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328   Square miles:

• 236.9 = Richmond Co.

• 69.4 = Fort Gordon

• 19.5 = Hephzibah

• 2.6 = Blythe



The art of advising, negotiating, and communicating 

among a wide variety of people, organizations, 

professionals, and leaders to translate planning 

vision and goals into reality.

Planning

Urban Planning

City Planning

Regional Planning

The Practice of Local Government Planning 3th Edition, the “Green Book”

What Is Planning?



Georgia  Planning Act 

45-12-200

•Established the Department of 
Community Affairs and Regional 
Commissions

•Coordination of policies, programs 
and actions of governments. (E.g. 
Economic Development, Housing, 
etc.) 

Department of Community Affairs

Guidelines for Minimum 

Comprehensive Planning 

Requirements (110-12-1)

Georgia Standard City Planning 

Enabling Act (SCPEA) Of 1989



Georgia Home Rule (1965)

Authorizes cities and counties to adopt “…clearly reasonable

ordinances, resolutions, or regulations to its property, affairs,

and local government for which no provision has been made by

general law” - Georgia Constitution Article IX

Pre-Consolidation (Before 1996) Post Consolidation (After 1996)

(1957) City Subdivision Regulations

(1998) Site Plan and Subdivision 

Regulations

(1963) County Zoning Ordinance

(1999) Right-of-Way Encroachment

Guidelines

(1971) County Subdivision Regulations

(2006) Water and Sanitary Sewer 

System Guidelines

(1974) City and (1975) County

Flood Damage Prevention Ordinance (2006) County Zoning Ordinance

(1994) Tree Ordinance

(2011) Stormwater Management 

Ordinance



Zoning Procedure Law

36-66-1

•Process of adopting and amending zoning 
ordinance

•Process for rezoning property

•Process for public hearings for zoning 

•Process for public notices of hearings

•Process regarding Conflict of Interest

•Process regarding military installations 
(3,000’ buffer)

Standard State Zoning Enabling Act (SZEA) 

Of 1989



Comprehensive Planning Process

Community

Vision

• Assets

• Values

• Community

Facilities

• Culture

• Social Fabric

• Institutional

Data

Analysis

• Population

• Households

• Employment

• Income

• Education

• Property Data

Functional

Elements

• Housing

• Land Use

• Economic

Development

• Transportation

• Natural Resources

& Environment

• Service Delivery 

Strategy

Implementation

• Zoning Ordinance

• Overlay Districts

• Special Ordinances 

(signs, trees, parking, 

street lighting, etc.)

• Development 

Regulations

• Historic 

Preservation

• Short Term Work 

Program

Source: Rules of GA DCA, Chapter 110-12-1



Comprehensive Planning Approach

 Comprehensive Holistic Approach to 
establish a vision of what communities 
want to become, assessment of where it 
is currently, and steps needed to achieve 
desired goals:

 Address various facets of the community

 Population, housing, land use, transportation, 
economic development, environmental, 
cultural & natural resources, historic 
preservation

 Opportunity to build political and public 
support to implement local initiatives

 Period of 10-20 year horizon



Existing Special Plans And Studies

• Redevelopment Areas

• Neighborhood Plans

• ARTS LRTP 2040

• Westobou Master Plan

• ARTS Bicycle & Pedestrian Plan

• Sustainable Development 
Agenda

• Park & Open Space Plan

• Corridor Plans



Existing Land Use Category Acres %

Rural Residential 20,059 12.4%

Low Density Residential 33,673 20.8%

High Density Residential 1,506 0.9%

Commercial 4,575 2.8%

Office 197 0.1%

Industrial 12,353 7.6%

Public Institutional 8,317 5.1%

Transp, Comm, & Utility 1,518 0.9%

Parks, Recreation, & 

Conservation 6,819 4.2%

Agriculture 10,592 6.5%

Forestry 26,687 16.5%

Undeveloped & Unused 35,613 22.0%

Augusta Planning & Development, 2008 Comprehensive Plan

Existing Land Use 2008 Comprehensive Plan

Data Source:



A (Agriculture)

R-1 (One-Family Residential)

R-1A (One-Family Residential)

R-1B (One-Family Residential)

R-1C (One-Family Residential)

R-1D (One-Family Residential)

R-1E (One-Family Residential)

R-2 (Two-Family Residential)

R-3A (Multiple-Family Residential)

R-3B (Multiple-Family Residential)

R-3C (Multiple-Family Residential)

R-MH (Manufactured Home Residential)

PUD (Planned Unit Development)

POPD (Planned Office Park District)

P-1 (Professional)

B-1 (Local Business)

B-2 (General Business)

LI (Light Industry)

HI (Heavy Industry)

