’s image and increase tourist traﬃc into
the City.

Habersham/Dixville/MLK Boulevard
Corridor
The development of Liberty Harbor has
increased real estate speculation in the nearby
neighborhoods of Habersham and Dixville.
Some investors are purchasing and renovating
housing or building infill housing in hopes of
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Development Opportunities
City Boundary

Development opportunities diagram is
intended for conceptual planning use
only. Acreages are approximate and may
be innaccurate due to inclusion of right ot
way or inexact boundary measurements.
N ORTH

City of Brunswick, Georgia
COMPREHENSIVE PLAN

Development Opportunities
OCTOBER 2007

Existing Land Use
Land use data provided in this map was
acquired from Glynn County in September
of 2007. As with any land use map, not all
information can be guaranteed to be accurate
and up to date.
The City of Brunswick has a highly integrated
network of mixed land uses, largely due to
its historic, fine-grained pattern of blocks.
Residential, institutional, commercial, and
open space land uses are tightly woven within
the block network. Multifamily land uses are
relatively scarce.
A few large land uses break the general, fine
grained pattern of land use. On the southern
end of the City, a series of industrial and
institutional land uses occupy much of the
City’s waterfront. The Hercules site is a major
industrial land use in the central section of
the City. To the north, large institutional and
commercial land uses are apparent, such as
the Coastal Georgia Community College and
commercial land uses near the intersection of
Altama and Community Boulevard.
The northern part of the City has a completely
diﬀerent land use pattern from the southern
part. The block structure is haphazard or
largely disappears. Parcel sizes tend to be
much larger and irregularly shaped. Land
use patterns are shaped less by blocks than by
corridors.

Commercial land uses are primarily located
along major corridors. However there are
several distinct patterns of commercial
development. Larger scale, strip, autooriented commercial development is found
along Altama Avenue, Cypress Mill Road, and
US Hwy 17, while smaller scale, community
oriented commercial development is found
along Norwich and parts of Gloucester
Streets. Downtown patterns of commercial
development in a main street pattern occur on
the main streets of Gloucester and Newcastle.
Institutional land uses are highly distributed
throughout the City and occupy a relatively
high percentage of City land. Institutional
land uses are concentrated near downtown
in the Old Town area and along the Martin
Luther King and Altama Avenue corridors.
The large institutional land uses in the
northern part of the City include Coastal
Georgia Community College, the Southeast
Georgia Regional Medical Center, and
Brunswick High School.
Industrial land uses are primarily found along
the southern tip of the City and the Hercules
site.
Open space, parks, and squares are found
throughout the City, but most notably along
its edges. The eastern edge of the City has
a number of parks and views out onto the
marsh. The western edge of the City has
parks such as Selden Park and Mary Ross.
Central squares are located in the Old Town
and New Town parts of the City.

Commercial land uses
along the Gloucester
corridor
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City of Brunswick, Georgia
COMPREHENSIVE PLAN

EXISTING LAND USE
SEPTEMBER 2007

Proposed Character
Areas
Character Areas are parts of Brunswick
with a unique identity or uniquely defining
characteristics. If someone asked you
what part of Brunswick you live in, how
would you tell them where you live? What
makes it diﬀerent? All of the City must be
divided into distinct Character Areas for the
Comprehensive Plan.
The idea behind Character Areas is that
every area needs to be treated diﬀerently
to respond to its unique character and the
objectives that support that character. You
need diﬀerent policies for a downtown than
you do for a residential area or for a rural
area. Each Character Area will be assigned a
recommended physical character, including
land uses and development types.

Old Town
Old Town is the oldest part of the City
of Brunswick, planned from before the
Revolutionary War. Old Town displays a
regular block structure with small blocks and
some of its historic squares are still preserved
as open space. The Old Town Character Area
exhibits the widest mix of land uses of any
part of the City, with civic and governmental
structures, retail and business establishments,
and a variety of historic and modern single
family homes. Most of Old Town is covered
by the Brunswick Historic Preservation
District, where new development and
renovations are overseen by the City’s Historic
Preservation Board. Parts of the Character
Area, particularly the Newcastle, Gloucester,
Norwich, and MLK corridors, are covered by
the Downtown Development Authority and
are eligible for its programs.

