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EXECUTIVE SUMMARY
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The Northeast Georgia Regional Plan update identifies both 
short– and long-term strategies to enhance the region’s 
economic prosperity and competitiveness, improve quality of 
life for all residents, and establish a framework for regional 
coordination and cooperation. The 2018 Regional Plan 
has been prepared in accordance with the Standards and 
Procedures for Regional Planning established by the Georgia 
Department of Community Affairs effective October 1, 2017.

The Northeast Georgia Regional Plan Update’s Goals: 

Executive Summary

 Ý Enhance economic 
competitiveness. Ensure continued 
prosperity throughout the region 
by establishing the framework 
to grow existing businesses and 
create jobs in Northeast Georgia.  

 Ý Value communities and 
neighborhoods. Enhance the 
unique characteristics of all 
communities by investing and 
reinvesting in healthy, safe, and 
walkable neighborhoods— rural, 
urban, or suburban.   

 Ý Support existing communities. 
Enhance and create connected, 
attractive, and resilient 
neighborhoods through 
strategies like mixed-use and 
infill development to support the 
revitalization of communities, the 
increased efficiency of public works 
investments, and the safeguarding 
of rural environments.  
 
 
 
 

 

 Ý Promote adequate, equitable, 
and affordable housing. Ensure a 
wide variety of housing choices for 
people of all ages, incomes, and 
backgrounds in urban, suburban, 
small-town, and rural areas of the 
region.  

 Ý Provide more transportation 
choices. Develop a safe regional 
transportation system that 
includes strategic, responsive, and 
sustainable transportation options 
that connect people and goods in 
the region and support the region’s 
economy.  

 Ý Develop a regional approach 
to economic development, 
infrastructure investment, and 
natural resource protection. 
Remove barriers to collaboration, 
leverage funding, and increase 
coordination between local 
governments, authorities, service 
providers and state and local plans 
and programs. 
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The planning process began with a baseline analysis of the most recent 
demographic and economic data which informed the subsequent opportunities 
and needs assessment. Results then guided the development of realistic 
and achievable goals that the region is committed to achieving. The process 
concluded with the identification of recommended strategies and work items.

Stakeholder Involvement:
The Northeast Georgia Regional Commission (NEGRC) Council led the plan 
update, supported by an advisory committee that worked with NEGRC staff to 
help develop and refine the plan’s goals, priorities, issues, and recommended 
strategies. Input from stakeholders, the general public, and other interested 
parties provided additional guidance. Feedback about the plan’s contents was 
captured through a series of public hearings, four listening sessions, and an 
online survey. The NEGRC website served as an information portal by providing 
updates, schedule notices, input opportunities (including an online survey), and 
links to drafts of the plan document. The goal was to gather feedback from as 
broad a spectrum of the region’s population as possible. 
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 Ý Resources to support and encourage local entrepreneurial development.
 Ý Greater alignment of workforce skills with current and emerging jobs. 
 Ý Few transportation choices region wide
 Ý Connections to  employment by method other than automobile are 

extremely limited Aging physical infrastructure replacement.
 Ý Aging physical infrastructure replacement. 

Creating connected, resilient, and affordable housing options that will 
strengthen communities.

 Ý Development of web presence that would be a one stop access point for 
information, data, and news in order to more effectively market, promote, 
and increase the entire region’s visibility to potential visitors and investors.

Priority Needs & Opportunities:
Regional Needs and Opportunities were identified by stakeholders evaluating 
the region’s strengths and weaknesses, as well as describing the opportunities 
and threats facing the region. Supported by an analysis of relevant 
demographic, economic, housing, and transportation data, as well as an 
evaluation of the current policies, activities, and development patterns across 
the region. Of the identified needs and opportunities the following have been 
deemed priority to for the region.

Each of the priority needs or opportunities are followed-up with corresponding 
implementation measures in the Implementation Program.

Key Strategies and Specific Actions to Be Pursued:
The Implementation Program is the overall strategy for achieving the Regional 
Goals and addressing the identified needs and opportunities. It also identifies 
specific measures to be undertaken by the region’s leaders to implement the 
plan and provide guidance to developers, local governments, and other public 
agencies for helping address regional goals. These include

 Ý Promote a Northeast Georgia web presence

 Ý Aggregate a public, comprehensive, and accessible directory of opportunities 

and incentives for development in the region

 Ý Comprehensive and accessible regional tourism data-base (?)

 Ý Identify housing needs around job centers to support communities in 

attracting and retaining workers and identify workforce housing programs so 

workers can live near jobs.

 Ý Provide communities with bicyclist- and pedestrian-friendly “Complete 

Streets” best practices to increase community appeal, safety, and provide 

access to all users. 
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REGIONAL GOALS
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The Regional Goals element establishes a vision for the 
Region’s future, that seeks to articulate what the stakeholders, 
and public are committed to working together to achieve. That 
vision is presented here in the following ways

List of Regional Goals
A list of over arching goals that 
the plan will address. This list was 
developed to provide a framework 
for addressing the identified 
region-wide needs and to offer 
Regional Commission staff and local 
governments a guide for achieving 
established statewide planning goals.

Supporting Regional Policies
General statements that are intended 
support regional goals, and provide 
guidance and direction to leaders for 
ensuring decisions are consistent with 
the regional vision.

Regional Development Maps
Utilizing local plans the regional 
development maps illustrate the 
desired pattern of development for 
the next 20 years. 

Areas Requiring Special Attention 
Map and Defining Narrative
A map of the region highlighting areas 
where conditions are present that 
could  lead to potential development 
conflicts,or areas with opportunities 
for economic growth, and 
accompanying narrative that identifies 
specific strategies for managing each 
area.

Regional Goals



10   Regional Plan Update  |  2018

Enhance economic competitiveness 
 Ý Support economic development decisions that retain, expand, or create 

employment opportunities that align with well with the region’s workforce 
and existing economic clusters.

 Ý Price in the cost of the potential impacts on public infrastructure and natural 
resources when evaluating economic development proposals.  

Value communities and neighborhoods 
 Ý Encourage new development that will contribute to, not take away from, the 

region’s character and sense of place. 
 Ý Redevelopment and infill projects should be pursued if they complement 

surrounding areas, and add value to the community.
Support existing communities
 Ý Existing infrastructure investments and public facilities should incentivize 

appropriate infill redevelopment, and compact development patterns. 
 Ý Growth and new development should not be place and unexpected burden 

on existing levels of service for the community’s residents and employers. 
Promote adequate, equitable, and affordable housing 
 Ý Create affordable housing opportunities to ensure that all those who work in 

the community have a viable option to live in the community.
 Ý Accommodate our diverse population by encouraging a compatible mixture 

of housing types, densities and costs in each neighborhood.
Provide more transportation choices.
 Ý Support transportation investments that consider modes other than 

automobile, and that encourage walking, biking, car-pooling, and other 
alternative transportation choices. 

 Ý Transportation improvements will reinforce  the desired development 
patterns for the community 

 Ý Consider context sensitive design considerations, to enhance community 
aesthetics and to minimize environmental impacts for new and 
reconstructed transportation projects. 

 Ý Support the creation of a community-wide pedestrian/bike path network. 
 Ý We will encourage new development that supports and ties in well with 

existing and planned transportation options in the community. 
Develop a regional approach to economic development, infrastructure in-
vestment, and natural resource protection. 
 Ý Work on developing solutions for shared regional issues (such as growth 

management, watershed protection) 
 Ý Pursue joint processes for collaborative planning and decision-making 
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The type of development that occurs in a region has 
implications on nearly all facets of planning study, 
including transportation, housing, economic development, 
natural and cultural resources, and infrastructure.  
Analyzing development patterns allows for a broader 
review than simply looking at land use.  It provides 
insights into relationships between different sectors of a 
community or region, and helps show intended (or current) 
scenarios more plainly than land use analysis.  This section 
illustrates the desired patterns of development across the 
region for the next 20 years.

Regional Development Patterns
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Regional Land Use Map

As opposed to traditional land use maps, which often feature upward of ten 
categories, the Regional Land Use Map classifies the type of development 
desired in the future into one of three general categories:

 Ý Rural: not expected to become urbanized or require urban services
 Ý Developing: likely will become urbanized and require provision of new 

urban services
 Ý Developed: built-up areas in which urban service provision already exists
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Conservation & Development Map

As a supplement to the Regional Land Use map, the Conservation and 
Development map identifies areas to be preserved in order to protect 
resources of  regional importance or environmentally sensitive areas.
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Areas Requiring Special Attention Map

The Areas Requiring Special Attention map illustrates specific areas of exhibit 
conditions that could need targeted monitoring and mitigation, due to factors 
such as the potential for  rapid development or change of land use, areas 
with the potential for redevelopment and or economic growth. Strategies for 
managing each area are described in the defining narrative section that follows.
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Defining Narrative

This section provides context and meaning to the development patterns shown 
on previous page.  Specifically, every classification from the Areas Requiring 
Special Attention map will be explained, including a general definition, a list of 
compatible land uses, an inventory of Regional Quality Community Objectives, 
and a menu of implementation measures that may be useful to achieve the 
desired development patterns.

For ease of use, and to avoid needless repetition throughout the section, the 
Quality Community Objectives are described here and identified by name only 
in the proceeding text:

Economic Prosperity: Encourage development or expansion of businesses and 
industries that are suitable for the community. 

Resource Management: Promote the efficient use of natural resources and 
identify and protect environmentally sensitive areas of the community. 

Efficient Land Use: Maximize the use of existing infrastructure and minimize 
the costly conversion of undeveloped land at the periphery of the community.

Local Preparedness: Identify and put in place the prerequisites for the type of 
future the community seeks to achieve. 

Sense of Place: Protect and enhance the community’s unique qualities. 

Regional Cooperation: Cooperate with neighboring jurisdictions to address 
shared needs. 

Housing Options: Promote an adequate range of safe, affordable, inclusive, 
and resource efficient housing in the community. 

Transportation Options: Address the transportation needs, challenges and 
opportunities of all community residents.

Educational Opportunities: Make educational and training opportunities 
readily available to enable all community residents to improve their job 
skills, adapt to technological advances, manage their finances, or pursue life 
ambitions. 

Community Health: Ensure that all community residents, regardless of age, 
ability, or income, have access to critical goods and services, safe and clean 
neighborhoods, and good work opportunities. 
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Development Patterns
 Ý Clustering development to preserve 

open space within the development 
site

 Ý Enlisting significant site features 
(view corridors, water features, 
farmland, wetlands, etc.) as 
amenities that shape identity and 
character of the development

 Ý Preservation of environmentally 
sensitive areas by setting them 
aside as public parks, trail corridors, 
or greenbelts

 Ý Site plans, building design, and 
landscaping that are sensitive 
to natural features of the site, 
including topography and views

 Ý Using infrastructure availability 
to steer development away from 
areas of natural, cultural, and 
environmentally sensitive resources

 Ý Consideration of qualitative as 
well as quantitative measures 
during the planning and design 
of infrastructure and other public 
projects 

 Ý Facilities for bicycles, including 
bikeways or bike lanes, parking 
racks, etc.

 Ý Restrictions on the number and 
size of signs and billboards

 Ý Landscaping of parking areas 
to minimize visual impact on 
adjacent streets and uses, decrease 
stormwater runoff, enhance air 
quality, and perform heat island 
mitigation

 Ý Reduced parking requirements 
for commercial and residential 
developments, particularly when 
nearby parking or public transit is 
available

 Ý Parking lots that incorporate on-
site stormwater mitigation or 

retention features, such as pervious 
pavement

Land Uses
This Area requires less attention to 
which specific land use classifications 
are encouraged (or discouraged) 
than to the nature of development 
and how it could impact the RIR in 
question.  Although the land uses 
listed above in Regionally Important 
Resources could be applicable within 
the Potential RIR-Development 
Conflict Areas, certain RIRs might be 
too sensitive for even agriculture or 
trail development while others could 
easily accommodate more intensive 
uses nearby.  When changes are 
proposed, or to establish or maintain 
protection status, local governments 
should evaluate these areas on a 
case-by-case basis, and they should 
always refer to the Northeast Georgia 
Resource Management Plan for 
Regionally Important Resources.

