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11.   Plan Implementation

· Introduction

The previous chapters provided a basic inventory and an assessment of needs related to the eight elements of the Douglas County’s Comprehensive Plan: population; economic development; housing, natural resources, historic and cultural resources; community facilities and services; transportation; intergovernmental coordination, land use and implementation. However, without an overall strategy for implementation, the Plan’s goals and strategies will not be realized. This element merges and coordinates the goals and strategies arising from the separate plan elements into an overall implementation strategy to direct the Plan over the next 20-years. Complementing this long-term implementation strategy is the Five-Year Short Term Work Program. The Short Term Work Program sets out specific actions and time frames for the next five years to implement the Plan—who is suppose to do what, when and where the money is coming from.
Lastly, this chapter sets out provisions for annual review, amendment and updating the Plan as time goes by and changes occur, whether or not anticipated in the forecasts of future development or in the County’s vision for the future.

· Implementation Process

Communication: The first step in the implementation process is communication. However, to fully communicate the values of the planning process, the Board of Commissioners and Planning Commission have been fully apprised of the Plan’s overall goals, facility needs and the strategies necessary to address these needs. This communication step is not limited to the policy makers but has been extended to the citizens and businesspersons in the community as well. The public is aware of the processes involved to create the Comprehensive Plan, how they can contribute to the process, and how the plan will be implemented.

Formal Adoption: The second step was formal adoption by the Board of Commissioners and Planning Commission after two public hearings were held. The Planning Commission and Board of Commissioners will then use the Comprehensive Plan as a guide for making decisions that will affect future growth in Douglas County. Unless the goals and strategies are accepted and embraced by the Board of Commissioners, the planning commission, residents, and business interests, the Comprehensive Plan will have little value.

Continuous Monitoring: To ensure that the Comprehensive Plan remains a useful tool for guiding growth, it will be monitored for its impact and modified periodically to reflect changing community conditions. As part of plan implementation, the Plan’s Five-Year Short Term Work Program is to be updated annually and extended into another year to maintain the five-year horizon.

· Implementation Tools

Management and Regulatory

Unified Development Code

Douglas County recently transformed the County’s zoning ordinance, subdivision regulations and other land use regulatory controls into a Unified Development Code (UDC).  The UDC combines and consolidates all phases of the land development process from the zoning of a piece of property to the actual development of this property.  Like its predecessor (the zoning ordinance), the UDC will continue to regulate the use of the lot, lot size, building bulk and height, and setbacks. In addition, it will regulate the manner in which land may be subdivided to ensure that each subdivision meets standards as to minimum block and lot sizes, streets, relationship to existing streets, and provisions for open space, schools, and other public facilities and the protection of natural resources. The UDC is a valuable and necessary tool for the implementation of the Comprehensive Plan and for the creation of quality developments within Douglas County.

Water Quality

The Douglasville/Douglas County Water & Sewer Authority (WSA) has recently taken over the responsibility of monitoring both soil & erosion control and stormwater facilities within Douglas County, including the City of Douglasville.  WSA will continue to work on protecting water quality be implementing its Stormwater Management Plan.  WSA will also continue to act as Douglas County’s representative in the ongoing North Georgia Water Planning District Plan.  

Detailed Planning Studies

Detailed plans, such as a Solid Waste Management Plan, Park and Recreation Plan, Greenspace Plan, Capital Faculties Plan or a Comprehensive Transportation Plan, are adopted as implementing measures of the Comprehensive Plan. In addition the County will advance on several small area studies within the county as outlined in the STWP, such as the Lithia Springs Town Center Study, The Bankhead Highway Redevelopment Corridor, and the Post Road Interchange Study.  These are more detailed planning studies for specific elements within the Plan. However, all facility improvements recommended by these plans will conform to the overall Comprehensive Plan.

Incentives

The County can implement incentives to encourage certain types of private development that will contribute significantly to the public good. Several development options that promote good design and protection of natural resources and an overall streamlining of the regulatory process has been one of the focuses of the new UDC.  

Fiscal 

Capital Improvements Program

The Douglas County Capital Improvements Program (CIP) provides the link between the planning effort and the operational budget of the County. Capital improvement programming is the scheduling of selected physical plans and facilities over a five-year period. These improvements are based on level of service needs, stated priorities, and the present and expected financial capabilities of the County.  

Fiscal Programs

The County will continue to investigate a range of tools to deal with the fiscal impacts of development, including impact fees, adequate public facility standards, and fiscal impact assessment requirements.  The Capital Improvements Plan and Level of Service standards could provides the basis for substantiating impact fees in the community when and if the County chooses to develop a program.  Other financial tools may include continued SPLOST funding and available state and federal grants.  

