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INTRODUCTION

Purpose

The Joint Montgomery County Comprehensive Plan is a comprehensive plan prepared
under the Minimum Planning Standards and Procedures of the Georgia Planning Act of 1989 in
effect in 2004/2005. It is a joint plan for Montgomery County and its municipalities -- the cities
of Ailey, Alston, Higgston, Mount Vernon, Tarrytown, and Uvalda. The plan was designed to
meet the legislation’ s requirements for each local government to have a plan for its future growth
and development in accordance with the state standards. It isafull update of the previous joint
comprehensive plan first adopted in 1995, but is basically a new plan. Some information on the
portion of the City of Vidaliain Montgomery County isincluded, but Vidalia plans with Toombs
County, and therefore thisis not a comprehensive plan for the City of Vidalia.

As acomprehensive plan, The Joint Montgomery County Comprehensive Plan isa
critical self-examination of Montgomery County and its six citiesin the areas of population,
economic development, natural and cultural resources, community facilities and services,
housing, land use, intergovernmental cooperation, solid waste, and service delivery; and a path
for the community’ s future growth and development. The plan istruly areflection of the
community’s concerns and desires for the future.

Montgomery County isasmall, rural county in south Georgia. Its current population is
only about 8,970 persons. The county wasin along period of decline from 1930 until the 1970s
and still has not recovered to its 1930 population level peak. Instead of decline, the growth status
of the county has changed to moderate growth in the last 10 years because of the spillover
residential growth from Vidalia'Toombs County in eastern Montgomery County. Vidalia, which
caused a dramatic decline and loss of commercia activity in Montgomery County, isnow an
engine for the county’ s growth. The county developed in its past because of the Oconee and
Altamaharivers, its fields and forests, an agrarian economy, and the arrival of the railroad. These
abundant natural resources remain and to alarge extent, Montgomery County’s fields and
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forests, and transportation and location are again keys to its future growth and development,
although through different means. The county has much potential for continued bedroom
community growth and other development because of its location and quality of life. This plan
focuses on strategies to take advantage of these assets and opportunities to prepare for, attract,
and encourage future growth and development compatible with the existing rural character and
quality of life.

The Joint Montgomery County Comprehensive Plan was developed in the true spirit
and intent of the Georgia Planning Act in that it was prepared by the community with the
assistance of planners and not vice versa. The Montgomery County Local Plan Coordination
Committee, which oversaw the plan’s devel opment, was comprised of el ected and appointed
officials and interested public and private citizen leaders appointed by al governments involved.
The resulting plan delineates the goal's, objectives, programs and projects the county government
and the six municipalities wish to pursue to continue the progress, growth, and development of
the county as an attractive community in which to live and work.

The Joint Montgomery County Comprehensive Plan has principal goals of guiding the
county’ s growth and seeking continued residential growth and economic diversity, while
maintaining its forestry and agricultura heritage, and protecting important natural and historic
resources. The principal means to accomplish the desired community of the future include
continued community unity and cooperation; further transportation, infrastructure, and
community and recreational facilities development and enhancement; commitment to tourism
promotion, broad-based economic development, and labor force improvement; resident attraction
and bedroom community devel opment; enhanced agricultural interests; protection, utilization,
improvement and promotion of the Oconee and Altamaharivers and other natural and cultura
resources; construction of arecreational lake/pubic fishing area and aregional reservoir; and
establishment of appropriate land use and environmental controls. All of these strategies have an
underlying purpose of bringing sound compatible growth and devel opment and more prosperity
to the county while maintaining its rural character and protecting its natural and cultural
resources. The six municipalities would similarly continue their growth and development, while
encouraging continuing residential and supporting development. Intense commercial and
industrial development is encouraged and expected to locate along U.S. 280, particularly in
Higgston, Ailey, and Mount Vernon. Eastern Montgomery County, near Higgston and Alston,
will continue to exhibit moderate to strong residential development.
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The Joint Montgomery County Comprehensive Plan is in and of itself just a plan, a
written document of community consensus and desires for its future. It is a general policy guide
for community improvement and should be used to measure and shape local decision-making in
each government and the private sector which affects the community’ s future growth and
development. Itisacal to action for the community. The plan cannot accomplish anything, but
it can be used as a management framework for a committed, united, and involved community
concerned about the quality of lifein Montgomery County. The plan itself is testament to what
can be accomplished when many people, local officials and their constituents alike, work
together with a common purpose and much dedication and involvement to get the job done.

Format

The plan is organized by the elements required by the Georgia Planning Act and Mini-
mum Planning Standards and Procedures. Population; Economic Development; Natural and
Cultural Resources, Community Facilities and Services; Housing; Land Use; and
Intergovernmenta Coordination. Under each element of the plan, the three basic steps of the
planning process required by the Minimum Planning Standards and Procedures were utilized to
inventory, assess, and articulate goals and implementation strategies for Montgomery County,
Ailey, Alston, Higgston, Mount Vernon, Tarrytown, and Uvalda, and develop the plan.

The final sections of The Joint Montgomery County Comprehensive Plan are “ Short-
Term Work Programs’ for each local government -- Montgomery County, the City of Ailey, the
City of Alston, the City of Higgston, the City of Mount Vernon, the City of Tarrytown, and the
City of Uvalda. These arethe required five-year work programs which detail specific actions,
programs, and projects for each local government to undertake to implement this plan. These
Short Term Work Programs are included as appendices. Other appendices include The Joint
Montgomery County Solid Waste Management Plan which addresses the solid waste
management activities of the five local governments. This plan could stand on its own, but was
prepared concurrently with the comprehensive plan under the requirements of the Georgia Solid
Waste Management Act of 1990 and its Minimum Planning Standards. A copy of the
recertification form for the Montgomery County Service Delivery Strategy and the revised forms
for services which changed either operationally or funding-wise are included as another appendix
since it was revisited and recertified concurrently with the comprehensive plan preparation to
reflect current status, ensure consistency, and meet state requirements.
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Plan Development

As stated, The Joint Montgomery County Comprehensive Plan was developed in
accordance with the guidelines of the Minimum Planning Standards and Procedures. It was
prepared with community and public involvement. The Montgomery County Joint
Comprehensive Plan Executive Committee was comprised of elected and appointed members
appointed by the Montgomery County Board of Commissioners, the City of Ailey, the City of
Alston, the City of Higgston, the City of Mount Vernon, the City of Tarrytown, and the City of
Uvalda. This Executive Committee was responsible for policy direction and direct local
government input and supervision. The Local Plan Coordination Committee was comprised of
the Executive Committee members and other representatives from public and private agencies
and entities important to the planning process. This process involved even more citizens.
Representatives included those from the Development Authority, school system, Cooperative
Extension, Montgomery State Prison, Brewton Parker College, and other business and
community leaders. This allowed for better coordination and a wider range of community input,
both public and private.