Industrial Waterfront
Industrial land uses line the East River west
of Bay Street and south of 4th Avenue. Many
of these industrial uses have a lengthy history
with the City dating back to when it was a
hub for processing timber related products
and seafood. One of the major land users
on the industrial waterfront is the Georgia
Ports Authority, which runs the Mayor’s
Point Terminal. A rail line runs along the

waterfront and provides rail access to many
of these parcels. The industrial uses along the
waterfront generally prevent public access and
views to the river and marshes beyond.

Hercules
The Hercules plant, which processes tree
stumps into resins and related materials,
occupies a large piece of land in the northern
sector of the City, highly visible from US Hwy
17 and the Torras Causeway. The appearance
of the site is typical for a heavy industrial use
with large machinery, chain link fences, and
a smokestack over the central plant. There
is some possibility that the Hercules plant
may close in the future; if so, environmental
constraints may restrict future development
on the site.

US Highway 17 Corridor
The US Hwy 17 Corridor is a highly visible
and highly traveled part of the City as it is the
primary gateway to both St. Simon’s Island
and Jekyll Island. The US Hwy 17 Corridor
has a split personality, with low density,
highway oriented commercial uses and views
of open space and marshlands characterizing
diﬀerent sections. Some of the commercial
areas along US Hwy 17 are deteriorating
and suﬀering from disinvestment. The City
zoning ordinance includes an overlay to
govern the appearance of new development
on US Hwy 17 and to promote a parkway
appearance by regulating landscaping, signs,
and curb cuts.

These buildings and
streets are typical
of the Old Town
Character Area.

North Brunswick
The northern portion of the City north of 4th
Street includes an irregularly shaped area
primarily centered on Altama Avenue but
also with frontage on Community Road
and the Spur 25. The development pattern
here is very mixed with no one type of
development predominating. The campus
of the Coastal Georgia Community College
and Brunswick High School comprise major
civic uses. Linear, auto-oriented commercial
uses with scattered building sites and large
parking areas are found along Altama Avenue,
Community Boulevard, and the Spur 25. Two
residential neighborhoods with curved but
connected street systems, Magnolia Park and
College Park, are also part of this area.
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Brunswick Neighborhoods

Liberty Harbor

Neighborhoods in the City of Brunswick are
distinct in character but most share some key
common characteristics. Most neighborhoods
display a connected, rectangular street grid
which serves to maximize connectivity
between diﬀerent land uses for both vehicles
and pedestrians. Most neighborhoods
also feature one or more squares or parks
in a central location in the neighborhood.
Most neighborhoods are also defined by
predominantly single family housing, though
housing styles and the pattern of lots vary
greatly depending upon the era when the
neighborhood was first developed.

Liberty Harbor is a new, master-planned
development currently under construction
at the southern tip of the City of Brunswick
near the landing for the Sydney Lanier Bridge.
Liberty Harbor will include single family
residences, condominiums, and a shopping
village with public spaces and entertainment
venues, all connected within a highly walkable
framework. Liberty Harbor will include a
marina and public waterfront access. The City
of Brunswick is also developing a new public
park in this Character Area to be known as
Liberty Ship Park.

New Town/ Town Commons
New Town is the second oldest area of the
City. The Character Area extends northwards
from Old Town/F Street up to T Street and
east to the Hercules Plant and includes both
sides of MLK Boulevard. New Town includes
three large public squares that were set
aside when it was originally platted, such as
Palmetto Square. The New Town Character
Area is defined by a regular rectangular block
pattern which serves to connect diverse land
uses in a highly integrated pattern, but also
makes it more diﬃcult to identify boundaries
between distinct neighborhoods. Land uses in
New Town are predominantly single family,
though there are many commercial land
uses along Norwich and some churches and
schools scattered through the area. There are
also large multifamily Brunswick Housing
Authority properties in this Character
Area which tend to stand out from their
surroundings.

South End Brunswick
Though the block pattern for South End
Brunswick is a continuation of that of Old
Town, the residences in this Character Area
are predominantly in a brick ranch style. This
area was developed in the post-World War II
era. This area is almost all single family with
the exception of the Glynn Iron metal scrap
yard. South End Brunswick is bounded by
mostly industrial uses to the east and south.
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Dixville/ Habersham Park
These historic neighborhoods date back to
the period just after the close of the Civil
War. Historic and newer single family homes
are mixed in this Character Area. The area
is bounded by US Hwy 17 on the east, MLK
Boulevard on the west, and includes some
industrial land uses on its southern end. The
new Glynn Middle School is planned for just
south of this area.