These tools will help to ensure that new development is of a type and quality that does not undermine the fiscal health of the city and county.  

Capital Investment

The county is committed to providing infrastructure and services in areas targeted for development in the comprehensive plan.  Major transportation improvements, public water and sewer investment will be aimed at providing services to areas of medium density and commercial and industrial development.  

· Public Awareness and Cooperation

Interagency/intergovernmental Cooperation

The County’s 10th Year Comprehensive Plan Update paved the way for an increase in cooperation among internal departments, outside agencies and the municipalities within the county limits.  During this process the County met with other governing bodies to develop a cooperative working relationship and the sharing of mutual information.  Agency heads from the Board of Education, The Development Authority, and the Water and Sewer Authority were members of the Citizen Stakeholder Committee that participated extensively on both the County’s UDC and Comprehensive Plan Development.  Monthly meetings were held throughout the planning process with the City of Douglasville to discuss coordination of land use, annexation policy, infrastructure investment and service delivery.  Continued coordination efforts between the City of Douglasville and Douglas County will result a Countywide Comprehensive Transportation Plan and the Expansion of public Water and Sewer through WSA.

Citizen Involvement

Citizen involvement was critical in the development of this comprehensive plan Update. A comprehensive plan that is written in a vacuum will not accurately identify the goals and needs of the citizens of the community. The Douglas County Board of Commissioners, Planning Commission and Development Services Staff all recognize that citizen involvement would be important in the planning process.   This Plan and its related UDC were developed utilizing open public forums, a diverse stakeholders committee and media outlets to gather input, comments and an understanding of the issues.  The development of a countywide Vision has been integrated throughout individual elements, and provides the foundation for the land use element and future land use plan map and this implementation strategy.  Douglas County’s long history of involving its citizens within the planning process is expected to continue with the creation of a development review committee, DERK and the initiation of the Countywide Comprehensive Transportation Plan.  

· Goals and Strategies

The following goals reflect the assessment of existing conditions and desired future results discussed in the various chapters of this Plan, coupled with the advice and guidance generated through the intensive public participation program. The underlying principle of the goals is to reach the vision of Douglas County as addressed in the Introduction Chapter of this Comprehensive Plan.

· Economic Development Goal ... strengthen and sustain the economic base of Douglas County.

Strategies that will address these needs include...

· Continue to coordinate with, provide vital economic information to, and support the Douglas County Chamber of Commerce and Development Authority, its existing Industries Committee and local businesses and industries towards the retention of existing businesses and the attraction of new businesses.

· Enhance overall quality and attractiveness of Douglas County by increasing cultural amenities, striving to strengthen services, improving the education system, maintaining the physical integrity of structures and the physical environment and to provide districts for executive housing options.

· Maintain and periodically update a commercial area database linked to a GIS system that would utilize primary data and secondary data collected from business licenses, appraisal data and local real estate data.

· Coordinate transportation planning efforts with land use planning so that efficient and ordered linkages are developed and access to such facilities is available to those with and without private transportation.

· Review proposals for industrial development based on potential tax revenues, service expenditures, and quality of worker, infrastructure availability and environmental effects.

· Require developers to perform a fiscal and environmental impact analysis on each large development.

· Establish an education roundtable to discuss ways to maintain and improve the quality of the public education system.

· Encourage the development of a local apprenticeship program that provides technical, mechanical, and crafts experience to local children.

· Establish a tourism committee of the County, the Chamber of Commerce, and the Development Authority, which, as part of its mandate, will establish and maintain contacts with key members of the tourism industry, the Georgia Department of Tourism and Trade, and others, and make recommendations for incentives to attract tourism-related industries to the County. 

· Natural and Scenic Resources Goal ... Preserve, protect and nurture the qualities of the natural and historic environment of the County.

Strategies that will address these needs include...

· Encourage development patterns and land use, which enables the County to protect, enhance and preserve sensitive areas, through identification of sensitive areas on the Future Land Use Plan Map, and the appropriate development regulations to ensure such protection.

· Promote best management practices that limit soil erosion from agricultural operations, commercial and residential development sites, and the promotion of tree protection.

· Protect water quality including those sources used for drinking water, recreational activities, and other water bodies such as Non-watershed Rivers; streams and creeks by meeting or exceeding minimum state standards for water supply watersheds and groundwater recharge areas.

· Protect and preserve viable agricultural lands, wetlands, steep slopes and ridgelines, and other environmentally sensitive areas from incompatible activities and development, and mature trees during the development process and other land disturbance activities.