The public hearing required prior to plan preparation was held on a joint basis November
30, 2004 at the Montgomery County Adult Learning Center. A community survey was
distributed beginning at this public hearing, but did not garner significant return. The Local Plan
Coordination Committee met monthly on each element. A synopsis of the inventory and
assessment of each element was presented both in printed and PowerPoint presentation format
for more efficient draft review. The goal, objectives, and implementation policies/actions
developed as a result of Committee input were presented at the following meeting for further
review and comment. A final meeting to review the entire plan in draft was also held. The
required public hearing on the draft plan prior to finalization and review was held June 29, 2005,
again at the Montgomery County Adult Learning Center.

Staff from the Heart of Georgia Altamaha Regional Development Center provided gen-
eral technical assistance, guidance, synthesis, analysis, mapping, writing, and editing assistance
in development of this plan. However, The Joint Montgomery County Comprehensive Plan is
aplan prepared by and for the people of Montgomery County and its municipalities of Ailey,
Alston, Higgston, Mount Vernon, Tarrytown, and Uvalda, in the true spirit and intent of the
Georgia Planning Act of 1989. Ownership of this plan rests with the citizens and governments of
Montgomery County. The overriding canc throughout the plan’s devel opment was the idea,
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“What can be done to make our community a better place to live and work in the future?” Itis
thelocal citizenry who will benefit from plan implementation, and whose actions are necessary
to carry out the plan and bring about their desired future. A willingness to work diligently and
cooperatively to implement designated actions will truly bring about plan implementation and
help make Montgomery County, Ailey, Alston, Higgston, Mount Vernon, Tarrytown, and
Uvalda better placesto live and work.
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MONTGOMERY COUNTY COMMUNITY VISION

Montgomery County is a small rural county in south central Georgia located between the
Oconee and Altamaha rivers whose initial heyday was related to railroads and an agrarian
heritage. After the Great Depression and World War 11, the County declined and much of its
retail sector was lost to nearby rural growth centers of Vidalia and Dublin. The decline of textile
manufacturing also hit the County hard. The Vidalia Onion and verdant pine forests have kept
agriculture as an important component of the local economy, while the growth of Brewton-
Parker College has also been crucial. For the last several years, population outflow has been
reversed and residential growth is increasing at a faster pace. The abundant natural resources,
well-maintained small towns, and Brewton-Parker have contributed to an excellent quality of
life. Vidaliaand Toombs County’ s growth, which caused commercia decline in Montgomery
County, now provides an engine for residential growth. Eastern Montgomery County has become

the preferred address for area workers to reside.

Montgomery County views itself as a slow-paced, but progressive rural community with
appealing attractions for growth. The pastoral landscapes, scenic natural and cultural resources,
well-maintained homes, historic buildings, and Brewton-Parker College combine to provide for a
well-rounded quality of life and an excellent place to live and work, raise children, or enjoy
retirement. Montgomery County wants to nurture these attributes and attractiveness for
residential growth, to encourage additional high quality residential growth, and to foster
compatible business and economic development. The community wants this growth to be
planned and managed to enhance, not detract, from the existing quality of life, and to
complement and protect, not denigrate, the scenic and abundant natural and cultural resources
and environments of the County. The community also desires compatible commercial and job
producing economic devel opment which serves, complements, and further encourages residential
growth while conserving and enhancing the existing rural character, scenic landscapes, and high

quality of life.

Montgomery County is committed to making itself an even better place to live and work.

It wants to continue to develop community facilities and amenities supportive of and conducive
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to quality growth. It wants to employ a multi-faceted economic development strategy that
increases the tax base and dollars spent in Montgomery County, while providing additional jobs
and further contributes to the quality of life. Such development will not only include normal
community infrastructure, but also high-speed telecommunications, a large community lake, and
an even more developed, well-known, and educationally enhanced Brewton-Parker College. The
agricultural base and forestry uses would be maintained and utilized for further economic
development. The historic small-town downtowns would be revitalized, teeming commercial and
specialty areas and their rehabilitated buildings, as well as other historic homes and landmarks,

would be beautiful, eye-catching structures bursting with charm and character.

This community vision would be implemented through careful public investment and
guided with land use regulation of a specific nature developed as needed to address particular
development issues. Such regulation would prevent nuisance or other uses not compatible with
this vision of protected natural and cultural resources and a quality rural character. This land use
regulation will most certainly include evolving subdivision regulations, and will evolve into a

more comprehensive land use management, detailed approach, and ordinance as appropriate.
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POPULATION

Introduction

Population is the initial element identified in the Minimum Standards as required in a
local comprehensive plan. Planning would be quite different for a rapidly expanding population
than for a declining or stable one. Early identification of existing trends can stimulate and bring
forward strategies to reverse directions and direct changes. The Population Element provides
local governments with the framework to inventory the numbers and characteristics of their
population, to determine trends, and to assess problems and opportunities. Such information
serves as a foundation for decision-making in other elements of the plan to determine the
community service and infrastructure needs, economic development strategies, and housing
necessary to support the existing and future population. Determination of needed lands to
accommodate expected population and growth are also made possible. Local desires,

environmental, and other constraints, of course, further factor into this decision-making.