Windsor Park
Windsor Park is a 1930’s-1940’s subdivision
developed on the site of a former City golf
course. Windsor Park is distinguished from
surrounding neighborhoods by its curvilinear
street pattern and its circular (as opposed
to rectangular) central park. The Windsor
Park Character Area also includes Howard
Coﬃn Park. The Character Area is bounded
by Gloucester to the north, US Hwy 17 to the
east, and Lee Street to the west.

Mayhew/Urbana
Urbana and Mayhew are post-war
subdivisions with mostly single family
housing. A large garden apartment
development, Whispering Oaks, is a major
land use feature of this neighborhood.
The Abbott Andrews Brunswick Housing
Authority development is also located in
this Character Area. These neighborhoods
are bounded by the US Hwy 17 commercial
corridor to the east, the Hercules Plant to the
north, and the Burroughs-Molette School to
the west. Edo Miller Park is on the northern
boundary of the neighborhood adjoining
Hercules Park.
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Parkwood
The Parkwood Character Area includes a
1960’s single family neighborhood in a regular
block pattern as well as a small medical
district surrounding the Southeast Georgia
Regional Hospital on Parkwood Avenue.
There are also some 1970’s era townhouses in
this neighborhood. The Parkwood Character
Area is bounded by the US Hwy 17 Corridor
on the east, the Hercules Plant on the south,
and Altama Avenue on the west.

Riverside
The Riverside Character Area is a single
family neighborhood located on a peninsula
bordered by the Back River and Terry Creek.
Homes here tend to have water views and
boat docks for accessing the water. The
Riverside Character Area is somewhat isolated
from other parts of the City of Brunswick and
so is less impacted by land use compatibility
issues.

Neighborhood
character is defined by
housing type, streets,
sidewalks, and other
public realm features

C IT Y OF B R U N SW ICK, GEORGIA

/

COM M UNITY ASSESSM EN T

EXEC U T IVE S U MMA RY

/

13

LEGEND

N ORTH

City of Brunswick, Georgia
COMPREHENSIVE PLAN

CHARACTER AREA MAP
SEPTEMBER 2007

Pedestrian friendly
neighborhoods and
tree cover are two
important aspects of
quality communities

Quality Community
Objectives
The Georgia Department of Community
Aﬀairs has developed the Quality Community
Objectives to help local communities
determine how well they are doing in
managing their growth and development. The
following list includes a series of objectives,
defined in italics, followed by a description of
how the City of Brunswick is performing as a
community relative to this objective.
The primary purpose of this section is to
help local stakeholders know how well
their community measures up to these
recommended standards. These Quality
Community Objectives are not mandates,
but rather they provide a starting point for
discussion about the issues and opportunities
that will be addressed in the Comprehensive
Plan.

Traditional Neighborhoods
Traditional neighborhood development patterns
should be encouraged, including the use of more
human scale development, compact development,
mixing of uses within easy walking distance of one
another, and facilitating pedestrian activity.
The development pattern for most of the
City of Brunswick is based on a historic
organization of small blocks with residences,
workplaces, shopping areas, and civic
institutions all within easy walking distance
of one another. The City’s zoning code tends
to separate uses, but the City has introduced
a Traditional Neighborhood planned district
that permits a mix of uses and traditional

development patterns.
Amenities in the City’s neighborhoods vary
greatly. The City has a marvelous network of
existing trees, but eﬀorts to plant new trees are
minimal. The sidewalk network is spotty but
mostly complete in the downtown area and its
vicinity. The City spends a small amount of
capital funds extending its sidewalks system
annually. Because of the location of schools
in town, many children can and do walk or
bike to school, though bicycle and pedestrian
facilities near schools could be improved.

Infill Development
Communities should maximize the use of existing
infrastructure and minimize the conversion
of undeveloped land at the urban periphery by
encouraged development or redevelopment of sites
closer to downtown or the traditional urban core of
the community.
The City of Brunswick is a model community
in terms of its infill development eﬀorts. The
2003 Blueprint Brunswick plan identified key
sites for redevelopment and included detailed
development strategies for each site. The
City also has a Brownfield Task Force that is
currently assessing seven potential brownfield
redevelopment sites with grant funding.
The City has developed a tear down list of
target dilapidated properties for demolition,
and the Downtown Development Authority
maintains a list of vacant lots and buildings
in the downtown area. One area where
the City would like to improve its eﬀorts
is by incorporating this information into a
Geographic Information System
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Sense of Place
Traditional downtown areas should be maintained
as the focal point of the community. Community
focal points should be attractive, mixed-use,
pedestrian friendly places where people choose
to gather for shopping, dining, socializing, and
entertainment.
The City of Brunswick values and seeks to
preserve its unique sense of place. The City’s
distinctive character benefits from a variety
of natural and cultural resources. The oldest
part of Brunswick, known as Old Town, is
protected with a designated historic district.
Old Town includes Downtown Brunswick,
which has many of the characteristics of a
traditional downtown including main streets
with historic buildings and continuous
frontage. Projects in Old Town must be
approved by the City’s Historic Preservation
Board. The highly traﬃcked US Hwy
17 commercial corridor is covered by an
overlay zoning district that promotes an
improved appearance through landscaping
and limiting curb cuts. Also, the City has a
sign chapter in its ordinance that regulates
the types, sizes, and locations of signs. The
City would like to further ensure its aesthetic
character by incorporating more graphically
communicated, design-oriented regulations.