 Quality Community Objectives
 Ý Local Preparedness
 Ý Sense of Place 
 Ý Transportation Options
 Ý Efficient Land Use
 Ý Regional Cooperation
 Ý Resource Management

Yellow River

Big Haynes Creek

Alcovy River Greenway

Threatened Regionally Important Resources 
 
This area represents the intersection between adopted 
Regionally-Important-Resources (RIR) and the ‘Developed’ and 
‘Developing’ Projected Land Use Character Areas identified in 
the Regional Plan.

Elder Mill Bridge
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Implementation Measures
 Ý The primary implementation 

mechanism in this area will be 
the Northeast Georgia Resource 
Management Plan for Regionally 
Important Resources, which is 
described above.

 Ý Other measures that may be useful 
include:

 Ý Environmental Impact Review 
ordinance – requires analysis of 
effects of proposed development; 
may suggest mitigation (DCA Model 
Code 6-5)

 Ý Identify and improve waterways 
that do not meet established 
standards

 Ý Land and Water Conservation – 
easements, acquisition, land trusts, 
farmland protection, purchase/
transfer of development rights, etc.

 Ý Low-Impact Development and 
Green Infrastructure – protect 
natural systems and reduce 
infrastructure costs

 Ý Planning for Smart Growth – 

compact development, efficient 
infrastructure investment, design 
guidelines, infill development, 
cluster development, etc.

 Ý Sign Regulations – control the 
aesthetic impact of signage (DCA 
Model Code 3-7)

 Ý Noise and Lighting Regulations – 
control the impact of development 
adjacent to natural, historic, and/or 
less-intensely developed areas. 

Threatened Regionally Important Resources, Continued 
 
 
 

Porterdale Historic District

Lake Varner

Madison-Morgan Historic District
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Development Patterns
 Ý Addition of neighborhood 

commercial centers on appropriate 
infill sites to serve surrounding 
neighborhoods

 Ý Developments that have easy 
access to nearby transit, shopping, 
schools, and other areas where 
residents travel daily

 Ý Restrictions on the number and 
size of signs and billboards

 Ý Structures (shopping, warehouses, 
offices, etc.), sidewalks, and bicycle 
lanes located along the street 
front, with parking and connective 
alleyways in rear of buildings, 
making the corridor more attractive 
and pedestrian-friendly while 
alleviating some traffic congestion

 Ý Addition of new uses to single-use 
sites (e.g. restaurants and shopping 
added to office parks)

 Ý New developments that contain a 
mix of residential and commercial 
uses and community facilities at 
small enough scale and proximity 
to encourage walking between 
destinations

 Ý Parking regulations that allow for 
and encourage shared parking

 Ý Landscaping of parking areas to 
minimize visual impact on adjacent 
streets and uses, decrease storm 
water runoff, enhance air quality, 
and perform heat island mitigation

 Ý Brownfield redevelopment that 
converts formerly industrial/
commercial sites to mixed-use 
developments

 Ý Greyfield redevelopment that 
converts vacant or under-utilized 
commercial strips to mixed-use 

assets
 Ý Facilities for bicycles, including 

bikeways or bike lanes, parking 
racks, etc.

 Ý Distribution of affordably-priced 
homes throughout locality/region

 Ý Residential development that offers 
a mix of housing types (single 
family homes, town homes, live/
work units, lofts, over-the-shop, and 
apartments), densities and prices in 
the same neighborhood

 Ý Residential development with 
healthy mix of uses (corner 
groceries, barber shops, 
drugstores) within easy walking 
distance of residences

 Ý Clustering development to preserve 
open space within development 
site

 Ý Enlisting significant site features 
(view corridors, water features, 
farmland, wetlands, etc.) As 
amenities that shape the identity 
and character of the development

 Ý Integrating appropriate mixed-
use and/or housing development 
with new school construction to 
increase walkability and reduce trip 
generation 

Land Uses
 Ý Residential
 Ý Commercial (office and retail)
 Ý Mixed-use
 Ý Light industrial/warehouses
 Ý Public/institutional
 Ý Natural, Cultural, and Historic areas
 Ý Parks
 Ý Trails, Greenways, Blueways
 Ý Agriculture (small-scale)

 

Rapid Development 
The western portion of Northeast Georgia has exhibited tremendous 
growth in recent years.  Potentially Rapid Development areas are the 
most likely locales in this western section in which significant growth 
is likely to take place.  In some cases, it is possible that development 
could outpace the availability of community facilities and services, 
including recreation.  

Covington Historic District
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Quality Community Objectives
 Ý Sense of Place
 Ý Transportation Options 
 Ý Resource Management
 Ý Efficient Land Use
 Ý Local Preparedness 
 Ý Economic Prosperity
 Ý Housing Options
 Ý Educational Opportunities
 Ý Regional Cooperation

 
Implementation Measures
 Ý Effective, intentional recruitment 

and planning – recruit businesses 
that suit the community, match 
training to workforce needs 
(current and future), control big-
box development, form a business 
incubator, etc.

 Ý Utilize existing economic programs 
and opportunities – Regional 
Economic Assistance Projects 
(REAP), Urban Redevelopment/
Downtown Development tools (DCA 
Model Code 5-5), enterprise zones, 
opportunity zones

 Ý Environmental Impact Review 
ordinance – requires analysis of 
effects of proposed development; 
may suggest mitigation (DCA Model 
Code 6-5)

 Ý Land and Water Conservation – 
easements, acquisition, land trusts, 
farmland protection, purchase/
transfer of development rights, etc. 

 Ý Low-Impact Development and 
Green Infrastructure – protect 
natural systems and reduce 
infrastructure costs

 Ý Planning for Smart Growth – 
compact development, efficient 
infrastructure investment, design 
guidelines, infill development, 

cluster development, etc.
 Ý Sign Regulations – control the 

aesthetic impact of signage (DCA 
Model Code 3-7)

 Ý Noise and Lighting Regulations – 
control the impact of development 
adjacent to residential and other 
less-intensely developed areas

 Ý Overlay Districts – mapped areas 
where special regulations on 
development are applied

 Ý Public Facilities and Services – 
adequate public facilities standards, 
appropriate school siting, “Fix it 
First” policy, strategic location of 
public facilities, urban service areas

 Ý Quality, diverse housing stock – 
provide housing options for all 
income levels and ages, allow 
accessory dwelling units, establish 
Urban Redevelopment Areas (OCGA 
36-61-1), etc.

 Ý Subdivisions and Land 
Development regulations – 
contributes significantly to the 
geography and geometry of the 
community (DCA Model Code 2-2)

 Ý Plan for and implement multi-
modal transportation – corridor 
studies, bikeability/walkability 
audits, bicycling and walking 
plans, complete streets policies, 
appropriate facility design, transit- 
and bicyclist-/pedestrian-oriented 
development, transportation 
demand management, etc.

 Ý Intergovernmental Coordination – 
coordinated development review 
processes, Intergovernmental 
Service Agreements (DCA Model 
Code 7-5), service delivery 
strategies, etc.

Rapid Development, Continued 
 
 
 
 
 

Compact Development Pattern
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Redevelopment 
Opportunities for redevelopment in the region exist 
primarily in the form of declining commercial developments 
including strip centers and malls. Brownfield sites, including 
manufacturing and mining sites, also offer the potential for 
creative reuse. 

Development Patterns
 Ý Accommodation of “big box” 

retail in a way that complements 
surrounding uses, such as breaking 
up the façade to look like a 
collection of smaller stores

 Ý Commercial structures (shopping, 
warehouses, offices, etc.) located 
near the street front, with parking 
in the rear of buildings, making the 
community more attractive and 
more pedestrian-friendly

 Ý Improvement of sidewalk and 
street appearance and amenities of 
commercial centers

 Ý Redevelopment of older strip 
commercial centers in lieu of new 
construction further down the strip

 Ý Infill development on vacant 
sites closer in to the center of 
the community; these sites, with 
existing infrastructure in place, 
are used for new development, 
matching character of surrounding 
neighborhoods in lieu of more 
development on greenfield sites

 Ý Driveway consolidation and inter-
parcel connections between 
parking lots

 Ý Developments that have easy 
access to nearby transit, shopping, 
schools, and other areas where 
residents travel daily

 Ý Restrictions on the number and 
size of signs and billboards

 Ý Landscaping of parking areas 
to minimize visual impact on 
adjacent streets and uses, decrease 
stormwater runoff, enhance air 
quality, and perform heat island 
mitigation

 Ý Use of landscaped tree islands 
and medians to break up large 

expanses of paved parking
 Ý Parking regulations that allow for 

and encourage shared parking
 Ý Brownfield redevelopment that 

converts formerly industrial/
commercial sites to mixed-use 
developments

 Ý Greyfield redevelopment that 
converts vacant or under-utilized 
commercial strips to mixed-use 
assets

 Ý Revitalization of existing 
neighborhood commercial centers 
to capture more market activity and 
serve as community focal points

 Ý Reuse of existing vacant or 
underutilized structures (e.g. 
commercial centers, office spaces, 
warehouses) to accommodate new 
community facilities

 
Land Uses
 Ý Commercial (office and retail)
 Ý Mixed-use
 Ý Light industrial/warehouses
 Ý Public/institutional  

 Quality Community Objectives
 Ý Sense of Place 
 Ý Transportation Options
 Ý Resource Management 
 Ý Local Preparedness
 Ý Economic Prosperity
 Ý Housing Choices 
 Ý Educational Opportunities 
 Ý Regional Cooperation 
 Ý Community Health

 
 
 
 
 
 

Potential Redevelopment Area

Positive Redevelopment Attributes
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Implementation Measures
 Ý Effective, intentional recruitment 

and planning – recruit businesses 
that suit the community, match 
training to workforce needs 
(current and future), control big-
box development, form a business 
incubator, etc. 

 Ý Utilize existing economic programs 
and opportunities – Regional 
Economic Assistance Projects 
(REAP), Urban Redevelopment/
Downtown Development tools (DCA 
Model Code 5-5), enterprise zones, 
opportunity zones

 Ý Brownfield Site Remediation 
– clean-up of contaminated 
properties; can be initiated 
by property owners or local 
governments

 Ý Strategies for Re-Use of Greyfields 
– reusing sites such as abandoned 
shopping centers for transit-
oriented, mixed-use development

 Ý Business Improvement District 
(BID)/Community Improvement 
District (CID) – self-taxing entity 
formed by property owners and/
or businesses within a specific 
geographic area; can be formed 
to provide additional services, 
increase safety and attractiveness, 
etc.

 Ý Rehabilitation Codes – reuse older 
buildings, leading to reinvestment 
in blighted areas

 Ý Targeted Corridor Redevelopment 
– using public incentives or 
urban redevelopment powers to 
encourage revitalization of problem 
properties, such as declining 
shopping centers or abandoned 

“big-box” stores
 Ý Utility Relocation – remove 

overhead utilities from public view, 
either below ground or at the rear 
of lots

 Ý Adaptive Use – conversion of a 
building for new uses

 Ý Public Nuisance Ordinance – 
control nuisances such as loud 
noises, stagnant water, abandoned 
vehicles, accumulation of junk, and 
tall weeds and grass

 Ý Sign Regulations – control the 
aesthetic impact of signage (DCA 
Model Code 3-7)

 Ý Overlay Districts – mapped areas 
where special regulations on 
development are applied

 Ý Plan for and implement multi-
modal transportation – corridor 
studies, bikeability/walkability 
audits, bicycling and walking 
plans, complete streets policies, 
appropriate facility design, transit- 
and bicyclist-/pedestrian-oriented 
development, transportation 
demand management, etc.

 Ý Access Control Measures – restricts 
entry/exit to sites to increase safety 
and attractiveness

 Ý Intergovernmental Coordination – 
coordinated development review 
processes, Intergovernmental 
Service Agreements (DCA Model 
Code 7-5), service delivery 
strategies, etc.

Redevelopment, Continued 
 
 
 
 

Athens Line

Existing and Potential Redevelopment 
Pattern, Athens-Clarke County, GA
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NEEDS &  
OPPORTUNITIES
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Regional Needs & Opportunities

This section, presented in divisions relating to classical 
planning analysis areas such as housing and transportation, 
presents a final catalog of focal points to guide the forward-
looking, implementation-based components of the plan.