Data is presented in this section on population and demographics for Montgomery
County and the cities of Ailey, Alston, Higgston, Mount Vernon, Tarrytown, and Uvalda, as well
as the portion of the City of Vidalia located in Montgomery County. Although estimates of
future populations are necessary and vital to the planning process, many demographers are
reluctant to involve themselves in forecasts of small areas. This reluctance is the result of
projection inaccuracies due to scale and the many variables involved. Considering the distance
that many of today’ s workers commute, an increase in job opportunities would not necessarily
result in a proportionate increase in the number of people residing in the county. Therefore, any
projection technique utilized for small areasis at best an “educated guess’ of what population
levels might actually be in the future. Thisisespecially true for information regarding the seven
municipalities. When analyzing and assessing population data, it is more important to note
general size, scale, and trends rather than get caught up in specific numbers and slight

discrepancies.
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Total Population

Table P-1 provides information on current and historic population levels for Montgomery
County, Ailey, Alston, Higgston, Mount Vernon, Tarrytown, Uvalda, and that portion of Vidalia
located in Montgomery County, as well as the percentage of population change for comparison
purposes. Comparable information for Georgia and the United States is also shown on Table P-
1. Table P-2 provides the current and historic population figures for Montgomery County and its
surrounding counties, as well as the percentage change. Table P-3 highlights population
projections for Montgomery County and Georgia through 2025. Table P-4 shows population
projections for Montgomery County and its municipalities through 2025. Table P-5 provides a
look at the daytime population of those living in Montgomery County, in order to gain a glimpse

into the commuting patterns of county residents.

Table P-1 is included to demonstrate the historic and current population trends within
Montgomery County and how county and city population changes compare at state and national
levels. This table uses 1980, 1990, 2000, and 2003 (estimate) figures, as compiled by the U.S.
Bureau of the Census for Montgomery County, Ailey, Alston, Higgston, Mount Vernon,
Tarrytown, Uvalda, and that portion of Vidalia located in Montgomery County, as well as
Georgia and the U.S. It also shows the percent change in population for each period. The
information in this table for Montgomery County shows that from the period between 1980 and
2000, the County (18.0%) grew slightly less than three-fourths of the national growth average of
25.2 percent, while growing at a rate of slightly more than one-third that of the state, which was
at 50.6 percent growth. The mgjority of the county’s growth occurred from the period of 1990-

2000, where County growth (15.5%) was slightly more than national growth (13.2 percent) but
just greater than one-half that of state growth (27.0 percent). This was more than likely the result
of strong residential growth in and near the City of Vidalia, with asizable portion of that city’s
residential growth spilling over from neighboring Toombs County into the eastern portion of
Montgomery County during the 1990s. The County experienced aminimal growth of total
population of just 2.2 percent between 1980 and 1990, which was substantially behind both state
(18.6 percent) and national (10.6 percent) growth. Over the last two decades, the County has

experienced relatively modest growth numbers, which compare more favorably with the nation

23



TABLE P-1

HISTORIC POPULATION AND PERCENT CHANGE
Montgomery County, Ailey, Alston, Higgston, Mount Vernon, Tarrytown, Uvalda, Georgia, and U.S.

1980-2003
1980-1990 % 1990-2000 2000-2003 1980-2000
1980 1990 Change 2000 % Change 2003 % Change | % Change
M ontgomery County 7,011 7,163 22 8,270 15.5 8,691 51 18.0
Ailey 579 579 0.0 394 -32.0 534 35.5 -32.0
Alston 111 160 441 159 -0.6 164 31 432
Higgston 152 274 80.3 316 15.3 332 5.1 107.9
Mount Vernon 1,737 1,914 10.2 2,082 8.8 2,126 21 19.9
Tarrytown 145 130 -10.3 100 -23.1 103 3.0 31.0
Uvalda 646 561 -13.2 530 -5.5 546 3.0 -18.0
Vidalia (pt.) 2 111 5,450.0 160 441 170 6.25 7,900.0
Georgia 5,462,989 6,478,216 18.6 8,229,820 27.0 8,684,715 55 50.6
United States 224,810,192 | 248,709,873 10.6 281,421,906 13.2 290,809,777 3.3 252

Source: US Bureau of the Census, Census of Population, 1980, 1990, and 2000; www.census.gov, 2004.
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TABLE P-2

CURRENT AND HISTORIC POPULATION AND PERCENT CHANGE
Montgomery County and Surrounding Counties

1980-2003

1980-1990 1990-2000 2000-2003 1980-2000

1980 1990 % Change 2000 % Change 2003 % Change | % Change
M ontgomery County 7,011 7,163 22 8,270 155 8,691 5.1 18.0
Jeff Davis County 11,473 12,032 49 12,684 5.4 12,888 16 10.6
Toombs County 22,592 24,072 6.6 26,067 8.3 26,469 15 15.4
Treutlen County 6,086 5,994 -15 6,837 14.4 6,952 17 12.6
Wheeler County 5,155 4,903 -4.9 6,179 26.0 6,593 6.7 19.9

Source: US Bureau of the Census, Census of Population, 1980, 1990, and 2000; www.census.gov, 2004.
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TABLE P-3

POPULATION PROJECTIONS
Montgomery County and Georgia

2004-2025

2004 2005 2006 2007 2008 2009 2010 2015 2020 2025
Montgomery County
(Woods & Poole INC.) 8,352 8,390 8,406 8,422 8,443 8,478 8,510 8,649 8,819 9,000
Georgia 8,670,510 | 8,784,650 | 8,895,580 | 9,008,670 | 9,122,070 | 9,235,630 | 9,349,660 | 9,940,380 | 10,550,700 | 11,185,100
(Woods & Poole INC.)
Montgomery County
(Woods & Poole INC. 8,708 8,748 8,765 8,782 8,804 8,840 8,873 9,018 9,195 9,384
Adjusted?)
Georgia
(Woods & Poole INC. 8,796,000 | 8,911,000 | 9,023,000 | 9,137,000 | 9,252,000 | 9,367,000 | 9,482,000 | 10,081,000 | 10,699,000 | 11,342,000
Adjusted?)
Montgomery County
(HOGA RDC) 8,970 9,087 9,205 9,325 9,446 9,569 9,694 10,343 11,037 11,766
GA Office Planning and
Budget 8,909