Augusta Planning & Development

Zoning Map

Data Source: (2016)



Augusta Pyramid 

Zoning
• MXUD

• PDR

• PUD

• POPD

• SRCP

• OD
Special Districts/

Zones



Zoning Category Acres Percent

A (Agriculture) 71,251 46.9%

R-1 (One-Family Residential) 19,757 13.0%

R-1A (One-Family Residential) 13,126 8.6%

R-1B (One-Family Residential) 4,642 3.1%

R-1C (One-Family Residential) 4,711 3.1%

R-1D (One-Family Residential) 170 0.1%

R-1E (One-Family Residential) 276 0.2%

R-2 (Two-Family Residential) 543 0.4%

R-3A (Multiple-Family Residential) 409 0.3%

R-3B (Multiple-Family Residential) 2,127 1.4%

R-3C (Multiple-Family Residential) 485 0.3%

R-MH (Manufactured Home Residential) 3,924 2.6%

PUD (Planned Unit Development) 172 0.1%

POPD (Planned Office Park District) 61 0.0%

P-1 (Professional) 420 0.3%

B-1 (Local Business) 1,850 1.2%

B-2 (General Business) 6,262 4.1%

LI (Light Industry) 4,133 2.7%

HI (Heavy Industry) 17,674 11.6%

Augusta Zoning 2016

47%

30%

Data Source: 2016 Augusta Planning and Development
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Infrastructure Supports Development

Roads

Sewer

Water

“On the most basic level, every 

community requires access to clean 

water and sanitary waste disposal.”

Source: What is Infrastructure? Why is it Important? By Jackie Craven, Updated April 11, 2016



Long Range Transportation Plan and 

Transportation Improvement Program (TIP)

Source: ARTS 2040 LRTP website through augusta.gov 



Taken from GDOT. Data has not been finalized by Augusta. 

Transportation Investment Act (TIA)







Development Review Roles and Responsibilities

Fire

Department

Fort

Gordon
Engineering Utilities

Public

Health

• Tr a f f i c  

C i r c u l a t i o n

• A c c e s s

• C a p a c i t y

• S t o r m w a t e r

• S o i l  E r o s i o n

• W a t e r

• S e w e r

• S e p t i c  o r  

W e l l

• F i r e  S a f e t y

• F i r e  

H y d r a n t s

• Tr a f f i c

• L a n d  U s e



Growth And Development Trends



Population Growth Comparison

Data Source: US Census Bureau – Population Counts, Decennial Census 1960-2010

Year Richmond Columbia Aiken Edgefield

# % Change #
% 

Change # % Change # % Change

1990 189,719 4.5% 66,031 64.6% 120,940 14.5% 18,375 4.8%

2000 199,775 5.3% 89,288 35.2% 142,552 17.9% 24,595 33.9%

2010 200,549 0.4% 124,053 38.9% 160,099 12.3% 26,985 9.7%

1990–2010

201,793
2015 Richmond County Population

1,244 people added since 2010



Population Projections
Georgia Governor’s Office of Planning & Budget (2012) 

year 2030

New Governor’s Georgia Office of Planning & Budget (2015) 210,404

241,404

year 2030
Slow growth projections

High growth projections

2000 2010 2020 2030 2040

Projection # #
% 

Change #
% 

Change #
% 

Change #
% 

Change

GA Office of Planning 
and Budget 2015 199,775 200,549 0.39% 207,182 3.31% 210,404 1.56% 208,482 -0.91%

GA Office of Planning 
and Budget 2012 199,775 200,549 0.39% 223,032 11.21% 241,582 8.32%



Residential Growth County Comparison
(1990–2010)

US Census Bureau – Population Counts, Decennial Census 1960-2010

Year Richmond Columbia Aiken Edgefield

#
% 

Change #
% 

Change #
% 

Change #
% 

Change

1990 64,846 35.8% 14,099 109.2% 39,793 35.4% 6,207 36.4%

2000 77,288 19.2% 23,745 68.4% 49,266 23.8% 7,290 17.4%

2010 82,312 6.5% 33,321 40.3% 61,987 25.8% 9,223 26.5%

Richmond since 1990 grew by 27%



Total new residential units
Potential Population

3,461 9,241=

Augusta Planning & Development and US Census Bureau Average Household Size of 2.67

added since 2010 added since 2010

New Residential Units 2010- 2015

x 2.67 persons 

per household

2010 2011 2012 2013 2014 2015 Total
2 Family 
Residential 1 6 2 0 10 32 51
Multi Family 
Residential 
(Apartment) 206 370 78 73 339 324 1,390
Single Family 
Attached 
(Townhome) 72 50 26 78 65 47 338
Single Family 
Detached 
Residential 351 310 275 269 236 241 1,682