The Georgia Department of Community Affairs (DCA) publishes a list of typical 
issues and opportunities as part of the State Planning Recommendations.  This 
list, in addition to an evaluation for the region’s consistency with statewide 
planning goals and objectives was used as the starting point for developing the 
Issues and Opportunities list.  Further issues and opportunities were identified 
as part of a synthesis of all of the input received during the planning process.

Needs and/or Opportunities that are called out in blue text below are 
considered a priority and have a corresponding strategy and Action Items in 
the Regional work Program Section
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An assessment of the built environment 
included analysis of current housing stock, 
development and redevelopment trends, and 
the land use patterns that define the region’s 
diverse communities, including urban centers, 
small towns, and rural landscapes. Access to 
quality and affordable housing options is one 
of the most critical elements of a healthy built 
environment and a range of housing options 
that meets the needs of individuals and 

families of all incomes and life stages supports 
healthy neighborhoods. Northeast Georgia has 
established communities and neighborhoods 
at virtually every scale−all of which serve as a 
foundation for the region’s future development 
and growth. However, continued uneven 
distribution of growth will pose a challenge 
for rural communities and small towns as 
population trends shift growth away from some 
of the region’s small towns. 

The following were identified as housing and 
community development needs within the 
region: 

 Ý A greater diversity of housing types and price 
points is needed to serve both the projected 
growth in the aging population and to attract 
and retain younger people.  

 Ý More transportation choices to connect 
housing to employment or other destinations.

 Ý Aging physical infrastructure replacement.

These gaps offer opportunities for: 
 

 Ý Creating connected, resilient, and affordable 
housing options that will strengthen 
communities.

 Ý Improving the efficiency of infrastructure 
investments by identifying sustainable 
funding options. 

 Ý Existing housing stock is not currently well 
suited to meet the needs of the growth in the 
population aged 65 and over.

 Ý Overall population growth within the region 
is projected to be unevenly distributed, 
concentrated in the western portion of the 
region.

Local and regional economic health has major 
implications for socioeconomic conditions, public 
health, educational quality and attainment, and 
the provision of community services. 

Northeast Georgia must build on existing 
economic development and job growth 
initiatives to ensure its long-term economic 
competitiveness and resiliency.

The analysis of existing economic and workforce 
conditions within the region highlighted the 
need for:

 Ý A platform to market the region, share 
information, and promote the wide range of 
incentives and opportunities available. 

 Ý Resources to support and encourage local 
entrepreneurial development.

 Ý Greater alignment of workforce skills with 
current and emerging jobs. 

These needs suggest opportunities for: 

 Ý Development of web presence that would 
be a one stop access point for information, 
data, and news in order to more effectively 
market, promote, and increase the entire 
region’s visibility to potential visitors and 
investors.

 Ý Connecting entrepreneurs to available 
support services. 

 Ý Improving workforce training opportunities 
and creating stronger links between 
educational and training programs and 
employers.

Economic & Workforce Development

Housing & Community Development
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The region’s Natural Resources systems faces 
challenges related to: 

 Ý Limited nature of water resources and recent 
droughts 

 Ý Lack of consistent drought resiliency planning 
 Ý Limited information about the need for 

conservation 
 Ý Lack of preventative infrastructure 

maintenance and replacement 
 Ý Lack of land use planning in some areas 

of the region, which can result in negative 
impacts to natural resources, including 
fragmented ecosystems 

 Ý Need to manage solid waste, including 
increasing recycling 

These gaps highlight opportunities for:  

 Ý Increasing the drought resiliency of the region 
and its communities 

 Ý Expanding and extending the water supply 
 Ý Improving marketing around conservation 

education and the cost of water 
 Ý Enhancing the efficiency and effectiveness of 

maintenance efforts 
 Ý Promoting more sensitive land use practices 

that reduce the loss of open space and 
agricultural land and protect ground and 
surface water 

 Ý Increasing opportunities for recycling and 
reuse

An efficient and well-connected transportation 
network is critical to the long-term economic 
viability of the region, as well as to a high quality 
of life for residents. 
 

 In addition, transportation routes cross political 
boundaries and are generally best considered at 
the regional scale.

The state of the region’s transportation systems 
currently has the following needs:

 Ý Few transportation choices region wide
 Ý Connections to  employment by method 

other than automobile are extremely limited
 Ý Costs for maintenance of transportation 

infrastructure are increasing 

The following opportunities exist to address 
these issues: 

 Ý Connecting housing and major employment 
centers

 Ý Expanding options for mobility and transit
 Ý Identifying more reliable funding for the 

planning, construction, and maintenance of 
transportation infrastructure. 

Intact environmental resources are the cost-
effective complement to the region’s physical in-
frastructure, cleansing air and water and reduc-
ing environmental risks such as flooding. Most 
natural systems including watersheds, wetlands, 
and habitat also cross the boundaries of indi-
vidual jurisdictions, requiring inter-governmental 
coordination to manage these complex and 

critical resources.  Access to an adequate, stable 
water supply is vital to the region’s health and 
prosperity. Water resources are finite, requiring 
coordinated decision-making to ensure a long-
term supply.

Transportation

Natural Resources
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IMPLEMENTATION 
PROGRAM
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Performance Standards
The following Performance Standards will be used by local 
governments to ensure implementation of the Regional Plan 
across Northeast Georgia. Since these Minimum Standards 
are seen as essential to implementing the Regional Plan, the 
Regional Commission and DCA will provide technical and 
training assistance to governments to help them achieve them.  
 
Excellence Standards are deemed desirable for implementation 
of the plan, and typically refer to best practices in planning and 
development. 
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 Ý Develop and adopt a zoning 
ordinance that is revised and 
updated regularly to reflect the 
community vision.

 Ý Develop, adopt, and implement 
policies and regulations to preserve 
agricultural land and activities.

 Ý Incentivize redevelopment and 
the enhancement of existing 
commercial and industrial areas 
over development in outlying areas 
through mechanisms such as TDRs, 
Opportunity Zones, Enterprise 
Zones, etc.

 Ý Develop, adopt, and implement 
policies and regulations to 
encourage connectivity within the 
community.

 Ý Maintain a geographic information 
system (GIS) that utilizes in-house 
staff or a third party, such as the 
Regional Commission.

 Ý Develop GIS data for address 
points and/or building footprints.

 Ý Maintain current electronic 
inventories of environmental 
and historic resources in the 
community.

 Ý Adopt a tree ordinance.
 Ý Adopt a water conservation policy.

Monitor impaired streams and 
rivers to determine pollution 
sources and implement mitigation 
strategies.

 Ý Designate a local historic district 
and establish an active historic 
preservation commission through 
the adoption of an historic overlay 
ordinance.

 Ý Actively seek state and/or federal 
historic designations for districts 
and/or properties.

 Ý Develop and adopt a Capital 
Improvements Element (CIE) 
according to state law.

 Ý Develop and adopt an impact fee 
ordinance according to state law.

 Ý Partner with local boards of 
education to identify new school 
locations in areas connected by 
appropriate infrastructure.

 Ý Develop, adopt, and implement 
local bicycle and/or pedestrian 
plans.

 Ý Update the local Comprehensive 
plan, including the Future 
Development Map and/or Future 
Land Use Map, at regular intervals 
as required by the State of Georgia.

 Ý Utilize the Future Development 
Map and/or Future Land Use 
Map to steer new development 
to appropriate areas of the 
community.

 Ý Update the Service Delivery 
Strategy (SDS) and Capital 
Improvements Element (CIE), where 
applicable, as required by the State 
of Georgia.

 Ý Submit potential Developments 
of Regional Impact (DRIs) to 
the Regional Commission per 
the Development Thresholds 
established by the Georgia 

Department of Community Affairs.
 Ý Comply with the Georgia 

Department of Natural Resources’ 
Part V. Environmental planning 
Criteria by adopting appropriate 
ordinances for Groundwater 
Recharge Areas, Wetlands 
Protection, and River Corridor 
Protection, where applicable.

 Ý Update the local pre-disaster 
mitigation plan per the standards 
established by the Federal 
Emergency Management Agency 
(FEMA).

 Ý Share updated Tax Assessor’s 
data tables and land parcels with 
the Northeast Georgia Regional 
Commission annually, where 
applicable.

Minimum Standards

Excellence Standards
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Excellence Standards, Continued
 Ý Develop, adopt, and implement 

plans to protect and create public 
greenspaces such as parks, 
greenways, and other recreational 
facilities.

 Ý Become an official partner with 
the Georgia Safe Routes to School 
Resource Center.

 Ý Develop and adopt a local Transit 
Development plan.

 Ý Participate in regional transit 
initiatives and programs.

 Ý Maintain a current and navigable 
community website.

 Ý Participate actively in regional 
tourism planning and promotion 
efforts.

 Ý Maintain a working relationship 
with the local chamber of 
commerce to encourage economic 
development activities that support 
the community’s vision.

 Ý Develop and adopt an Urban 
Redevelopment plan, where 
applicable.

 Ý Seek the Opportunity Zone 
designation for an applicable 
portion of the community from the 
Georgia Department of Community 
Affairs.

 Ý Seek the Certified Work Ready 
Community designation from 
the Georgia State Workforce 
Investment Board.

 Ý Seek the Entrepreneur-Friendly 
Community designation from the 
Georgia Department of Economic 
Development.

 Ý Develop and implement plans, 
policies, and regulations to 
address blighted areas within the 
community.

 Ý Actively seek to achieve a diverse 
supply of rental and ownership 
housing options to accommodate 
households of all income levels 
within the community.

 Ý Seek designation from the Georgia 
Initiative for Community Housing 
(GICH) to address specific housing 
needs.

 Ý Participate in the Georgia Certified 
Literate Community Program 
through the Technical College 
System of Georgia.

 Ý Develop and implement an 
Existing Industry Program (EIP) or a 
Business Retention and Expansion 
Program (BREP).

 Ý Participate actively in multi-county 
economic development efforts 
(e.g. Joint Development Authorities, 
Work Ready regions, etc.).
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All Minimum performance standares met
All Minimum performance standares met

All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met

All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met

All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met

All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met

All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met

Local Government Performance Standards 
Update

The following list of governments have not achieved the 
regional commission’s established regional plan minimum 
performance standards. 

Local Government Minimum Performance 
Standard Not Met 

Specific Action Steps taken to Assist 
Government 

Athens-Clarke County
Winterville 
 
Barrow County
Auburn
Bethlehem
Carl
Statham
Winder 

 
Morgan County
Madison
Bostwick
Buckhead
Rutledge 

 
Greene County
Greensboro
Siloam
Union Point
White Plains
Woodville 

 
Jasper County
Monticello
Shady Dale 
 
 
Jackson County
Jefferson
Arcade
Braselton
Commerce
Hoschton
Maysville
Nicholson
Talmo 
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Submit potential DRIs to the RC Met with County staff to review thresholds 
and rules. 

Update SDS
Update SDS 
Update SDS

Offered to assist County and City staff with 
require update forms.

All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met

All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met

All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met

All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met
All Minimum performance standares met

All Minimum performance standares met 
All Minimum performance standares met  
All Minimum performance standares met 
 All Minimum performance standares met
 All Minimum performance standares met

Local Government Minimum Performance 
Standards Not Met 

Specific Action Steps taken to Assist 
Government 

Oglethorpe County
Arnoldsville
Crawford
Lexington
Maxey’s

 
Elbert County
Elberton
Bowman 

 
Madison County
Danielsville
Carlton
Colbert
Comer
Hull
Ila 

 
Newton County
Covington
Mansfield
Newborn
Porterdale
Oxford 

 
Oconee County
Bishop
Bogart
North High Shoals
Watkinsville 

 
Walton County
Monroe
Good Hope
Loganville
Social Circle
Walnut Grove
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Regional Work Program
This portion of the Implementation Program lays out the specific actions the 
Regional Commission plans to undertake during the next five years to address 
the regional commission priority Needs and Opportunities.



34   Regional Plan Update  |  2018

Activity Time 
Frame

Responsible 
Party

Est. 
Cost Funding 

Source Status Explanation

1.0 Development Patterns
1.1 Facilitate local government greenway, 

bicycle, and pedestrian planning and 
education. 