Note: tAdjusted numbers are due to the Woods and Poole Inc. estimate of 2004 being lower than the 2003 US Bureau of the Census estimate.
Adjusted by HOGARDC Staff proportionately to retain individual methodologies

Sources: U.S. Bureau of the Census, www.census.gov, 2005, www.georgiaplanning.com, 2004; Georgia Office of Planning and
Budget, 2004; Heart of Georgia Altamaha RDC Staff, 2005.
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POPULATION PROJECTIONS

TABLE P-4

Montgomery County, Ailey, Alston, Higgston, Mount Vernon, Tarrytown, and Uvalda

2004-2025

2004 2005 2006 2007 2008 2009 2010 2015 2020 2025
M ontgomery County 8,970 9,087 9,205 9,325 9,446 9,569 9,694 10,343 11,037 11,776
Ailey 542 548 556 563 571 578 586 641 696 751
Alston 168 171 174 178 181 184 188 208 233 258
Higgston 335 343 348 354 361 367 374 401 431 462
Mount Vernon 2,172 2,199 2,223 2,251 2,269 2,287 2,306 2,431 2,581 2,752
Tarrytown 105 106 107 108 109 110 111 114 117 120
Uvalda 554 563 570 576 583 588 594 624 654 686
Vidalia (pt.) 173 183 193 203 213 223 233 280 329 386

Note: *Adjusted numbers are due to the Woods and Poole Inc. estimate of 2004 being lower than the 2003 US Bureau of the Census estimate.

Adjusted by HOGARDC Staff proportionately to retain individual methodologies

Sources: www.census.gov, 2005; Heart of Georgia Altamaha RDC Staff; 2005.

TABLE P-5

COMMUTING PATTERNS

Montgomery County
1990-2000
Category 1990 2000
Daytime Population Inside County 5,857 6,480
Number of People Leaving the County During the Day to Work 1,936 2,346
Number of People Coming Into the County During the Day to Work 630 556
Total Number of Workers During the Day 1,736 1,665

Source: www.geordiaplanning.com, 2004.
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as a whole than to Georgia. However, due to what can be presumed to be high metropolitan
growth for Georgia, particularly within the metro Atlanta and North Georgia areas, the County
fell well below state growth over the last two decades. The growth in North Georgia tends to
skew the data somewhat for the state as a whole, which has experienced population growth at
twice the rate of the U.S, particularly since 1990. Overall from 1980-2000, the County (18.0%)
experienced growth at a rate that was less than all of the municipalities, with the exception of

Ailey (-32.0%) and Uvalda(-18.0%), which experienced population declines.

Table P-2 lists historic and current populations for Montgomery County and its
surrounding counties from 1980-2003. Between 1980 and 1990, Montgomery County (22%)
ranked third among its surrounding counties, surpassing Treutlen (-1.5%) and Wheeler counties
(-4.9%), but trailing Jeff Davis (4.9%) and Toombs (6.6%). Growth during this period ranged
from a high of 6.6 percent in Toombs County, to a low48% in Wheeler County.

Montgomery County improved its position over the next ten years, becoming the second fastest
growing county in comparison to its surrounding counties, which was likely due to the
significant residential growth in and around Vidalia during the 1990s as previously mentioned.
The County grew by 15.5 percent over this period, surpassed only by Wheeler County (26.0%),
although much of that county’s growth was due to the opening of the Wheeler Correctional
Facility during the mid 1990s. Overall, from the period of 1980-2000, Montgomery County
ranked second among its surrounding counties with an 18.0 percent growth rate, exceeded only
by Wheeler County (19.9%) and dlightly surpassing the regiona growth center of Toombs
County (15.4%). One other encouraging sign is that Montgomery County’ s estimated growth of
5.1 percent since 2000 is the second highest of al of its surrounding counties in growth.
Wheeler County (6.7 %) still ranks as the highest growing county, but again much of its growth
can be attributed to the prison population whereas Montgomery County’s growth is more the

result of strong residential growth.

Table P-3 gives the population projections for Montgomery County and Georgiafor the
years of 2004-2010, 2015, 2020, and 2025. The projections are from Woods and Poole, Inc. as
of 2004, and were adjusted by the HOGA RDC staff due to the fact Woods and Pool€’' s 2004
estimate islower than the 2003 Census estimate. Also, included in this table are the 2010

popul ation projections from the Georgia Office of Planning and Budget for Montgomery County
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to offer a different perspective. The HOGA RDC staff figures, using an exponential growth
formula provided by Microsoft Excel adjusted to reflect the 2004 Census estimate, show that
Montgomery County is expected to increase its population from 8,970 in 2004 to 11,766 in 2025,
an increase of 2,796 or 31.3 percent. The State' s adjusted numbers for the same period show a

28.9 percent increase, dightly less than the County during the same period. Again, these

projections are simply an “educated guess’ asto what the future population might look like so as

to identify trends.

Table P-4 deals with population projections for Montgomery County, Ailey, Alston,
Higgston, Mount Vernon, Tarrytown, Uvalda, and that portion of Vidaliathat islocated in
Montgomery County. These projections are Heart of Georgia Altamaha RDC staff projections
using ratios of the county projections adjusted to reflect their 2004 Census estimates. The datain
thistable is shown in the years 2004-2010, 2015, 2020, and 2025. Again, as hoted in Table P-3,
Montgomery County is projected to increase in population by almost one-third (31.3 percent)
through 2025. A comparison between the county and its municipalities will be discussed shortly

in the section on the municipalities.

There are no known spikes in seasonal population in Montgomery County, and therefore
seasonal population is not applicable as a mgor factor in the county. There were only 130
seasonal unitsidentified by the 2000 Census for Montgomery County, including 3in Ailey, 3in
Alston, 0 in Higgston, 20 in Mount Vernon, 3in Tarrytown, and 4 in Uvalda. Thiswas only
about 4 percent of total housing units and 23 percent of vacant units. These seasona units are
considered to be primarily hunting or fishing cabins, or family houses kept as old homeplaces for
reunions or other occasional use. There could be a small spike in population during the fall

hunting season, but it is not large enough for measurement or major impact.