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

The City of Brunswick is not currently served
by regular transit service, but the Brunswick
Area Transportation Study (BATS) committee
has undertaken a study to determine the
feasibility of regular transit service in the
Brunswick and central Glynn County areas.
The transit study proposes a number of
potential routes to major destinations in the
county.
The sidewalks system is fairly good in the
City, but there are major parts of the City
without sidewalks. New development is not
required to have sidewalks in the City. The
City does not have a pedestrian and bicycle
network plan, but a greenway is planned
between Howard Coﬃn Park and the planned
Liberty Ship Park.
Shared parking arrangements are generally
permitted in the City and the City is currently
studying the adequacy of parking downtown.

Regional Identity
Each region should promote and preserve a regional
identity or regional sense of place, defined in terms
of traditional architecture, common economic
linkages that bind the region together, or other
shared characteristics.
The City of Brunswick is integrated into the
region in terms of its economy, its culture,
its tourism oﬀerings, and its physical
character. Brunswick and the Golden Isles
share a convention and visitor’s bureau. Both
Brunswick and the Golden Isles market the
surrounding natural environment, beaches,

The City of Brunswick
maintains its identity
through the preservation of historic
buildings and coastal
features
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Open space provides important environmental
and public benefits.

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. Compact
development ordinances are one way of
encouraging this type of open space preservation.
marshes, and trees and the deep heritage
of the area to tourists. The City and Glynn
County collaborate on economic development
eﬀorts through the joint City-County
development authority. Many of the City’s
key industries are historic industries that
rely on traditional regional products such as
timber and seafood.
Architecture and landmarks unique to the
region are found in the City of Brunswick as
well as on St. Simon’s and Jekyll Islands. The
City functions as a cultural center for arts and
civic events both downtown and at the Coastal
Georgia Community College.

Heritage Preservation
The traditional character of the community should
be maintained through preserving and revitalizing
historic areas of the community, encouraging new
development that is compatible with traditional
features of the community, and protecting other
scenic or natural features that are important to
defining the community’s character.
As noted earlier, the City has established an
historic district covering Old Town Brunswick
and oversees development and renovations
in this area through its Historic Preservation
Board. The City has also developed a
Traditional Neighborhood Development
zoning district in order to promote new
development that is compatible with historic
development patterns. On the federal level,
the US government has enacted a GullahGeechee Cultural Heritage Corridor to
preserve historic sites and artifacts and assist
local organizations in telling the story of
Gullah and Geechee cultures.

As most of the land in the City of Brunswick
has been developed at some time in the
past, open space issues for the City revolve
more around managing existing parks and
reclaiming developed land for new parks. The
City benefits from a well-planned park system
as a result of its early master plans for the Old
Town and New Town areas. However, the
level of facilities and maintenance of the parks
in Brunswick could be improved. Signature
Squares is a local non-profit organization
dedicated to restoring the City’s historic
squares to 19th century conditions, when the
City was at its peak. The City is also very
interested in new opportunities to reclaim
once developed land for parks, particularly
along its waterfront and in other formerly
industrial areas.

Environmental Protection
Environmentally sensitive areas should be
protected from negative impacts of development,
particularly when they are important for
maintaining traditional character or quality of life
of the community or region. Whenever possible,
the natural terrain, drainage, and vegetation of an
area should be preserved.
The City of Brunswick is predominantly
urbanized and the most important sensitive
natural environments, rivers and wetlands,
are protected by state and federal regulations.
One area where the City has been increasing
its eﬀorts lately is in stormwater, where
there is a new stormwater ordinance and the
City is increasing the training of its public
works staﬀ. Trees, which are a special part
of Brunswick’s natural environment, are not
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generally protected outside of the historic
district.