Total 630 736 381 420 650 644 3,461



Single Family (1 Unit)

Multi-Family (2-10 Units)

Multi-Family (11 + Units)

Source: Augusta Planning & Development – Certificates of Occupancy 

Total new housing units

3,461

added since 2010

2010

2011

2012

2013

2014

2015

New Residential Units 2010- 2015



Housing

US Census Bureau, American Community Survey 2010-2014 Estimates

Median Monthly Housing Cost

Occupied Housing Units Owner Renter
Richmond County $814 $855 $785
Augusta -MSA $820 $867 $767
Georgia $967 $1,078 $874
United States $1,012 $1,108 $920

Median Home 
Values

Richmond County $100,400

Augusta-MSA $125,900

Georgia $148,000

United States $175,700



County Total 18 – 24 25 – 34 35 – 44 45 – 65 

Richmond 135,382 33,514 28,908 24,146 48,804

Columbia 79,469 15,641 13,776 18,265 31,787

County Comparison

Augusta’s Employment Work Ages 

Data & Picture Source: U.S. Census, 2010 & Augusta Economic Development Authority

Work Age Population



US Census Bureau – American Community Survey, 1-Year Estimates

2010 2011 2012 2013 2014
% Change 
2010-2014

Richmond $42,723 $40,784 $38,124 $35,882 $35,793 -16.2%

Columbia $68,149 $65,028 $69,714 $73,392 $66,925 -1.8%

Aiken $47,082 $43,761 $47,098 $42,836 $48,882 3.8%

MSA $48,054 $47,689 $45,617 $44,767 $46,689 -2.8%

Georgia $50,168 $48,396 $48,615 $48,604 $49,321 -1.7%

United States $53,836 $53,098 $52,586 $53,059 $53,657 -0.3%

decrease in Richmond County 

median household income from 

2010-2014

16%

Median Household Incomes
2010-2014



2010
2011
2012

2013
2014

2015

New Commercial Units 2010- 2015

Source: Augusta Planning & Development – Certificates of Occupancy 

Total new commercial units

234

added since 2010



Data Source: Tax Assessor’s Office and Augusta Planning & Development, GIS Enterprise Geodatabase March 2016
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s

$46.8M

$35.2M

$42.M

$51.7M

$63.5M

Data is based on existing parcels which were previously vacant.

$239.2 

Million
Total

Residential Value 

Added by 2015

Value Of New Residential Properties

(2011-2015)

Data Source: Tax Assessor’s Office, March 2016



Industrial & Agriculture Improvement Values

Data is based on existing parcels which were previously vacant. 

(2011 – 2015)

1,228,800

Data Source: Tax Assessor’s Office, March 2016

INDUSTRIAL :



Data is based on existing parcels which were previously vacant.

$257 Million
(2011 – 2015)

After Improvements

Before Improvements $63.1 Million
Total Land Value

Total Improvement Value 

Data Source: Tax Assessor’s Office, March 2016



Total Value of Parcels
$12.15 Billion

$2.3 Billion

80,664

97%
2,906

3%

ExemptTotal Parcels

Total Parcels Exempt Comparison

Data Source: Tax Assessor’s Office, March 2016



Activity Center Types

Within 
Neighborhood

Community 
to Region

Region to Region

Investment Needs
That Support

•Local, multimodal 
connections and access  
to community 
resources

•Advance livability and 
quality of life principles

Investment Needs
That Support

•Strategic, multimodal  
connections between 
communities and      
Regional activity/  
economic centers  
to support economic 
development

Investment Needs
That Support

•Mobility and intermodal 
improvements to ensure 
region is well connected 
within the state and 
the nation 

• Support economic 
competitiveness and    
advance overall economic 
development potential



Activity Centers

Neighborhoods Communities

Regions

1st

Tier

2nd

Tier
3rd

Tier

N
N

N N

C

C

C

C

Adopted from Wake County Land Use Plan, 2007/08





1 Update Zoning Codes
Character Areas and Nodes

Performance Standards

Conditional Zoning

Update Comprehensive

Plan
 Land use Map

 ARTS LRTP

 Utility Plan

 Park and Recreation Plan

 Other Plans and Infrastructure

2

Development Potential
Underutilized Land

Multi-Use Developments

Higher Densities

Activity Nodes/Centers

3 Public Involvement
Community Understanding

Stakeholders, Decision - makers

Sense of Partnership, Fairness and Trust

4

2

3

4

1

Next Steps: Linking Planning and Development

With Vision, Goals For Growth 

Towards Intentional Actions



Linking a Planning and Development Vision for 
Growth to a Goal Toward Intentional Actions

Questions?