Table P-5 shows the commuting patterns and daytime population for Montgomery
County in the years of 1990 and 2000. The categories listed in this table are daytime population
inside the County, the number of people leaving the County during the day to work, the number
of people entering the County during the day to work, and the total number of workers during the
day. Despite the increasing population within Montgomery County, only the numbers for two of
the four categoriesincreased from 1990 to 2000. In 2000, there was a population of 6,480 during
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the daytime, which was up from 5,857, or 10.6 percent, in 1990. This is an absolute increase of
623 people in Montgomery County during the day. The number of people leaving the County
during the day to go to work increased from 1,936 in 1990 to 2,346 in 2000, which was an
increase of 21.2 percent. On the other hand, the number of people coming into the County to
work during the day saw a decrease during the same period, declining from 630 in 1990 to 556 in
2000, which was a decrease of 11.7 percent. Prior to 2000, there were significantly more people
leaving the county each day to work (1,936) than coming in to the county (630), which increased
even more in 2000 (2,346 vs. 556). The total number of workers during the day saw a decrease
of 71, or 4.1 percent. Thisisdiscussed in greater detail under “Commuting Patterns” in the

Economic Development element, but it does seem to indicate the lack of abundant jobsin the

county.

Montgomery County Municipalities. Tables P-1 and P-4 show the historic and current

population figures and projected populations, respectively, for the seven cities of Montgomery
County, which includes the portion of Vidalia within the county. The population growth of these
cities can be described at best as fluctuating. From 1980 to 1990, Ailey experienced no change
a all initstotal population before declining by one-third (-32.0%) from 1990 to 2000, as shown
in Table P-1. However, from 2000-03, Ailey rose by just over one-third (35.5%), which was the
most of any of the local governments in Montgomery County and was nearly equal in absolute
numbers to the population decline during the 1980s. Much of this change is likely the result of a
statistical anomaly in the 2000 Census data which cannot be readily explained other than this
result islikely a one-time phenomenanot likely to be repeated. Overall, from 1980 to 2000,
Ailey saw a decrease of -32.0%, which was substantially |ess than the county’s 18.0 percent
growth. The future projections through 2025 for the City of Ailey in Table P-4 show that,
although at a minimal rate in absolute numbers, the population will increase during each period
from 2004-2010, 2015, 2020 and 2025. Ailey is projected to experience a growth of 38.6%, or
about 209 people, from 2004-2025.

Alston saw a significant percentage growth from 1980-2000, with an increase of 43.2
percent of itstotal population. Thiswas the third largest percentage increase among the
municipalities, with the exception of Higgston and Vidalia. There was a44.1% increase from
1980-1990, followed by aminimal decrease of -0.6% from 1990-2000, and a 3.1% increase from

31



2000-2003. Alston’s population growth between 1980-2000 was more than twice the rate of the
county, ailmost 90 percent of state growth, and was roughly three-fourths greater than national
growth. Between 2000-2003, Alston experienced some growth during this period, and only the
cities of Higgston and Vidaliagrew more. Alston is projected to experience a 53.6% increasein
population from 2004-2025, but an increase of only 90 people in terms of absolute numbers.
Much of Alston’s population change and projected growth is likely the result of somein-
migration, coupled with a smaller beginning population base which tends to yield greater

percentage changes.

Higgston experienced the largest population growth among the six municipalities whose
borders are entirely within Montgomery County. Only Vidalia, whose western boundary crosses
over Toombs County into Montgomery County, experienced larger growth within the county.
From 1980-1990, Higgston experienced an increase in population of 80.3%, before increasing at
arate of an additional 15.3% during the 1990 to 2000 period. The city’s population thenis
estimated to have increased again by 5.1% from 2000-2003 (matching the county’s growth).
Overdl, from 1980 to 2000, at 107.9%, Higgston experienced population growth that was six
times the rate of the county (18.0%), more than double that of the state (50.6%), and more than
four times that of the nation (25.2%). Again, however, the smaller population base tends to
produce larger percentage changes. From 2004 to 2025, Higgston is projected to seeits
population increase by 37.9%. Much of this changeislikely the result of in-migration,
particularly the residential growth in and near Vidalia as that growth continues to press westward
into the eastern portion of Montgomery County. Higgston's close proximity to Vidalia puts the

city in aprime position to attract a sizable portion of that residential growth.

Mount Vernon experienced an increase of 10.2% of its population from 1980-1990 and
again from 1990-2000 (8.8%). Along with Higgston and Vidalia, Mount Vernon was the only
other population to experience an increase in both the 1980s and 1990s in Montgomery County.
The city still maintains the largest population by far among the county’ s municipalities. From
1980-2000 the city’ s population growth closely mirrored that of the county as awhole (19.9% vs.
18.0%). From 2000-2003, Mount Vernon (2.1%) is estimated to have experienced the smallest
percentage growth among the municipalities. Much of the city’ s recent growth has been likely

due to the combination of natural increase coupled with the continued enrollment growth of
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Brewton-Parker College and its resident population. This historic trend of small, steady growth
is projected to continue during the projected period of 2004-2025, when Mount Vernon is
expected to see its population increase to 2,752 by 2025, an increase of 26.7% from 2004-2025.

Tarrytown saw a significant decline in its population from 1980-2000, with a decrease of
-31.0 percent of its total population. This was by far the largest percentage decrease among the
municipalities, with Uvalda being the only other municipality to lose population over the last two
decades. There was a -10.3% decrease from 1980-1990, followed by a more substantial decrease
of -23.1% from 1990-2000. The trend of a declining population somewhat reversed itself
according to the most recent population estimates, as Tarrytown is estimated to have increased its
population by 3% between 2000 and 2003. This indicates that perhaps the recent negative
growth has flattened out and that population numbers will at least become more stable if not
experience some modest growth. In any case, Tarrytown is now the smallest among the county’s
municipalities, including that portion of Vidaliathat islocated in the county. Tarrytown is
projected to experience a 14.3% increase in population from 2004-2025, or an increase of just 15
people in terms of absolute numbers. Thiswould be the smallest projected increase among any
of the municipalities. Much of Tarrytown’s population change and projected growth is likely the
result of natural increase and some in-migration, coupled with a smaller beginning population

base which tends to yield greater percentage changesin either direction.