2016 
2020

NEGRC, local 
governments

$25,000 
per plan

GDOT, 
GDCA, 
Local

Ongoing Addressed in Action Items on 
pp. 40-41 now.

1.2 Catalog, assess, and plan for rec-
reation, cultural, agricultural, and 
tourism resources, including farmland 
protection.

2016 
2020

NEGRC $22,500 
annually

GDCA Ongoing Addressed in Action Items on 
pp. 40-41 now.

 2.0 Resource Conservation 
2.1 Review RIR designations annually and 

assist communities with implemen-
tation of RIR management plan as 
requested

2016 
2020

NEGRC $2,000+ 
annually

GDCA Completed

2.2 Develop and implement water quality 
plans and programs

2016 
2020

NEGRC, local 
governments

$20,000 
-30,000 
per plan

GEPD, 
GDCA

Abandoned Lack of Funding

2.3 Assist local governments with con-
servation funding opportunities, as 
requested

2016 
2020

NEGRC Varies GDCA, 
GDNR, NPS

Ongoing Addressed in Action Items on 
pp. 40-41 now.

2.4 Assist local governments in assess-
ing historic resources and pursuing 
related funding opportunities, as 
requested 

2016 
2020

NEGRC Varies GDCA, 
GDNR, 
GDOT

Abandoned Lack of Funding

2.5 Engage in collaborative mitigation 
planning with the Georgia Depart-
ment of Natural Resources to address 
air pollution issues, if necessary

2016 
2020

NEGRC Minimal NEGRC, 
GDNR

Abandoned Assisted City of Braselton, 
Bowman, and Barrow County 
with planning and grant ap-
plication preparation

2.6 Assist with regional solid waste plan-
ning efforts

2016 
2020

NEGRC Varies NEGRSWA, 
GDCA

Abandoned No requests to date

2.7 Update the RIR plan to improve 
readability and usefulness of the 
document for local governments and 
developers.

2016 NEGRC $25,000 GDCA Completed

2.8 Produce Yellow River Water Trail Maps 
for display at kiosks located in the City 
of Porterdale.

2015 
2016

NEGRC, Local 
Governments, 

Other Partnering 
Agencies

$15,000 
per plan

GDCA, 
NEGRC, 

Local Gov-
ernments, 
Partnering 
Agencies.

Completed

Reoprt of Accomplishments
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3.0 Community Facilities and Infrastructure   
3.1 Encourage local governments to 

implement Northeast Georgia Plan 
2035 

2016 
2020

NEGRC $22,000 
annually

GDCA Ongoing Long-term measure, not 
found in 5-year STWP

3.2 Provide technical and staffing sup-
port for local and multi-jurisdictional 
transportation planning efforts 

2016 
2020

NEGRC Varies GDOT, 
GDCA

Ongoing Now addressed in action 
items on pp 40-41.

3.3 Assist local governments with hazard-
mitigation planning and implementa-
tion, as requested

2016 NEGRC $22,000 
per plan

GEMA Ongoing PDM Plan updates will be 
prepared as requested. 

3.4 Support GDOT’s work on a connectiv-
ity study for the Athens-Atlanta cor-
ridor by attending stakeholder meet-
ings and providing other requested 
assistance

2016 NEGRC Minimal GDOT, 
GDCA

Ongoing Now addressed in action 
items on pp 40-41.

4.0 Social and Economic Development
4.1 Assist local governments with eco-

nomic development planning and 
funding opportunities 

2016 
2020

NEGRC Varies GDCA, 
EDA, ARC

Ongoing Long-term measure, not 
found in 5 year STWP

4.2 Assist local governments with housing 
programs such as Community Home 
Investment Program (CHIP) and Geor-
gia Initiative for Community Housing 
(GICH), as requested 

2016 
2020

NEGRC Varies GDCA Ongoing Now addressed in action 
items on pp 38-39. 

4.3 Quantify regional need for workforce 
housing and recommend action items 
for increasing its availability near jobs 

2014 
2016

NEGRC $21,000 GDCA Ongoing Now addressed in action 
items on pp 38-39.

4.4 Develop community-level plans, strat-
egies, and inventories to promote and 
protect local agriculture and local-
food assets

2016 
2020

NEGRC $15,000-
25,000 

per plan

GDCA, 
USDA

Complete

4.5 Develop regional tourism and brand-
ing study and/or plan

2016 
2020

NEGRC $25,000-
35,000 

annually

GDCA, 
GDED

Complete

4.6 Develop a regional food systems 
study of growers, suppliers, buyers, 
distribution, etc.

2014 
2016

NEGRC $20,000-
30,000

GDCA Complete

5.0 Government Relations
5.1 Market the Planning and Government 

Services (PGS) Division and educate 
local government officials through 
newsletter and in-house training 
programs and workshops

2016-
2019

NEGRC $10,000-
20,000 

annually

GDCA Ongoing Long-Term measure not 
included in 5-Year STWP

5.2 Host and coordinate Northeast Geor-
gia Regional Bicycle and Pedestrian 
Task Force

2016-
2019

NEGRC $2,500 
annually

GDOT Ongoing Long-Term measure not 
included in 5-Year STWP

5.3 Disseminate historic preservation 
information pertaining to Section 106 
Reviews to local governments

2016-
2019

NEGRC $4,000 
annually

GDNR Ongoing Long-Term measure not 
included in 5-Year STWP
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OngoingPartners Short-Term
(1-5 yrs)

Long-Term
(6-10 yrs)

Development of web 
presence that would 
be a one stop access 
point for informa-
tion, data, and news 
in order to more ef-
fectively market, pro-
mote, and increase 
the entire region’s 
visibility to potential 
visitors and inves-
tors.

Promote a Northeast 
Georgia web presence

Create and manage a Northeast Georgia promotional website.
JDANEGA, Chambers of Com-
merce, Local Governments, 

GDEcD
Year 2-3 $10,000-$25000

Explore feasibility and potential impact of a Northeast Georgia promotional social media presence and smart phone App.
JDANEGA, Chambers of Com-
merce, Local Governments, 

GDEcD

Year 4-5
$15,000-$20,000

Catalog and capitalize upon existing tourism and economic development-related promotional efforts in Georgia and the Southeast (ex. Georgia 
Power’s Select Georgia Maps, GDEcD’s travel regions, Georgia Agritourism Association).

JDANEGA, Chambers of Com-
merce, Local Governments, 

GDEcD, EDA

Year 1-3
$5,000- $10,000

Support local community and regional development and maintenance of online materials (including the JDANEG website and ED Pros Trails Connec-
tivity Project). GDCA, GDEcD, EDA $5,000 

Annually

Aggregate a public, 
comprehensive, and 
accessible directory of 
opportunities and in-
centives for develop-
ment in the region

Monitor and improve regional presence on existing economic development directories (ex. Georgia Power’s Select Georgia Maps). Year 1-3
$5,000- $10,000

Create and manage an inventory of vacant land, vacant buildings/spaces, Opportunity Zones (OZs), Revitalization Area Strategy (RAS) designations, 
Camera-Ready Communities, and other economic incentives and opportunities. 

JDANEGA, Chambers of Com-
merce, Local Governments, 

GDEcD

Year 2-3
$5,000- $10,000

Create static maps and graphics; explore options for interactive maps. Local Governments, Chambers, 
EDA

Year 1-3
$75,00

Create and manage a list of funding and other opportunities for local entrepreneurs and artists.
Chambers of Commerce, 

Local Governments, Artist 
Communities

Year 1-2
Staff Time

$5,000 
Annually

Connect visitors to county and municipal websites and resources. Chambers of Commerce, Local 
Governments

Year 1-2
Staff Time

$1,000 
Annually

Comprehensive and 
accessible regional 
tourism database.

Create and manage a publicly accessible inventory of historic landmarks, festivals and events, tours, and other visitor attractions. JDANEGA, Chambers of Com-
merce, Local Governments

Year 4-5
$10,000

Support local, regional, and statewide efforts to improve and expand existing tourism-related programs (including Georgia Main Street Communi-
ties, the Georgia Department of Economic Development’s (GDEcD) “Explore Georgia,” historic preservation efforts, and park and trail improvements).

JDANEGA, Chambers of Com-
merce, Local Governments, 

GDEcD
Staff Time

Make information available via regional economic development websites, social media, and county/municipal websites.
JDANEGA, Chambers of Com-
merce, Local Governments, 

GDEcD

Year 4-5
Varies

Resources to support 
and encourage local 
entrepreneurial de-
velopment.

Support entrepre-
neurial development.

Develop a catalog of all regional entities that are involved in entrepreneurship and develop a plan for enhanced, easy access to existing regional 
entrepreneurship resources, including educational institutions 

Chambers of Commerce, Local 
Governments

Year 3-5
$10,000

Leverage the resources and technical expertise of the our region’s college’s and Universities. 
Chambers of Commerce, Local 

Governments, Colleges and 
Universities

Staff Time

Evaluate the climate and capacity for entrepreneurial and small business development across the region, defining local strengths and weaknesses, 
funding gaps, and industry best practices 

Chambers of Commerce, Local 
Governments

Year 1-2
$25,000

Help local companies expand export opportunities to global markets, particularly in growing markets such as Asia and Latin America 
JDANEGA, Chambers of Com-
merce, Local Governments, 

GDEcD, Colleges and Universities

Year 2-4
$5,000-$10,000

Research the technical feasibility of regional business incubation facilities, and the potential role of local educational institutions in supporting the 
effort 

JDANEGA, Chambers of Com-
merce, Local Governments

Year 4-5
Staff Time

Research the role and need for a civic champion to pursue additional “cluster” opportunities JDANEGA, Chambers of Com-
merce, Local Governments

Year 1-2
Staff Time

Work with local units of government to standardize planning and development regulations to ensure greater consistency and efficiency across 
jurisdictions Local Governments Year 1-4

Varies with LG

StrategyPriority Action
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OngoingPartners Short-Term
(1-5 yrs)

Long-Term
(6-10 yrs)

Greater alignment of 
workforce skills with 
current and emerging 
jobs.

Encourage programs 
that target preschool, 
elementary, and mid-
dle school students

Provide input in curriculum development based on statistical data and projections (identify and target high-paying market sectors).
School Boards, Local 

Governments, Chambers 
of Commerce

Staff Time

Research and share case studies for successful programs (particularly in rural areas). Local Governments, 
GAEcD

Year 3-5
$5,000-$15,000

Connect employers 
with skilled and dedi-
cated employees

Support the efforts of the Northeast Georgia Workforce Investment Board (NEGRC Workforce Development Division) to work with education providers in 
promoting the region’s educational attainment and linking career paths to existing and forthcoming employment opportunities.

WIB, Local Governments, 
Technical Colleges Staff Time

Connect area employers with local university and college career centers and job boards. WIA, Colleges & 
Universities

Year 1-2
Staff Time

Educate local governments about diverse housing to ensure a variety of options are available to all income brackets. Local Governments Staff Time

Connections to em-
ployment by method 
other than automo-
bile are extremely 
limited

Identify housing 
needs around job 
centers to support 
communities in at-
tracting and retaining 
workers and identify 
workforce housing 
programs so workers 
can live near jobs.

Provide tools to determine employer preference regarding proximity of workers to jobs Local Governments, Local 
Housing Authorities

Year 2-4
$7,500/ Study

Educate employers about the benefits of having workers live nearby, including: 
Reduced turnover, absenteeism, improved loyalty, and productivity  
Strengthened financial stability for workers, including foreclosure prevention, when employers provide housing counseling and financial assistance to 
buy or rent homes near jobs  
Reduced commutes and reduced traffic. 

Local Governments Year 2-4
$7,500/ Study

Explore opportunities to promote employer-assisted housing (EAH) initiatives. EAH programs can include:  
Counseling for employees about housing choices and financing   
Direct financial help to employees for rent, closing costs, or mortgage   payments  
A real estate investment by an employer 
An Individual Development Account (IDA) or other savings program for employees interested in purchasing a home 
Use of government matching funds and tax credits as incentives for private investment 

Local Governments, Fed-
eral Government

Year 3-4
Staffing

Provide tools, strategies, and recommendations to determine worker preferences for housing in a community Local Governments, Em-
ployers, Developers

Year 2-4
$7,500/ Study

Identify regional housing preferences and trends to align options and community settings, taking into account available transportation options and cur-
rent and future transportation costs 

Local Governments, Em-
ployers, Developers

Year 1-3
$20,000/ Study

Develop, implement, 
and sustain viable 
housing projects that 
meet market demands 
and needs.