Growth Preparedness
Each community should identify 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 regulations to manage growth as desired,
or leadership capable of responding to growth
opportunities and managing new growth when it
occurs.

the paper and related products industry,
tourism, seafood, health care, and government
sectors. Economic development eﬀorts are
led in a regional, coordinated strategy by
the Brunswick-Glynn County Development
Authority, which has identified target
industries most appropriate for the region’s
growth. A regional economic development
strategy has been adopted for building upon
the region’s economic and human resource
assets. The Downtown Development
Authority is currently conducting a study to
identify the most appropriate businesses to
continue the momentum for the downtown’s
revitalization.

Employment Options
The City is not currently facing any
immediate constraints with regard to growth
preparedness, however the overall feeling
is that the City could be better prepared for
future growth. Generally the water, sewer,
and roadway systems are considered adequate
though the City’s wastewater system could
lose its capacity cushion due to rapid growth
in the County. The City does not currently
have a Capital Improvements Program and
the zoning code is considered out of date.
The development process is fairly transparent
and well understood by the development
community.
All development review processes are
conducted in public and publicized, but the
level of public interest is generally low. The
agendas of the City Commission and the
Downtown Development Authority Board
are regularly publicized. Extensive public
outreach is planned for this Comprehensive
Plan.

Appropriate Businesses
The businesses and industries encouraged 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 activities in the region, impact
on the resources of the area, and future prospects
for expansion and creation of higher-skill job
opportunities.
The City of Brunswick has a broad economic
base including significant employment in
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A range of job types should be provided in each
community to meet the diverse needs of the local
workforce.
Several nonprofit and government agencies
provide services in the areas of employment
and entrepreneur support. The Coastal
Area District Development Authority
provides a variety of small business loans to
entrepreneurs, while the University of Georgia
Small Business Development Center assists
with counseling and technical assistance.
Employment for less skilled labor is available
through local industry and landscaping
and construction jobs in the community.
Professional and managerial jobs are available
in the government and medical sectors of the
economy.

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 reducing commuting
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.
Even though housing in the City is more
aﬀordable than in many other locations in
the region, there is a well known lack of
aﬀordable housing for low and moderate
income households in the City that also meets
the City’s minimum code requirements. The
City has taken and is taking a number of
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A variety of educational and training
opportunities is
vital for a quality
community

actions to address the aﬀordable housing
issue, including permitting multifamily,
permitting upper story residential, permitting
small lot housing, working with aﬀordable
housing developers, and providing funding
to programs that oﬀer housing for those with
special needs. The City does not currently
allow accessory dwelling units to be created.
Another issue of concern is that current
regulations may not ensure compatibility of
new development with old neighborhoods.
The City is very interested in exploring
new ways of adapting regulations, tapping
into sources of funding, and initiating new
collaborations to increase the supply of
aﬀordable housing.

Educational Opportunities
Educational and training opportunities should be
readily available in each community – to permit
community residents to improve their job skills,
adapt to technological advances, and to pursue
entrepreneurial ambitions.
The Coastal Georgia Community College,
located in the City of Brunswick, is a key
educational and training resource for the
community. The Coastal Georgia Community
College oﬀers two year associate degrees
as well as technical training and certificate
training for immediate employment. The
Glynn County School Board is currently
working on a public-private venture to roll
out the Golden Isles Career Academy, which
will more directly link high school education
with local employment opportunities.
Entrepreneurial opportunities are supported
by a number of local organizations that
facilitate small business, such the Downtown
Development Authority.

Regional Solutions
Regional solutions to needs shared by more than
one local jurisdiction are preferable to separate local
approaches, particularly where this will result in
greater eﬃciency and less cost to the taxpayer.
The City of Brunswick participates in a
number of regional organizations and eﬀorts
to serve the regional community eﬃciently.
The Brunswick-Glynn County Economic
Development Authority is one such regional
entity. The City has actively participated in
the state sponsored Coastal Comprehensive
Plan. The City of Brunswick and Glynn
County have recently agreed on a Joint WaterSewer Commission to cooperate on water and
sewer service provision for the region. Other
areas of cooperation between the City and the
County include the convention and visitor’s
bureau, emergency response, the library
system (part of a seven-county system), and
the Brunswick Area Transportation Study
Group (BATS).
The City and City residents are particularly
interested in recent developments on Jekyll
Island. Residents are interested in protecting
their current access to public beaches, fishing
areas, and other public amenities.