As was the case with Tarrytown, Uvalda also experienced a significant decrease in its
population from 1980-2000, with a decrease of -18.0 percent of itstotal population. Only
Tarrytown experienced a greater 10ss percentage-wise in population over the last two decades, as
mentioned earlier. There was a-13.2% decrease from 1980-1990, followed by a smaller
decrease of -5.5% from 1990-2000. The trend of a declining population somewhat reversed itself
according to the most recent population estimates, as Uvaldais estimated to have increased its
population by 3% between 2000 and 2003. Thisindicates that perhaps the recent negative
growth has flattened out and that population numbers will at least become more stable if not
experience some modest growth. In any case, Uvalda remains the second largest among the
county’ s municipalities, athough Ailey follows close behind. Uvaldais projected to experience
a 23.8% increase in population from 2004-2025, or an increase of just 132 people in terms of

absolute numbers. Thiswould be the smallest projected increase among any of the
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municipalities, with the exception of Tarrytown. Much of Uvalda’'s population change and
projected growth is likely the result of natural increase and some in-migration, coupled with a
smaller beginning population base which tends to yield greater percentage changesin either
direction.

The largest population growth by far among the county’ s municipalities over the last
twenty years has taken place in the City of Vidalia, whose western boundary crosses over
Toombs County into Montgomery County. In 1980, Census data showed only 2 peoplelivingin
that part of Vidaliathat islocated in the county. By 1990, that number had increased
significantly to 111, an increase in population of 5,450.0%. During the 1990s the city grew by
an additional 44.1 percent. The city’s population then is estimated to have slightly increased
again by 6.25% from 2000-2003 (surpassing the county’ s growth). Overal, from 1980 to 2000,
at 7,900.0%, the Montgomery County portion of Vidalia experienced population growth that
greatly surpassed the rate of the county (18.0%), the next closest municipality (Higgston —
107.9%), the state (50.6%), and the nation (25.2%). Again, however, it must be noted that the
smaller population base tends to produce such dramatic larger percentage changes. From 2004 to
2025, the county’ s portion of Vidaliais projected to see its population increase by 123.1%, more
than double that of its current population and projected to be the largest percentage growth in the
county. Much of this change islikely the result of in-migration, particularly the strong
residential growth that is currently taking place in and near Vidalia as that growth continues to

press westward into the eastern portion of Montgomery County.

Assessment

Montgomery County as a whole has experienced modest growth since 1980. Since 1990,
however, that growth has been more significant and has outpaced the regional growth center of
Toombs County. Of its surrounding counties, only Wheeler County experienced more growth
over the last two decades. While the county’ s growth rate had a significant gap between itself
and the U.S, the gap between the county and the rest of Georgiais even larger and continuesto
widen as the state grew at just over two and one-half times the rate of the county. Much of
Montgomery County’s growth has been likely due to the county’s proximity to Vidalia/Toombs
County and its growing residential and employment base, as well as the presence of Brewton-

Parker College and its continued enrollment growth. The close proximity to Vidalia has been
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particularly significant in the growth within Higgston, and is also contributing to residential
growth just outside of the Alston area of the county. This growth is increasing during the 2000s.
Projections call for relatively lesser growth in the cities (except Ailey, Alston, Higgston, and
Vidalia) as a percentage than the unincorporated area through 2025. This would appear to be
basically a continuation of current trends. Much of the growth locally should still be the result in
large part of in-migration. Eastern Montgomery County has become the preferred location for
Vidalia/Toombs County workers. Despite the solid growth projected, there does not appear to be
any significant pressure on local land use patterns at the present time resulting from large

population growth.

Households

Table P-6 details the historic number of total households for Montgomery County, Ailey,
Alston, Higgston, Mount Vernon, Tarrytown, Uvalda, that portion of Vidalia located in
Montgomery County, and Georgia from 1980 to 2000. Table P-7 shows the historic, current, and
projected average household size for Montgomery County, Georgia, and the U.S. Table P-8
includes the current and projected number of households for Montgomery County and Georgia,
while Table P8A hasthe historic, current, and projected number of households for the county’s

municipalities.

Asshown in Table P-6, the total number of households in Montgomery County increased
by 705 households from 1980 to 2000, which is an increase of amost one-third (31.8%) during
that time. Thisiscompared to the 18.0% increase in total population during the same period. In

comparison, the total number of households in Georgiaincreased by almost 61 (60.9) percent,
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TABLE P-6

TOTAL NUMBER OF HOUSEHOLDS
Montgomery County, Ailey, Alston, Higgston, Mount Vernon,
Tarrytown, Uvalda, and Georgia

1980-2000
Total Households 1980 1990 2000
Montgomery County 2,214 2,493 2,919
Ailey 154 183 165
Alston 46 56 63
Higgston 56 123 134
Mount Vernon 520 654 704
Tarrytown 74 49 40
Uvalda 228 212 201
Vidalia (pt.) 1 41 60
Georgia 1,871,652 2,366,615 3,006,369

Source: U.S. Bureau of the Census, 1980, www.censy2004.

TABLE P-7
AVERAGE HOUSEHOLD SIZE
Montgomery County, Georgia, and the U.S.

1980-2025
Persons per Household| 198( 1990 2000 2005 2010 2015 2020 2025
Montgomery County 3.170 2690 2,570 2580 2500 2490 2/500 2.530
Georgia 2840 2.660 2650 2.610 2590 2590 2.600 2{630
United States 2740 2.630 2590 2560 2.540 2.540 2|550 2.580

Sources: U.S. Bureau of the Census, 1980, www.censu2@@4, Projections by Woods &
Poole Economics, Inc., 2004.