Develop guidelines to assist communities in assessing housing needs and identifying appropriate housing types based on factors such as community 
demographics, future jobs and housing affordability goals 

Local Governments, 
GDCA

Year 2-4
$17,500/ Study

Promote mixed-use and pedestrian-oriented community design and amenities alternatives to single-family housing, including apartments, condos, and 
townhouses to meet the needs of both older and younger residents in the region Local Governments Staff Time

Create a regional housing collaborative forum, such as a housing roundtable, to promote information sharing and identification of partnership 
opportunities 

Local Governments, 
GDCA

Year 3-5
$50,000

StrategyPriority Action
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OngoingPartners Short-Term
(1-5 yrs)

Long-Term
(6-10 yrs)

Few transportation 
choices region wide

Provide communities 
with bicyclist- and 
pedestrian-friendly 
“Complete Streets” 
best practices to 
increase community 
appeal, safety, and 
provide access to all 
users

Develop guidance on “Complete Streets” design for various neighborhood and community settings and sizes Bike advocacy groups, 
Local Governments

Year 1-3
$20,000/ Study

Encourage planning for infrastructure improvements that support dual purposes, thereby maximizing the positive impacts of public resource expendi-
tures  such as multi-use trails on utility easements Local Governments Year 3-5

Staff Time

Promote development of sidewalk, trail, road, transit, and other transportation systems as an interconnected multi-modal network for moving around 
the region Local Governments Staff Time

Connect community-wide trail and path systems to neighboring jurisdictions when possible to promote regional linkages Local Governments, 
Firefly, Inc. Varies

Establish regional transportation priorities that can be used to shape local jurisdiction’s decisions around growth patterns and land development 
projects Local Governments Year 2-5

$10,000 /Study

Designate a system of regionally significant corridors that considers the movement of people, goods, and services Local Governments Year 3-5
$10,000 /Study

Complete a study to determine/ designate regional transportation routes and identify funding to maintain these routes as a high priority Local Governments Year 2-5
$10,000 /Study

Aging physical  
infrastructure  
replacement.

Address aging infra-
structure, including 
roads, bridges, and 
water and wastewater 
systems.

Develop guidelines that communities can use to design infrastructure improvements with the flexibility and adaptability to maximize the lifespan of the 
systems and public investment Local Governments Year 4-5

$25,000/Study

Highlight best practices in capital improvement programming to identify and address maintenance and life cycle re-placement timing in a proactive 
manner
Examples could include an Asset Management Program that: 
Conducts ongoing condition assessment that: Evaluates the existing condition of all assets Establishes Level of Service (LOS) Establishes a system of 
ranking and prioritization to identify the asset most likely to experience failure and identify alter-natives for renewing the asset (e.g., rehabilitation versus 
replacement) Performs life cycle costing Identifies long term funding needs and strategies 

Local Governments, UGA 
Vinson Institute 

Year 4-5
$25,000/Study

Educate communities on how to perform a comprehensive infrastructure inventory and determine usable life for targeted improvement and expansion 
plans 

Local Governments
Year 2-4

$5,000/Community

Catalog and promote infrastructure solutions that take advantage of unique features or serve to enhance the quality of the area, as well as improve the 
functioning of the infrastructure system 

To be determined
Year 2-4

$5,000/Community

Allocate  
resources 
efficiently.

Establish and coordinate measures, benchmarks, and an asset assessment process to evaluate transportation system improvements and prioritize proj-
ects that meets the needs of the community and region 

Local Governments
Year 1-3

$15,000/Community

Develop a tool to help evaluate operating and maintenance obligations, prior to outlay, for transportation projects GDOT, Local Governments

StrategyPriority Action
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APPENDICES
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SWOT Analysis Summary
During the stakeholder engagement process, the NEGRC hosted two public 
hearings, three listening sessions, and an online questionnaire.  Formal 
Strengths, Weaknesses, Opportunities, and Threats (SWOT) analyses were 
conducted at the listening sessions, and further SWOT information was distilled 
from feedback received via other methods.

Strengths 

Education

The region has a strong public and 
private education system, including 
pre-school, K-12, technical, un-
dergraduate, and post-graduate 
programs.  Facilities are generally 
distributed well throughout the re-
gion.

Automobile Transportation Network

State and federal highways cover 
urbanized and rural Northeast 
Georgia well.  Traffic congestion, to be 
expected in urbanized areas, is mostly 
found within the western section of 
the region toward Atlanta.

Recreation

Small pocket parks, major regional 
sports complexes, state parks, 
national forest, and other facilities 
provide space for traditional 
recreational programming.  
Greenways, trails, and paths are 
popular with hikers and people on 
bikes.  River trails and lakes offer 
outstanding opportunities for boating.

Natural and Historic Resources

Stakeholders cite rural landscapes 
and small-town feel as major 
positive attributes.  In addition to 
the recreation-based strengths 

noted above, our riparian corridors 
and lakes provide clean water.  
Historic downtowns and rural places 
contribute to the sense of place 
and distinctiveness noted as major 
strengths.

Economic Development

The region’s proximity to Atlanta and 
accessibility to the Savannah port 
contribute to excellence in production, 
employment, and shipping.  Dedicated 
community and regional teams have 
been highly successful in cultivating 
existing businesses and drawing 
new opportunities for economic 
development.

Intergovernmental Coordination

Through the NEGRC, in project-specific 
groups, and as diverse municipal 
stakeholder groups within single 
counties, local governments in our 
region excel at working together for 
mutual benefit.

Agriculture

Agriculture has long been a major 
part of the culture and economy of 
Northeast Georgia; local-based food 
movements, including the “Georgia 
Grown” program, have bolstered this 
as a strength within our region.
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Weaknesses 

Non-Automobile 
Transportation

While the region 
excels in automobile 
transportation, stakeholders 
reference a deficiency in 
accommodating users 
of other modes, such 
as transit, walking, and 
bicycling.  

Workforce

At regional listening 
sessions and in assorted 
local comprehensive 
planning input meetings, 
attendees have noted 
fairly consistently that 
the workforce is not well 
enough trained for the kinds 
of job currently available 
and projected to thrive in 
Northeast Georgia.

Sprawl

Stakeholder input notes 
that suburban sprawl is 
an issue.  Inefficient land 
use threatening rural 
atmosphere, increased 
reliance on automobiles 
and declining ability of 
roads to handle traffic, and 
high infrastructure costs 
contribute to this concern.

Poverty

Certain areas of Northeast 
Georgia exhibit poverty 
levels well beyond state 
and national averages.  
Education, employment, and 
lack of public transportation 
options are seen as 
problematic here.

Traffic Congestion

Some urban and suburban 
areas face congestion on 
local roads and highways.  
Lack of funding for non-
automobile modes, lack 
of coordination between 
planning for land use and 
transportation, and major 
population growth are 
among the likely responsible 
factors.

Housing

While stakeholders noted 
that a diversity of housing 
types exist within some 
areas of the region, the 
current housing inventory is 
not well suited to serve the 
projected rise in the aging 
population, or to attract and 
retain young professionals. 
Both groups have shown 
a preference for a greater 
range of options in housing 
type and price than 
currently exist. 
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Opportunities 

Economic Development

Stakeholders want Northeast Georgia to be selective in 
economic development, identifying the best industries 
and employers and targeting them for success here.  
They specifically mentioned that they do not want poorly 
conceived economic development to become a threat to 
communities.

Film Industry

Within our regional economy, the film industry stands out 
as a new frontier for successful, high value/low impact 
development opportunities.  Some communities have 
already seen significant benefits.

Education & Workforce

Due to the impression that a workforce imbalanced with 
employment needs is a weakness, we have an opportunity 
to realign needs.  Career academies and technical colleges 
are already working with local governments, chambers of 
commerce, and employers to ensure that this happens.

Planning & Coordination

The activities of the NEGRC (including this regional plan, 
itself) offer substantial opportunities for strengthening 
decision making in land use, transportation, community 
and economic development, natural resources, and other 
areas.

Threats 

Water Availability

After major droughts in recent years, stakeholders worry 
that water availability could become a serious threat 
(potentially affecting residents, businesses, and wildlife).

Uncoordinated Economic Development

While the previously-referenced partnerships present 
examples of successful regional collaboration in economic 
development, some areas and types of development 
remain isolated and piecemeal.

Atlanta Spillover

Regional and local stakeholders are concerned with 
the presence and ever-growing nature of the Atlanta 
metropolitan region immediately to the west of our region.  
Traffic, development pressures, air and water quality, and 
crime are examples of how this manifests.

Drug Abuse

Nationally, in Georgia, and for our region, drug abuse is 
becoming an increasingly prevalent concern.  The opioid 
epidemic is responsible for crime, major health and public 
safety costs, community decline, and injury and death.

Infrastructure

Although infrastructure in Northeast Georgia is currently 
seen as a strength in some areas, region-wide, the need for 
improvement exists, both at present and to avoid future 
issues.  Specific examples include roads and bridges, 
water and sewerage, and telecommunications (especially 
broadband inter-net).

Stasis

Stakeholder input suggests a relative resistance to change, 
and that the demands of the future must be addressed 
with forethought and willingness to vary approaches to 
business and industry, in addition to governance. 
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Economic Prosperity
Economic development efforts are be 
based on communities’ strengths and 
weaknesses, as well as sustainability, 
diversity, and compatibility with 
existing businesses. Small business 
development is encouraged through 
entrepreneur support programs 
throughout most of the region.  
Jobs for skilled and unskilled labor, 
including professional and managerial 
positions, are available.

 
Resource Management
Most communities identify 
environmental protection as a 
strength, citing inventories and 
protection programs for natural 
resources and sensitive areas, 
passage and enforcement of 
environmental and tree preservation 
(and re-planting) ordinances, and 
use of stormwater best management 
practices.  Additionally, the NEGRC 
has identified and is in the process 
of developing a plan for protection of 
Regionally Important Resources.

 
 
 
 
 
 

 
Efficient Land Use:
While most of the region maintains 
inventories of areas ripe for potential 
redevelopment and allows small-lot 
development (5,000 square feet or 
less), infill opportunities associated 
with previously-developed sites such 
as brownfields and greyfields are 
not broadly promoted.  Likewise, a 
majority of communities do not plan 
for nodal development that focuses 
growth at intersections rather than 
allowing it to spread along major 
roads.

Local Preparedness
In large part, local governments, 
school districts, and other decision-
making entities have and share 
20 year population projections 
to inform planning.  Along these 
lines, the region has designated 
focal areas for growth, based on 
natural resources inventories, and 
communities make public information 
relatively easy to come by.  However, 
many communities lack a Capital 
Improvements Program that supports 
growth with plans.

 
 
 
 

QCO Analysis Summary

This appendix uses The Georgia Department of Community Affairs guidance 
on best practices for implementation in analyzing the region’s consistency with 
its Quality Community Objectives (QCO).  The best practices were evaluated 
in two ways: first, by analyzing each of the region’s communities’ individual 
consistency as found in their most recent comprehensive plans and forming 
a regional mean, and additionally, by an analysis of the region at-large.  The 
following summary provides a general, regionalized assessment of the QCOs.
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Sense of Place
Northeast Georgia’s communities 
value sense of place.  Most cite having 
distinct characteristics, protecting 
history and heritage, and regulating 
signage.  However, they do not 
typically regulate or offer guidance 
to developers on aesthetics, and 
farmland protection is not commonly 
applied.

Regional Cooperation
Most governments indicate that they 
participate in regional economic 
development and environmental 
organizations or initiatives; they also 
work with other communities to 
increase efficiency of service provision 
and coordinate planning activities.  
However, potential for more region-
wide coordination exists.

Housing Options
Housing diversity throughout the 
region is sufficient to meet residents’ 
needs, including multi-family and 
garage apartments.  Traditional 
development patterns, including those 
that follow communities’ original 
growth patterns, are not as prevalent; 
nor are community development 
corporations that build low-income 
housing or special needs housing.