· Develop an overall countywide environmental improvement and maintenance effort coordinated with efforts at the regional level, state and federal levels.

·  Actively reduce the solid waste stream within the county.

· Ensure the integrity of those historic and archaeological resources found in Douglas County to ensure that they are not removed from the County without permission.

· Enhance the County’s Greenspace plan so that sensitive natural areas are identified and acquire land with the intent of developing public parks or preserves.  Encourage the protection of sensitive areas through innovative land use techniques and conservation easements.

· Continue the actions of the Open Space Committee/Task Force to advance the open space goals of the County, including increasing the awareness of County residents of the codes and ordinances in place to maintain and protect open space, mature trees and natural areas.

· Review and evaluate local government codes and ordinances, and enforcement procedures targeted to the prevention and enforcement of illegal waste disposal activities.

· Survey locations of point source pollution outfalls emptying into local water resources in order to target these locations for control or elimination

· Historic Resources Strategies…Preserve and protect historic and cultural resources within the county.

· As part of the development process provide for the protection for historic and archaeological sites and structures considered important to the community.

· Establish guidelines for the excavation of historically and archaeologically important sites within the County.

· Encourage and promote educational efforts designed to enlighten the public concerning the value and importance of local historic and archaeological resources.

· Public Facilities and Services Goal ... provide for efficient, effective and high quality public facilities and services for the citizens and businesses of Douglas County.

· Develop a capital facilities plan according to existing capacity, preferred level of service and projection of need calculated within the Capital Facilities Chapter of this Comprehensive Plan. 

· Implement the 20-year Capital Improvement Plan through the annual STWP and budget process.

· New development will be served with public faculties that meet or exceed established level of service standards.

· Fair and predictable standards will be developed for allocating infrastructure costs between areas of the county.

· Sanitary sewer services will be target as a priority to areas with business and industry potential, such as areas along major transportation routes.

· Sanitary sewer services will generally be provided to new residential development other than low-density rural residential uses, in support of land use goals related to efficient growth and in furtherance of water conservation goals.

· The County will complete a master parks plan and identify future park sites and faculties will meet or exceed acceptable levels of service standards for parks and recreation facilities.

· The county will that promote a linked system of parks and op0en spaces.

· The County will ensure that all residents have access to cultural opportunities, facilities and programs.

· Optimize efficiency and effectiveness of services through the coordination of land use planning and infrastructure financing. 

· To ensure a variety of passive and active park, open space and recreational facilities and opportunities are available and accessible to all residents of the County.

· Continue to utilize and update as necessary design and construction criteria for all new public and private facilities, additions and modifications to existing facilities, and require compliance with or exceed all local, state, and federal standards including the Americans with Disabilities Act.

· Implement and update the maintenance action plan for all County facilities to ensure maximum utilization of existing facilities. 

· Evaluate the delivery of public services in relation to current and projected demand as part of a 20-Year Public Service Action Plan.

· Work with WSA to coordinate future land use, population and employment projections and the location and capacity of line extensions.

· Use water conservation techniques to conserve and wisely utilize water resources through the establishment of educational and public relations mechanisms focusing on the conservation and efficient utilization of local water resources.

· The County will explore standards for ensuring that public facilities and services are available concurrently with development that require such faculties.

· The county will explore adding fiscal impact analysis requirements to their development codes to establish a solid foundation for fairly allocating infrastructure costs.

· The county will continue to maintain and upgrade existing infrastructure to accommodate and encourage infill and redevelopment within its boundaries.

· The county will explore a maintenance and enforcement program for septic systems to ensure that such systems adequately function in a fashion that protects public health and water quality.

Solid Waste

· Promote recycling activities concurrent with the Douglasville/Douglas County Solid Waste Plan and regional, State and Federal guidelines, continue to identify additional markets for recycled products, and target recycled products as a percentage of total purchases.

· Maintain and enhance current efforts by private citizens and governmental agencies to clean up litter.

· Continue to utilize inmate and community service labor to clean up trash and litter

· Continue to emphasize education and public relations activities to increase awareness of current programs to reduce the solid waste stream even further, including source reduction, composting, recycling and personal waste reduction programs, as well as the implications of non-compliance.

· The County shall continue to promote solid waste reduction through the purchase of recycled materials where feasible.

Public Safety Strategies...

· Develop a comprehensive public safety plan for the County based on existing capacity, preferred level of service and future demand.

· Require inclusion of public safety infrastructure (such as fire hydrants, adequate fire flow pressure, and emergency aces routes) in development plans.