37



TABLE P-8
CURRENT AND PROJECTED NUMBER OF HOUSEHOLDS
Montgomery County and Georgia

2000-2025

Total 2000 2005 2010 2015 2020 2025
Household

S
Montgomery
County

Unad;. 2,930 2,995 3,056 3,111 3,144 3,151
Households
persons Per 5 7q 2530 2,500 2.490 2,500 2 53
Household

Ad;. 8,270 8,748 8,873 9,018 9,195 9,384
Population

RDC 8,270 9,087 9,694 10,343 11,037 11,766
Population

Ad;. 2,930 3,244 3,481 3,721 3,935 4,124
Households
Georgia

Unad;. 3,022,410, 3,265,030 3,501,380 3,727,580 3,929,140 4,108,410
Households
Persons Per 2.650 2.610 2.590 2.590 2.600 2.63(
Household

Ad;. 3,006,409/ 3,311,408 3,551,311 3,799,902 3,984,730 4,166,789
Households

Source: Woods & Poole Economics, Inc., 2003 (adjusted by HOGARDC, 2004).

NOTE: The number of households and persons per household were adjusted

proportionately according to RDC population projections.
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TABLE P-8A
HISTORIC, CURRENT, AND PROJECTED NUMBER OF HOUSEHOLDS
AND AVERAGE HOUSEHOLD SIZE
Ailey, Alston, Higgston, Mount Vernon, Tarrytown, Uvalda, and Vidalia (pt.)

1980-2025
1980 1990 2000 20085 2010 2015 2020 2025

Ailey

Total Households | 154 183 165 | 200 219 243 267 287
Persons Per Household 3.76 2.64 2.39 2.35 2.32 2.32 2.32 2.35
Alston

Total Households 46 56 63 69 77 85 95 104
Persons Per Household 2.41 2.86 2.52 2.48 2.45 2.44 2.45 2.48
Higgston

Total Households 56 123 134 | 142 156 168 180 192
Persons Per Household 2.71 2.23 2.36 2.41 2.40 2.39 2.40 241
Mount Vernon

Total Households 520 654 704 762 814 867 924 981
Persons Per Household 3.34 2.69 2.56 2.52 2.49 2.48 2.49 2.52
Tarrytown

Total Households 74 49 40 42 44 45 46 47
Persons Per Househaold 1.96 2.65 2.50 2.52 2.52 2.53 2.54 2.55
Uvalda

Total Households 228 212 201 217 231 244 255 264
Persons Per Household 2.83 2.65 2.64 2.60 2.57 2.56 2.57 2.60

Vidalia (pt.)

Total Households 1 41 60 70 91 109 128 148

Persons Per Househqld 2.00 2.71 2.67 2.60 2.57 2.56 2.57 2.60

Sources: U.S. Bureau of the Census, www.censu$3jioiv-1), 2004; Heart of Georgia

Altamaha RDC Staff projections, 2004.
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largely due to the explosive growth around the metro Atlanta area. This was nearly twice the rate
of the county’s growth. A greater household than population increase is reflective of the national
trend of declining household size. Montgomery County is no exception to this rule, which had
its average household size decrease from 3.17 in 1980 to 2.69 in 1990 to 2.57 in 2000. As shown
in Table P-7, the County had a significantly higher average household size than the state during
the 1980s. By 1990, the county’s average household size was still higher than that of Georgiaas
awhole, but the gap had narrowed noticeably to the point that the county’ s average household
size was only slightly greater than the state as awhole. By 2000 Georgia s average household
size remained fairly stable at 2.65, while Montgomery County declined further to 2.57. This
trend is projected to continue through at least 2025 when Georgiais expected to have an average
household size of 2.63 and Montgomery County’sis projected to be 2.53. Also, Montgomery
County maintained a higher average household size than did the U.S. during the last two decades.
As was the case with the state as awhole, Montgomery County’ s average household size fell
below that of the nation in 2000, and it is projected to remain so through 2025.

As shown in Table P-8, households are expected to increase about 41 percent in the
County to atotal of 4,124 in 2025 from the 2000 levels, based upon adjusted figures. Thisis
dlightly greater than the Georgia net increase of roughly 39 percent during the same period and is
reflective of the solid residential growth that has been ongoing in the county in recent years.
While the County continues to see an increase in the number of households and a decreasein
average household size, which is expected to go from 2.57 persons per household in 2000 to 2.53
in 2025, it remains well below that of the state’s 2025 estimate of 2.63. Since households are
equivalent to occupied housing units, a moderate amount of net housing units will be needed in
the County to accommodate the increased number of households that are expected. (See
Housing Element for projected housing figures). The population growth may put a moderate, but
likely not an overwhelming, amount of pressure on the local housing market to expand its
available supply in the foreseeabl e future.

Montgomery County Municipalities. Total households increased during the period of

1980-2000 in each of the county’s municipalities, with the exception of Tarrytown and Uvalda,
asshownin Table P-6. Ailey experienced anet gain of 11 households, or 7.1 percent, between
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1980 and 2000. However, all of this increase occurred during the 1980s, as the number of
households in the city actually decreased from 183 to 165 between 1990 and 2000. Since 1990,
Ailey’ stotal households have increased by 18, or -9.8 percent. The City of Alston gained a net
total of just 17 new households over the last two decades, or an increase of 37.0 percent.

However, the small beginning number of households largely contributed to such a high

percentage growth, given that the absolute growth in terms of total numbers was rather small.
Higgston was second only to Vidaliain terms of percentage growth, asits total households more
than doubled (139.3 percent) over the last two decades. Thisis consistent with and somewhat
greater than the high percentage growth in the city’ s total population over thistime. Mount

Vernon added the highest absolute number of new households (184) between 1980-2000, a
percentage growth of 35.4 percent. This percentage growth was dlightly higher than the county
asawhole. Tarrytown and Uvaldawere the only county municipalities to experience an overall
decrease in their respective total households between 1980 and 2000, consistent with the total

popul ation declines experienced in both locales. Tarrytown lost atota of 34 households, or  —
45.9 percent over the last twenty years, while Uvaldalost 27 households, or —11.8 percent. The
portion of Vidalialocated in Montgomery County had atotal of just 1 household according to

1980 Census figures, and gained atotal of 59 over the next two decades for an overall percentage
gain of 5,900.0 percent, far and away the largest percentage gain among the municipalities. This

is can be obviously explained due to such alow beginning figure. However, there is not much
doubt that the strong residential growth currently ongoing in the Vidaliaareais producing

increasing numbers of new households, more so than in other parts of the county at thistime.