Transportation Options
For the most part, non-automobile 
transportation is not well established 
in Northeast Georgia.  Public 
transportation, walking, and bicycling 
do not play a significant role in 
most communities.  While most 
communities do not have a plan 
for bicycle routes, the Northeast 
Georgia Regional Commission’s 
Council unanimously adopted the 
Northeast Georgia Plan for Bicycling 
and Walking.  Additionally, walkability 
is enhanced by most communities 
allowing shared parking areas for 
retail and commercial uses where 
appropriate (having fewer parking lots 
creates potential for more intensive, 
pedestrian-friendly development).  
 
Educational Opportunities

Communities in most areas of 
the region provide workforce 
training related to locally-available 
employment opportunities, and 
higher education is prevalent 
throughout Northeast Georgia, but job 
opportunities for college graduates 
are not as ubiquitous. 

Community Health
The social safety net within the region 
is strong. With a robust network of 
both public and private providers 
that  serve the most basic needs of 
the disadvantaged, the region is well 
served. 
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Stakeholder Involvement Report

Identification of Stakeholders
The Northeast Georgia Regional Commission identified the following parties as 
essential stakeholders whose input was sought during the planning process.  
Stakeholders represented a variety of disciplines and affiliations, and were 
asked to help guide the development of the Regional Plan Update.  

Stakeholders were chosen based on their role as regional decision-makers, 
their ability to affect or be affected by the regional plan, and/or their potential 
to serve as resources during the plan’s implementation phase.  The following 
organizations and disciplines from which stakeholder participation may be 
solicited:

Regional Agencies & Organizations
 Ý Council of the Northeast Georgia 

Regional Commission
 Ý Planning Advisory Committee of 

the Northeast Georgia Regional 
Commission

 Ý Northeast Georgia Area Agency on 
Aging

 Ý Northeast Georgia Workforce 
Investment Board

 Ý Northeast Georgia Regional 
Bicycling and Pedestrian Task Force

 Ý Northeast Georgia Health District
 Ý Upper Oconee Basin Water 

Authority
 Ý Madison Athens-Clarke Oconee 

Regional Transportation Study

State & Local Partner 
Northeast Georgia’s 12 County and 
54 Municipal Governments, and Resi-
dents
 Ý Georgia Department of Community 

Affairs
 Ý Georgia Department of 

Transportation
 Ý Georgia Department of Natural 

Resources
 Ý Georgia Forestry Commission
 Ý Main Street and Better Hometown 

Programs
 Ý Development Authorities and 

Chambers of Commerce
 Ý Convention and Visitors Bureaus

Fields & Disciplines 
To complement the specific 
stakeholder groups identified above, 
representatives from the following 
fields and disciplines may offer 
significant opportunities for input:

 Ý Agriculture & Forestry
 Ý Community & Economic 

Development
 Ý Community & Regional Planning
 Ý Education
 Ý Historic Preservation
 Ý Housing
 Ý Human Services
 Ý Natural & Cultural Resources
 Ý Recreation
 Ý Tourism Promotion
 Ý Transportation
 Ý Utilities
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Identification of Participation Techniques
This section presents and describes various approaches 
that were used to gather input during the update of 
the Regional Plan. Some were intended to disseminate 
information to stakeholders, while others will generate 
stakeholder input to be used in developing  plan elements.

Steering Committee
The Northeast Georgia Regional Commission’s Council, 
served as the Steering Committee for the update of the 
Regional Plan.

Technical Advisory Committee
The Northeast Georgia Regional Commission’s Planning 
and Government Services Committee, a working group 
of the NEGRC’s Council with the assistance of staff 
of the NEGRC’s Planning and Government Services 
Division served as the regional plan’s Technical Advisory 
Committee.

Public Hearings
Two public hearings were held the first at the Regional 
Commission’s Headquarters and the second as part of 
regularly scheduled council meetings to present important 
information about how to provide input and the plan’s 
recommendations to stakeholders, and the general public.  
NEGRC staff was present at both to review plan elements 
and receive input from attendees.

Public Listening Sessions
Four listening sessions for the update of the Regional 
Plan were held to ask invited stakeholders about their 
general impressions of the region, and how they see it 
evolving over the next 20 years. Attendees were asked 
to participate in a SWOT analysis, the results of which 
factored heavily into the formulation and prioritization 
of the list of Needs and Opportunities. Listening sessions 
were held as follows: 

 Ý November 1, 2018 NEGRC Headquarters - Athens, GA
 Ý November 3, 2018 Walton County Government 

Center - Monroe, GA
 Ý November 13, 2018 Jackson County Planning 

Auditorium -  Jefferson, GA
 Ý November 17, 2018 NEGRC Headquarters - Athens, GA

 
Online Survey
An online survey was developed and deployed to gather 
responses from citizens across the region who were 
unable to physically attend a listening session, or another 

event. The link to the survey was available on the NEGRC’’s 
Regional Plan web page, as well as distributed via e-mail 
to all of our local governments with a request to share on 
their own social media. The intent of the online survey was 
to gather general comments, opinions and how they would 
prioritize goals for the region as a whole. 

Website Information
The Northeast Georgia Regional Commission’s website 
(NEGRC.org) served as the main online conduit of 
information for the Regional Plan.  The site served as an 
easily accessible portal for to check the plan’s process, 
drafts, and online survey throughout the update process. 
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Appendices 
 

SUPPORTING DATA 

 

Historical and Projected Regional Population 

1990 2000 2010 2020 2035 

328,223 438,300 585,627 767,691 1,143,941 

Sources: U.S. Census Bureau, projections calculated by the Carl Vinson Institute of Government Applied 
Demography Program at the University of Georgia. 

 

Historical and Projected Regional Growth Rate 

1990-2000 2000-10 2010-20 2020-35 1990-2035 

33.5% 33.6% 31.1% 49.0% 249.0% 

Sources: U.S. Census Bureau, projections calculated by the Carl Vinson Institute of Government Applied 
Demography Program at the University of Georgia. 

 
According to 2015 state-to-state migration flow data, the top five states from which people are migrating into 
Georgia are Florida, South Carolina, Alabama, North Carolina, and Texas, respectively. Nationwide, the top five 
states which people are migrating into are Florida, Texas, California, North Carolina, and Georgia. (Source: U.S. 
Census Bureau) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Population 
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State Ranking of Counties by Population Size (out of 159) 

 2000 2009 2016 

Barrow 37 31 31 

Clarke 14 18 19 

Elbert 82 89 91 

Greene 106 104 102 

Jackson 44 37 37 

Jasper 116 109 113 

Madison 58 62 63 

Morgan 99 91 98 

Newton 29 23 23 

Oconee 56 53 51 

Oglethorpe 110 108 108 

Walton 32 28 27 

Source: U.S. Census Bureau, 2016 population estimates 
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Historical and Projected Regional Age Distribution Trend 

 1990 2000 2010 2020 2035 

0-4 years 23,850 30,476 42,723 54,059 77,047 

5-13 46,734 62,732 72,937 92,592 131,076 

14-17 13,513 17,560 32,632 43,362 60,494 

18-20 22,918 27,496 29,198 35,703 51,378 

21-24 27,098 32,259 46,602 51,447 77,697 

25-34 54,803 66,828 79,913 107,640 157,553 

35-44 46,277 65,915 78,276 96,934 147,957 

45-54 32,655 54,541 75,223 92,024 132,214 

55-64 24,724 36,763 61,371 84,016 110,886 

65 years + 35,651 43,730 66,752 109,914 197,639 

 
Sources: U.S. Census Bureau, projections calculated by the Carl Vinson Institute of Government Applied 

Demography Program at the University of Georgia 
 

Historical and Projected Regional Age Distribution as a Percent of Total Population 

 1990 2000 2010 2020 2035 

0-4 years 7.3% 7.0% 7.3% 7.0% 6.7% 

5-13 14.2% 14.3% 12.5% 12.1% 11.5% 

14-17 4.1% 4.0% 5.6% 5.6% 5.3% 

18-20 7.0% 6.3% 5.0% 4.7% 4.5% 

21-24 8.3% 7.4% 8.0% 6.7% 6.8% 

25-34 16.7% 15.2% 13.6% 14.0% 13.8% 

35-44 14.1% 15.0% 13.4% 12.6% 12.9% 

45-54 9.9% 12.4% 12.8% 12.0% 11.6% 

55-64 7.5% 8.4% 10.5% 10.9% 9.7% 

65 years + 10.9% 10.0% 11.4% 14.3% 17.3% 

Sources: U.S. Census Bureau, projections calculated by the Carl Vinson Institute of Government Applied 
Demography Program at the University of Georgia 
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Population projections show a trending decrease in the percentage of children and young adults, a steady middle-
aged population, and an increasing share of adults aged 65 years and above. 
 
Implications include a need to increase attractiveness of the region for younger adults who will bring investment, 
need to provide a variety of recreation, transportation, health-related, commercial services for older adults to allow 
them to age in place.  
 
According to the Northeast Georgia Area Agency on Aging (AAA) 2011 Area plan needs assessment survey, the five 
most needed services for older adults include the following: 
 

1. Home-delivered meal services: Hot, frozen, of shelf-stable meal for homebound persons not able to prepare 
food for themselves 

2. Homemaker services: Assistance such as preparing meals, shopping for personal items, managing money, 
using the telephone, or doing light housework 

3. Respite care services: Services which offer temporary, substitute supports for living arrangements for care 
recipients in order to provide a brief period of relief or rest for caregivers 

4. Transportation: Transporting an individual from one location to another 
5. Personal care services: Personal assistance, stand-by assistance, supervision, or cues 

 
Access to services is provided to older adults in Northeast Georgia through the Gateway and Aging and Disabilities 
Resource Connection programs administered by AAA staff. Other activities include service delivery assistance, 
funding provisions for people to maintain their independence and remain in their homes, and the development of 
health and wellness programs, among others. 

Historical Regional Racial & Ethnic Composition 

 2000 2010 Change 

White Alone 74.1% 67.5% -8.99% 

Black or African American Alone 18.7% 20.2% 7.97% 

American Indian and Alaska Native Alone 0.2% 0.2% 6.67% 

Asian or Pacific Islander 1.4% 2.0% 42.89% 

Other 2.4% 4.4% 80.44% 

Latino or Hispanic Origin 3.2% 5.8% 82.31% 

 
The increase in the ‘Other’ category is likely due in part to the inclusion of the “One or more races” option, which was 
new to the 2000 Census. While the ‘Latino or Hispanic Origin’ category remains comparatively small, the population 
continues to grow at a fast pace. This could be indicative of future services needed to serve this population. 
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Median Household Income 

 1990 2000 2010 2020 2035 

Region $25,566 $39,550 $45,897 $48,790 $62,183 

Sources: U.S. Census Bureau, projections calculated by the Carl Vinson Institute of Government Applied 
Demography Program at the University of Georgia 

 
County 2000 2010 2015 

Barrow $45,019  $48,958 $52,012  

Clarke $28,403  $34,253 $32,162  

Elbert $28,724  $30,543 $35,388  

Greene $33,479  $38,513 $42,408  

Jackson $40,349  $51,506 $53,379  

Jasper $39,890  $42,081 $42,368  

Madison $36,347  $41,343 $41,912  

Morgan $40,249  $45,817 $51,820  

Newton $44,875  $52,361 $49,179  

Oconee $55,211  $74,352 $72,182  

Oglethorpe $35,578  $39,319 $44,226  

Walton $46,479  $51,721 $54,453  

Region $39,550  $45,897 $47,624  

Georgia $42,433 $49,347 $49,620 

Source: U.S. Census Bureau  
 

Northeast Georgia counties’ median household incomes have historically fallen below Georgia’s. The Median 
Household Income for the state in 2000 was $42,433, rising by approximately 16.9% in 2015 to $49,620. While still 
below the state figures numerically, the average Median Household Income for Northeast Georgia counties increased 
by 20.4% from 2000 to 2015. 
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2015 Poverty Estimates by County 

 

 Total Population Children Under 18 
 Number Percent Number Percent 
Barrow 11,705 15.6 4,276 21.3 
Clarke 42,773 38.1 8,835 41.6 
Elbert 4,509 23.7 1,488 35.3 
Greene 3,510 21.2 1,195 37.9 
Jackson 8,134 13.0 2,865 17.8 
Jasper 2,355 17.4 936 28.9 
Madison 4,265 15.1 1,487 23.0 
Morgan 2,551 14.3 927 22.8 
Newton 15,433 14.9 6,497 23.3 
Oconee 2,452   6.8 818 8.6 
Oglethorpe 2,479 16.9 801 25.2 
Walton 11,124 12.7 4,307 19.3 

  
 
 

 

 
NEGRC collaborated with representatives from member governments to develop the most recent Comprehensive 
Economic Development Strategy (CEDS) in 2017. 
 