Regional Cooperation
Regional cooperation should be encouraged in
setting priorities, identifying shared needs, and
finding collaborative solutions, particularly
where it is critical to success of a venture, such
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as protection of shared natural resources or
development of a transportation network.
The City of Brunswick and Glynn County do
not have a formal process for coordinating
and cooperating on key regional issues, but
City and County elected oﬃcials do tend to
consult each other as issues of joint concern
come up. City elected oﬃcials and staﬀ
network with other cities and discuss issues
that pertain to cities of their size. Local elected
oﬃcials do have informal communications,
and in the past there were quarterly meetings
between the City and County Commissions.
Regional structures are in place to address
many issues of regional concern, such as BATS
for transportation and the Joint Water Sewer
Commission on water and sewer issues.

not apply to the City.
Criteria for Protection of Groundwater Recharge
Areas
Protection of Groundwater Recharge
Areas became a part of the State Planning
Environmental Criteria as an eﬀort to
ensure the safety of the State’s potable
water resources. While Brunswick has no
Groundwater Recharge Areas within its
boundaries, four exist within Glynn County.
The newly formed Joint Water and Sewer
Commission will have several items to
consider in order to fulfill criteria necessary
for groundwater protection.
•

The Commission must insure that new
and existing stormwater basins for
industrial uses in and around recharge
areas are noted and avoided if feasible.

State Environmental
Planning Criteria

•

ordinances in groundwater recharge areas
that reflect these minimum standards.

Overview

Well designed stormwater features can
improve water quality
and decrease water
pollution

The Georgia Planning Act of 1989 requires
municipalities to adhere to minimum
planning standards as defined by the Act.
These standards require Comprehensive Plans
to identify and assess any environmentally
sensitive areas within their boundaries, and
determine if local action is needed for their
protection. The criteria are divided into five
distinct sections, covering primary natural
resources.
•

Criteria for Water Supply Watersheds

•

Criteria for Protection of Groundwater
Recharge Areas

•

Criteria for Wetlands Protection

•

Criteria for River Corridor Protection

•

Criteria for Mountain Protection

Criteria for Water Supply Watershed
This section presents guidelines and minimum
requirements for ensuring the health of
surface watersheds used for potable water
demands. Brunswick pulls all of its water
from groundwater sources so this section does
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The Commission should seek to adopt

Criteria for Wetlands Protection (391-3-16.03)
Department of Natural Resources has
emphasized wetland protection because these
habitats have an unusually high diversity of
species and also provide useful ecological
functions such as filtering water. Brunswick
should ensure every eﬀort is made towards
achieving the outlined minimum criteria
since wetlands are an integral part of the
surrounding landscape. Two requirements
from the State Criteria are specifically
pertinent.
• “Unacceptable Uses: Receiving areas
for toxic or hazardous waste or other
contaminants.” Maps provided by City
of Brunswick show several stormwater
outfalls near industrial uses. Untreated
outfalls near these uses have a high
probability of containing contaminants.
• “Wetlands will be appropriately
identified and mapped in the land-use
plans developed by local and regional
governments.” All mapping and data
established by this Comprehensive
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Planning process should be utilized and
made readily-accessible.
Criteria for River Corridor Protection
Georgia’s waterways are a critical resource for
potable water supply, navigation, and species
habitat. Establishing minimum criteria
for river protection is a vital component of
the planning process for any area. While
much of the necessary protections are in
the form of stream buﬀers promulgated by
state and federal legislation, further steps
may be necessary under the State Planning
Environmental Criteria.
Brunswick has taken steps to further protect
its river corridors by creating the Stormwater
Ordinance. This ordinance helps reduce
impervious surface cover, assures adherence
to the Georgia Erosion and Sedimentation Act,
and restricts illicit discharge into stormwater
areas. The ordinance is a useful tool to further
protecting river corridors.
Criteria for Mountain Protection (391-3-16.05)
This section identifies specifications for
land disturbing activity along Georgia’s
mountains and ridges. With Brunswick’s low
lying topography, this set of criteria is not
applicable.
The most crucial areas for Brunswick in
terms of the State Environmental Planning
Criteria are clearly the protection of wetlands
and groundwater recharge areas. The City
should consider a wetland ordinance under
the guidance of the Georgia Department of
Natural Resources, and the City should work
within the Joint Water Sewer Commission to
ensure that groundwater recharge areas are
adequately protected.
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