Future projectionsin Table P-8A show that slow and steady increases in the number of
households are anticipated to continue for each of the municipalities. Ailey isprojected to add a
net total of 122 new households by 2025, or again of 73.9 percent from 2000. Alston isforecast
to experience anet gain of 41 additional households between 2000 and 2025, or 65.1 percent.
Higgston is expected to add a net total of 58 new households, or 43.3 percent, from 2000 through
2025. Thiswould continue the strong growth currently ongoing in that area, but not as strong as
has occurred recently. Mount Vernon is projected to experience an increase of 277 additional
households by 2025, or 39.3 percent. Tarrytown’stotal households are projected to remain fairly
stable, adding a net total of just 7 new households, or 17.5 percent through 2025. Uvaldais

expected to experience more significant growth, adding a net total of 63 new households, or 31.3
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percent through 2025. The percentage gains for the cities of Ailey and Alston would be
substantiallyhigher than the 41 percent gain projected for the county, while Higgston’s would be
dlightly higher than the county as awhole. Mount Vernon, Tarrytown, and Uvalda are the
municipalities whose projected household growth is smaller than that of the county, although
Mount Vernon’sis projected to be just slightly lower than the county as awhole. It does bear
noting, however, that these projections are also a matter of scale, since these are relatively small
numbers to begin with and most growth should still occur primarily in the unincorporated areas
of the county. Average household sizes are expected to continue to declinein all municipalities

through 2015, when minimal increases are projected to occur through 2025.

Assessment
Because of the trend of population migrating more to the unincorporated areas of

Montgomery County, the county was actually the recipient of the largest actual increasein the
number of households in the county from 1980-2000. However, the cities of Higgston and
Vidaliaactually experienced a much larger percentage increase in the number of total
households, mainly dueto the solid residential growth in those areas in the 1990s, and their
percentage growth is projected to remain larger than that of the county through 2025. The same
also holds true for the projected growth of Ailey and Alston, with Mount Vernon’s projected
growth expected to be just below that of the county and Tarrytown and Uvalda expected to fall
considerably short. From 1980 through 2000, Montgomery County had a larger average
household size than that of the United States and Georgia. Thistrend began to reverseitself in
2000 with the county’ s average household size falling below that of the state and the nation. The
increased numbers of households in Montgomery County can be attributed to smaller household
sizes within the County, in addition to actual population growth. Slow but steady increasesin
the total number of households are anticipated for the county and all municipalities through
2025, with average household sizes expected to continue to decline until 2015. Together these
projections do not reflect a significant increased demand for new housing. The population
growth that is expected is not projected to be sufficient enough to warrant additional pressures on

the local housing market.
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Age Distribution

Table P-9 shows the historic population by age distribution for Montgomery County,
Georgia, and the U.S. from 1980 to 2000, while Table P-10 shows more detailed age distribution
information for the county, state, and nation for 2000. The historical age distribution for the
population of Montgomery County and its municipalities is given in Table P-11. Tables P-12
through P-19 highlight the projected age distribution of the population for the county and its
municipalities through 2025.

Montgomery County’s population has been somewhat older than the state, as shownin
Table P-9. Asof 2000, the county’s percentage of the population that was Age 65 and over (10.6
percent) was below the U.S. (12.4 percent) and dlightly higher than Georgia (9.6 percent). This
was down from a high of 12.3 percent in 1990, which was just below the nation (12.5 percent)
and almost two percentage points higher than the state (10.5%). During the same time there was
alarger number of people who were in the less than 25 age category in Montgomery County
(37.8%) than in the state (36.7%) or the nation (35.3%). At the same time, the percentage of
Montgomery County residents between the ages of 55-64 (9.1%) in 2000 was just above the U.S.
(8.6%) and dlightly higher than Georgia (8.1%). According to Table P-10, the county had a
higher portion of its population in the 15-19 and 20-24 age groups than either Georgia or the U.S.
Between 1980 and 2000, Montgomery County experienced alarger percentage increase in the
25-54 age group (9.9 percentage points) than Georgia (7.0 percentage points) or the U.S. (5.9
percentage points). The county along with the state and nation all experienced a decrease in the
less than 25 age group, but the local percentage of the population in 2000 (37.8 percent) was il
higher than Georgia (36.7 percent) and the U.S. (35.3 percent).
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TABLE P-9

HISTORIC POPULATION AGE DISTRIBUTION
Montgomery County, Georgia, and U.S.

1980-2000
United States Georgia Montgomery County
Per cent Number

1980 1990 2000 1980 1990 2000 1980 1990 2000 1980 1990 2000
Total 100 100 100 100 100 100 100 100 100 7,011 7,163 8,270
LessThan25| 414 36.5 35.3 435 39.7 36.7 46.7 39.9 37.8 3,275 2,855 3,128
Age25-54 | 37.7 42.6 43.6 38.6 46.0 45.6 32.6 39.9 425 2,286 2,851 3,512

Age 55-64 9.6 8.4 8.6 8.5 3.8 8.1 8.6 8.1 9.1 605 579 753

Age 65 & Over 11.3 125 124 9.4 105 9.6 121 12.3 10.6 845 878 877

Source: US Bureau of the Census, Census of Population, 1983 (1980 data); www.census.gov, 2004 (1990 and 2000 data).




TABLE P-10

DETAILED AGE DISTRIBUTION
Montgomery County, Georgia, and U.S.

2000
United States Georgia M ontgomery County
Total 100 100 8,270 (100)
AgeOto4 6.8 7.2 563 (6.8)
Age5to9 7.3 7.5 581 (7.0)
Age10to 14 7.3 7.5 570 (6.9)
Age15t019 7.1 7.2