Economic Base 

 
 

 
 

60%20%

20%

2016  Northeast Georgia Industry Mix

Service Providing Government Goods Producing

Economic Development 
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Top 10 Industrial Sectors (1st Quarter, 2017) 

Rank Northeast Georgia Region Georgia 

1 Education Services Retail Trade 

2 Manufacturing Health Care and Social Assistance 

3 Retail Trade Accommodation and Food Services 

4 Health Care and Social Assistance Manufacturing 

5 Accommodation and Food Services Admin, Support, Waste Mgmt., Remediation 

6 Wholesale Trade Professional, Scientific & Technical Svc 

7 Public Administration Wholesale Trade 

8 Admin, Support, Waste Mgmt., Remediation Transportation and Warehousing 

9 Construction Construction 

10 Transportation and Warehousing Finance and Insurance 

Source: Georgia Department of Labor  
 
The Education Services sector includes establishments providing instruction and training such as schools, colleges, 
universities, and training centers. It is more likely that an employee might work in such an establishment in 
Northeast Georgia than in the state at large due to the presence of the University of Georgia in Athens, a major state 
institution. While there is a notable presence of establishments and employees providing these education services 
within the region, there is a lack of employment in the Professional, Scientific, and Technical Services sector in 
comparison to the state. This sector is comprised of establishments whose activities require a high degree of 
expertise and training, including legal advice and representation, accounting services, architectural and engineering 
services, computer services, and others. 
 
The Construction sector includes establishments that build and engineer projects and include general, specialty 
trade, and other contractors. The proximity of Northeast Georgia to the sprawling metropolitan Atlanta region likely 
contributes to the prevalence of employment in this sector. 
  

71%

15%

14%

2016  Statewide Industry Mix

Service Providing Government Goods Producing
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Northeast Georgia Educational Attainment by Age (2010) 

 
18-24 
years 

25-34 
years 

35-44 
years 

45-64 
years 65+ years All Ages 

Some High School 14.1% 13.0% 11.2% 12.6% 16.3% 13.2% 

High School Graduate/GED 31.0% 29.1% 33.0% 34.2% 32.5% 32.3% 

Some College 43% 20.5% 21.3% 19.9% 14.4% 23.5% 

2-Year College Graduate 2.8% 6.7% 7.1% 6.5% 3.1% 5.6% 

4-Year College Graduate 6.5% 17.7% 14.8% 11.8% 9.3% 12.2% 

Post Graduate Studies 0.6% 8.9% 9.0% 9.9% 8.6% 7.8% 

Source: U.S. Census Bureau, 2010 Census   
 

Northeast Georgia Educational Attainment by Age (2015) 

 18-24 
years 

25-34 
years 

35-44 
years 

45-64 
years 65+ years All Ages 

High School Graduate/ 
GED or higher 77.8% 85.5% 85.9% 33.5% 76.2% 81.8% 

Bachelor’s Degree or 
higher 5.4% 21.0% 24.68% 21.1% 19.1% 18.3% 

Source: U.S. Census Bureau, American Community Survey 2015 
 

Northeast Georgia Employment Wage Statistics (1st Quarter, 2017) 

 Average 
Hourly Wage 

Average 
Weekly Wage 

Average 
Annual Wage 

Northeast Georgia $20.20 $808 $42,016 

Georgia $26.73 $1,069 $55,588 

United States $27.78 $1,111 $57,772 

Source: Georgia Department of Labor 
 

Per Capita Income 

2011 2012 2013 2014 2015 

$31,556 $32,810 $33,711 $35,169 $36,102 

Source: Georgia Department of Labor Area Profile 

Labor Force 
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Source: Georgia Dept. of Labor, Workforce Statistics & Economic Research 

 
  

13%

10%

10%

8%

9%9%

8%

5%
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3%
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2%
9%

2014 Occupational Profile for Northeast Georgia

Office and Administrative Support

Sales

Food Preparation and Serving Related

Education, Training, and Library

Production

Management, Business, and Financial

Transportation and Material Moving

Healthcare Practitioners

Construction and Extraction

Installation, Maintenance, and Repair

Building and Grounds Cleaning and
Maintenance
Personal Care and Service

Protective Service Occupations

Other Occupations
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Unemployment Rate 

 % 2016 % 2017 % Change 

Northeast Georgia 5.4 4.6 -14.8 

Georgia 5.3 4.7 -11.3 

United States 4.9 4.4 -10.2 

Source: Georgia Department of Labor Area Profile, Bureau of Labor Statistics  
 

Commuter Inflow/Outflow (2015) 

County Inflow  Outflow  No Commute  

Barrow 13,410 29% 26,987 59% 5,333 12% 

Clarke 40,061 49% 18,922 23% 22,513 28% 

Elbert 2,172 23% 4,172 44% 3,090 33% 

Greene 3,017 33% 4,018 44% 2,076 23% 

Jackson 14,651 39% 17,111 45% 6,209 16% 

Jasper 924 18% 3,096 62% 1,012 20% 

Madison 1,667 14% 9,206 75% 1,371 11% 

Morgan 4,175 37% 4,962 43% 2,305 20% 

Newton 14,541 27% 31,471 57% 8,929 16% 

Oconee 7,527 35% 10,975 51% 2,956 14% 

Oglethorpe 943 13% 5,501 77% 727 10% 

Walton 11,875 25% 28,043 59% 7,553 16% 

Region 72,397 23% 125,306 41% 111,869 36% 

 
Inflow defined as employed in region and living outside region, outflow defined as living in region and employed outside 
region, no commute defined as living and employed within region.  
Source: US Census, https://onthemap.ces.census.gov/ 
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Tourism 

The Georgia Department of Economic Development (GDEcD) Tourism Division has grouped all 159 counties in the 
state into nine Tourism Regions, each with an associated Regional Travel Association. Northeast Georgia’s counties 
are split among three of these, as follows: 

1. Northeast Georgia Mountains: Barrow, Elbert, Jackson, Madison 
2. Historic Heartland: Clarke, Jasper, Oconee, Morgan, Newton, Walton 
3. Classic South: Greene, Oglethorpe 

Each travel region is profiled briefly on the state’s official tourism website, www.exploregeorgia.org, complete with 
information on where to stay and a list of attractions and events. Tourism development strategies have not been 
generated for either the nine state travel regions or for the 12-county Northeast Georgia region.   
 

Tax Credits 

The statewide Job Tax Credit program provides a tax credit for businesses engaged in manufacturing, warehousing 
and distribution, processing, telecommunications, broadcasting, tourism, or research and development industries. 
The 159 Georgia counties are ranked and placed in economic tiers based on unemployment rate, per capita income, 
and percentage of residents with incomes below the poverty level. Credits are applicable to eligible new full-time, 
permanent jobs created. For businesses in Tier 1 counties, a minimum 5 new jobs are required to receive a $3,500 
credit per job, businesses in Tier 2 counties are required to create at least 10 new jobs for a $2,500 credit each, Tier 3 
businesses must create 15 new jobs for a $1,250 credit each, and Tier 4 businesses must create a minimum of 25 new 
jobs for a $750 credit each. These credits are not generally available for retail businesses unless those businesses are 
located in one of the 40 least developed counties or in census designated areas near a military base or identified 
Opportunity Zone. 
 
Tier 1: Clarke (#46), 
Tier 2: Elbert (#76), Greene (#99), Newton (#92) 
Tier 3: Barrow (#132), Jasper (#119), Madison (#124), Oglethorpe (#135), Walton (#140) 
Tier 4: Jackson (#145), Morgan (#143), Oconee (#159) 

Source: Georgia Department of Community Affairs, Job Tax Credit Rankings, 2017 
 
An additional $500 job tax credit per job is available for those counties within the jurisdiction of a Joint Development 
Authority; all 12 Northeast Georgia counties are eligible for this additional credit. 
 
Other state income tax credits applicable to Northeast Georgia include those available for job creation in existing 
industries, investments into businesses, retraining for new technology, child care provision, research and 
development, quality jobs (paying higher than average wages) creation, and large (“mega”) projects employing at 
least 1,800 new employees. 
  

Economic Resources 

http://www.exploregeorgia.org/
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Northeast Georgia Opportunity Zones 

Opportunity Zones are designated by the Georgia Department of Community Affairs in areas displaying “pervasive 
poverty, underdevelopment, general distress, and blight.” Prior to submitting an application for this designation, a 
local government is required to have either an enterprise zone or an urban redevelopment plan in place and identify 
those census block groups exhibiting at least 15% poverty. Opportunity Zones currently exist in the following 
Northeast Georgia communities: 
 

• Athens-Clarke County • City of Madison 

• City of Auburn • City of Monroe 

• City of Commerce • City of Porterdale 

• City of Covington • City of Social Circle 

• City of Elberton • Walton County 

• City of Greensboro • City of Winder 

• City of Jefferson  

Businesses within these designated Opportunity Zones are eligible for the maximum Job Tax Credit of $3,500 per 
eligible job created. 

Joint Development Authorities 

Four Joint Development Authorities currently exist within the region: 
• Joint Development Authority of Northeast Georgia (Clarke, Barrow, Elbert, Jackson, Madison, Oconee, and 

Oglethorpe) 
o Facilitated by NEGRC, members participate in regional efforts and partnerships to expand industry and 

trade within the seven county area. 
• Lake Oconee Area Development Authority (Greene, Putnam) 

o Representatives from Greene and Putnam counties meet quarterly to report on unemployment, 
industrial project activity, and workforce issues. 

• Joint Development Authority of Jasper, Morgan, Newton, and Walton 
o The JDA was formed in 1999 to develop a mixed-use industrial area, the Stanton Springs Industrial Park. 

The JDA’s mission is to attract high-quality jobs to the region, primarily through the promotion and 
development of Stanton Springs. 

• Georgia’s Innovation Corridor Joint Development Authority (Clarke, Barrow, Gwinnett, Oconee) 
o The authority coordinates development along the GA-316 Corridor to bring high-tech, high-paying jobs 

along the University Parkway. 

Regional Economic Development Partnership  
Ten Northeast Georgia counties belong to the Innovation Crescent Regional Partnership: Barrow, Clarke, Jackson, 
Jasper, Madison, Morgan, Newton, Oconee, Oglethorpe, and Walton. The Regional Partnership also includes the 
metropolitan Atlanta counties of Clayton, Cobb, DeKalb, Fulton, and Gwinnett. Jobs identified as critical to the 
growth of the life sciences industry include biological technicians, chemical technicians, chemists, customer service 
representatives, medical and clinical laboratory technicians and technologists, medical and health services 
managers, microbiologists, and quality assurance technicians. 
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Colleges and Universities 

The University of Georgia was founded in 1785, and was the first state-chartered university in the country. As of 
2017, the institution employed over 10,000 people and had a student population of over 35,000. In addition to 
regular academic offerings, the University’s Small Business Development Center provides counseling, training, 
education and advocacy to hundreds of small businesses on an annual basis. The main campus is located in Athens 
with additional campuses located in Gwinnett County (Lawrenceville), the City of Tifton, and the City of Griffin. 
 
Athens Technical College was founded in 1958 and currently offers over 130 different certificate, diploma, and 
associate degree programs as well as community and continuing education classes, adult literacy services, and 
career development assistance throughout Northeast Georgia. Its main campus is in Athens-Clarke County with 
satellite campuses located in Elbert County (Elberton), Greene County (Greensboro), and Walton County (Monroe). 
Athens Tech is accredited by the Commission on Colleges of the Southern Association of Colleges and Schools. 
Professional accreditation has been obtained for many business and health-related associate degree programs such 
as accounting, nursing, and veterinary technology. 
 
Oxford College of Emory University is located in the City of Oxford, in Newton County. With a small campus of 
approximately 900 students, Oxford College offers students an option to attend school for two years in Oxford before 
completing a baccalaureate degree at Emory University in Atlanta. The institution is focused on providing a liberal 
arts education, organized into three Divisions: History and Social Sciences, Humanities, Natural Science and 
Mathematics. 
 
Perimeter College-Newton Campus opened in June 2007 as part of Georgia State University and is located in the 
City of Covington. The site offers associate degree and certificate programs in areas such as Business, Education, 
Math and Computer Science, Health Sciences, and the Social Sciences. 
 
The Georgia Piedmont Technical College campus in the City of Covington offers technical certificate, diploma, and 
associate degree programs as well as continuing education classes, adult education, and career services.  
 
University of North Georgia’s Oconee Campus is located in the City of Watkinsville, in Oconee County. The 
programs of study offered allows students to complete associates degree on the Oconee campus, before 
transitioning to complete their undergraduate studies at University of North Georgia’s campus in Gainesville or 
Dahlonega. The Oconee campus also provides dual-enrollment opportunists for high school juniors and seniors to 
earn college credit before graduating from high school.  
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Economic Trends 

In 2016, the ten largest employers in the Northeast Georgia region were: 
 
• Piedmont Athens Regional Medical Center (Clarke County) 
• Caterpillar, Inc. (Clarke County) 
• Chico’s Dist. Services, LLC (Barrow County) 
• Pilgrim’s Pride Corporation (Clarke County) 
• The Kroger Company (Multiple locations) 
• University of Georgia (Multiple locations; main campus in Clarke County) 
• Wal-Mart (Multiple locations) 
• Wayne’s Farm, LLC (Jackson County) 
• WellPoint, Inc. (Cobb County) 
• West Side Station 
Listed alphabetically, not by number of employees  
 
Between 2008 and 2009, the number of jobs in Northeast Georgia decreased by 6.6%, from 177,829 to 166,130.  
(Source: Georgia Department of Labor Area Profile) 
 
Anecdotally, the Director of the NEGRC Workforce Development Division has observed the steadiness of jobs held in 
the medical fields and a decrease in manufacturing in concert with national trends.  In addition, she has noted an 
interesting increase in those seeking training and subsequently finding steady employment in the trucking industry, 
likely due to the relative competitiveness of the Northeast Georgia region in the transportation industry as described 
above in the “Georgia Work Ready” section under Economic Resources. 
 
Developments of Regional Impact 
NEGRC staff conducted an informal survey to determine the status of Developments of Regional Impact (DRIs) 
throughout Northeast Georgia between 2005 and 2010. Local government contacts were asked to indicate whether 
each DRI had been built, was Developing, or had been abandoned. While NEGRC staff did not receive detailed 
information for all projects, a trend was observed in the responses. Of those indicating the project had been built, 
approximately 78% were categorized as either Wholesale & Distribution or Industrial facilities. Conversely, 
approximately 89% of projects labeled as abandoned were categorized as either Mixed-Use or Housing. A greater 
diversity was observed for those projects labeled as developing. 
  



Northeast Georgia Regional Plan 
 

37 

 

 

Historical and Projected Total Housing Units 

1990 2000 2010 2020 2035 

129,532 173,328 219,288 294,336 439,041 

Sources: U.S. Census Bureau, projections calculated by the Carl Vinson Institute of Government Applied 
Demography Program at the University of Georgia 

 

2015 New Housing Units Authorized by Building Permits 

 Single-Family Multi-Family  Total Units 

Barrow 383 6 389 

Clarke 89 553 642 

Elbert 15 0 15 

Greene 225 0 225 

Jackson 564 48 612 

Jasper 55 0 55 

Madison 79 0 79 

Morgan 57 0 57 

Newton 251 0 251 

Oconee 359 44 403 

Oglethorpe 35 0 35 

Walton 441 0 441 

Region 2553 651 3204 

Source:  University of Georgia Selig Center for Economic Growth 
 

Housing 
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Percent Vacancy Housing Units  

  2010   2015  
 Homeowner 

Vacancy 
Rental 
Vacancy 

Total 
Vacancy 

Homeowner 
Vacancy 

Rental 
Vacancy 

Total 
Vacancy 

Region 3.5% 8.1% 15.5% 2.0% 7.1% 14.0% 
Georgia 3.5% 10.9% 13.7% 2.7% 8.7% 13.5% 

Source: U.S. Census Bureau, 2010 Census, 2015 American Community Survey  
 

 
In comparison to the state, housing units within Northeast Georgia are of comparable age. In both cases, the 
greatest percentage of housing units were built from 2000 to 2009.  
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Measuring Cost Burdened Households 

The Center for Neighborhood Technology (CNT) has developed the H+T Affordability Index, an online tool to 
measure affordability by combining housing and transportation costs. Using 2015 American Community Survey data, 
approximately 92.5% households in the region pay at least 45 percent of their income in housing and transportation 
costs combined. 
 

 H+T costs less than 45% H+T costs 45-66% H+T costs more than 66% 

Barrow 11.5% 88.5 % 0% 

Clarke 7.1% 64.7% 23.8% 

Elbert 0% 68.2% 31.8% 

Greene 2.5% 62.7% 34.8% 

Jackson 2.4% 89.8% 7.8% 

Jasper 18.7% 81.3% 0% 

Madison 0% 84.6% 15.4% 

Morgan 5.6% 94.4% 0% 

Newton 19.2% 78.2% 2.6% 

Oconee 0% 3.8% 96.2% 

Oglethorpe 0% 10.3% 89.7% 

Walton 14.8% 83.0% 2.2% 

Region 6.8% 67.5% 25.0% 

Source: CNT (http://htaindex.cnt.org); region data is a calculated average of county data 
 
These data demonstrate that a large number of households in Northeast Georgia spend more than half of their 
incomes on housing and transportation costs. With commuter outflow data showing that less than half of workers in 
Northeast Georgia worked somewhere in the region in 2000, one may infer that the inclusion of transportation costs 
negatively affect the affordability of living in the region.  

Substandard Conditions  

In 2015, approximately 0.4% of households in Northeast Georgia lacked complete plumbing facilities; this is the 
same percentage observed at the state level. Elbert (1.2%), Jasper (1.1), and Greene (0.9%) Counties had the highest 
rates of households lacking complete plumbing. Clarke County had the highest number of households in this 
category (209).  
  

http://htaindex.cnt.org/
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Homeless 

The State of Georgia contains seven Continuums of Care (CoCs) that work to collect and share data on the sheltered 
and unsheltered homeless population within their respective jurisdiction.  One of these is located in Athens-Clarke 
County. DCA manages the Georgia Balance of the State CoC, using a statistical sampling methodology developed at 
Kennesaw State University to arrive at a predictive county of unsheltered homeless persons. The total number of 
beds includes those in emergency and transitional shelters, including shelters providing services for domestic 
violence victims. 

2015 Homeless Persons and Bed Inventories 

 Sheltered 
Homeless 

Unsheltered 
Homeless 

Total 
Homeless Total Beds 

Barrow 34 41 75 93 

Clarke 91 135 226 153 

Elbert 12 0 12 0 

Greene 9 9 18 12 

Jackson 43 11 54 16 

Jasper 6 0 6 0 

Madison 17 0 17 0 

Morgan 8 3 11 3 

Newton 92 28 120 65 

Oconee 7 0 7 0 

Oglethorpe 9 0 9 0 

Walton 47 0 47 0 

State 5,803 7,987 13,790 9,606 

Source: 2015 Continuum of Care Housing Inventories and 2015 Homeless Count and Predictive Model 
 
While all twelve Northeast Georgia counties are predicted to contain unsheltered homeless persons, six lack facilities 
for homeless persons.   
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Water Supply 

According to a report provided by the U.S. Geological Survey, approximately 
79 percent of the population in Northeast Georgia was served by public water supply in 2005.   
 

 
Source: U.S.G.S., Water Use in Georgia by County for 2010 and Water-Use Trends, 1980-2005 
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Upper Oconee Basin Water Authority 

Created in 1994, this collaboration of officials representing Barrow, Clarke, Jackson, and Oconee counties initiated 
the development of the Bear Creek Reservoir in southwest Jackson County. The project was completed in 2002, and 
provides treated water to Barrow, Jackson, and Oconee counties.  Clarke County receives raw water for processing 
at its treatment plant. The Authority continues to meet every two months at NEGRC for the purpose of facilitating the 
implementation of the Reservoir Management plan. 
 

Appalachian Regional Commission 

The Appalachian Regional Commission (ARC), established in 1965, is a federal-state partnership program that covers 
thirteen states in Appalachia. The four Northeast Georgia counties included in the Appalachian Region are:  Barrow, 
Elbert, Jackson, and Madison. NEGRC is considered the “Local Development District” for these counties, and is 
eligible to obtain funding for a variety of projects which address the following four strategic goals: 
 

• Increase job opportunities and per capital income in Appalachia to reach parity with the nation. 
• Strengthen the capacity of the people of Appalachia to compete in the global economy. 
• Develop and improve Appalachia’s infrastructure to make the region economically competitive. 
• Build the Appalachian Development Highway System to reduce Appalachia’s isolation. 

 
The Appalachian Regional Commission compares three-year unemployment rates, per capita market income, and 
poverty rates from each Appalachian county with national averages. Five economic status designations are then 
used to classify the counties: distressed, at-risk, transitional, competitive, and attainment. In 2011, Elbert has been 
designated as “at-risk,” while Barrow, Jackson, and Madison are considered “transitional.” 

Non-Attainment Designations 

In 2009, the Georgia Environmental Protection Division (EPD) recommended that the following Northeast Georgia 
counties be designated as non-attainment due to the presence of ground-level ozone averaged over 8 hours: Barrow, 
Clarke, Newton, and Walton. In 2004, Barrow, Newton, and Walton counties were designated as non-attainment 
based on their respective levels of fine particle pollution. These designations may require collaborative mitigation 
planning in partnership with the Air Protection Branch of EPD. 

Water planning Regions 

Northeast Georgia is divided among three water planning councils identified at the state level by river basin, as 
follows: 
 

• Middle Ocmulgee: Jasper, Newton 
• Upper Oconee: Barrow, Clarke, Greene, Jackson, Morgan, Oconee, Walton 
• Savannah-Upper Ogeechee: Elbert, Madison, Oglethorpe 

 
Each of these councils is charged with developing regional water plans outlining the preferred water management 
practices in support of meeting future needs and including forecasts for water and wastewater demand. These plans 
are to be submitted to EPD in final form by June 2011. 
  

Intergovernmental Coordination 
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2010 Northeast Georgia plan for Bicycling and Walking 

In July 2009, the Georgia Department of Transportation (GDOT) contracted with NEGRC to develop the Northeast 
Georgia plan for Bicycling and Walking. A Regional Bicycle and Pedestrian Task Force was assembled to guide the 
planning process, resulting in a proposed network of bike lanes, paved shoulders, and shared-use paths and a list of 
recommended planning tools, policies, and programs. The Regional Bicycle and Pedestrian Task Force meets 
quarterly to support plan implementation. 

Northeast Georgia Regional Solid Waste Management Authority 

This collaborative comprises representatives from ten Northeast Georgia counties, excluding Newton and Jasper. In 
2004, the Authority completed a full Solid Waste Management plan (SWMP), and has just completed an update to its 
Implementation Program, per the Georgia minimum planning standards. According to this update, the average 
waste disposal rate in the 10-county area is approximately 4.59 pounds per person, per day, nearly 0.3 pounds more 
than the 2009 national average of 4.3 pounds per capita.1 A stated goal in the updated Implementation Program is to 
reduce this rate by ten percent over the next ten years. An updated Short-Term Work Program was provided for the 
region and for each individual county through 2013.  

                                                                        
1 U.S. Environmental Protection Agency Municipal Solid Waste (MSW) website.  Retrieved on February 4, 2011, from 
http://www.epa.gov/osw/nonhaz/municipal/.   

http://www.epa.gov/osw/nonhaz/municipal/
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