· Update, and revise where necessary the Board of Health Strategic Plan to meet projected needs as identified in the Community Facilities Chapter of this Comprehensive Plan.  Continue to implement the Board of Health Strategic Plan.

· Update as necessary the Parks and Recreation Master Plan based on the current assessment and statement of needs as identified within this plan, for active parks, recreational facilities and passive open space.

· Utilize the Greenspace program to target lands within small water supply watersheds such as the Dog River, Bear Creek, and Anneewakee Creek watersheds, and other environmentally sensitive areas as potential locations for passive recreation.

· Continue to integrate pedestrian and bicycle trail linkages from residential and commercial areas to parks, open space and other recreational facilities through the Bicycle and Pedestrian Plan component of the Comprehensive Plan’s Transportation and Thoroughfare Plan.

Cultural and Library Strategies...

· Increase the offering of, and participation in cultural events, programs, and organizations. Consider the development of cultural institutions in Douglas County such as a performing arts center, art museum, concert hall, history museum, and other institutions.

· Complete a master parks plan to identify the amount and type of parkland that will meet or exceed the acceptable level of service standards as established in the Community Facilities Chapter of this plan.

· Promote a linked and accessible system of parks, recreational areas and open spaces that will provide connectivity throughout the county.

Educational Strategies... 

· Communicate and coordinate with Board of Education concerning future growth areas and the County’s plans for provision of public schools to meet future capacities. Identify future school districts on the Future Land Use Plan.

· Coordinate development and forecast information to promote coordinated timing of infrastructure, growth and educational needs.  

· Continue to promote local opportunities for human resource development and employee training.

· Transportation Goal ... provide a comprehensive and coordinated multi-modal transportation system which will provide multiple options for safe, convenient, environmentally friendly, and efficient inter-County and intra-County mobility to all residents and employees within the county. 

· Actively plan for improvements to the local transportation system through a regional, collaborative context involving other cities and counties, the GA DOT and the Atlanta Regional Commission.

· Develop and implement alternative modes of transportation in addition to the auto that will better serve the public and achieve regional, state and federally established transportation goals and air quality standards.

· Proactively increase transportation infrastructure capacity, safety, accessibility, efficiency and mobility in the context of the Future Land Use Plan Map.

· Minimize negative social and environmental impacts due to transportation facilities on residential neighborhoods, adjacent land uses, the County as a whole, and the region in general.

· Address the need for aviation facilities.

· Budget annually for transportation projects and develop new and innovative sources of funds for both locally programmed projects and use as leverage to obtain state and federal funding.

· Implement a street beautification program to improve and enhance the aesthetic environment of the roadway network in residential, commercial and industrial areas.

· Continue to encourage transit, high occupancy vehicle lane development, and ridesharing programs with express bus service to key employment destinations on a local and regional level.

· Housing Goal ... Achieve an appropriate mix of housing opportunities for current and future residents.

Based on the inventory and assessment presented above, the County needs to...

· Foster a variety of housing options including a variety of housing type, size, price, density and site conditions to meet every market niche through the use of innovative development techniques, such as mixed-use villages, loft development and master planned developments.

· Maintain, protect and enhance the viability, character and identity of established neighborhoods, communities and rural settlements.

· Carefully consider appropriate types of redevelopment and infill land uses to ensure compatibility.

· Perform a comprehensive housing market analysis to determine housing need and types of homes in demand.

· Develop a residential district that would include a minimum unit size, and quality design standards appropriate for move-up and executive housing options.

· Utilize innovative, state-of-the art residential construction techniques that will achieve economies of scale maintain or lower costs, yet not compromise quality.

· Include additional requirements such as sidewalks, parks and open space, common area improvements, and other features that add to the quality of the residential development.  Establish minimum requirements for sidewalks, parks and community amenities within large-scale subdivisions and master planned developments.

· Develop loan, grant, incentive and educational programs for home maintenance and repair targeted toward the elderly and blighted areas of the county.

· Maintain code enforcement efforts in areas of low and moderate-income housing.  Establish target areas for implementation of maintenance and rehabilitation strategies.

· Land Use Goal ... coordinate land use patterns and infrastructure planning in order to provide an efficient, equitable, and compatible distribution of land uses in Douglas County.

Based on the inventory and assessment presented above, the County needs to...

· Ensure that future land use and development decisions are consistent with long range planning goals and policies and that such decisions promote social and economic well-being.

· Growth will generally be directed toward existing or planned service areas and away from rural areas with planned lower levels of services and a dependence on public wells and/or septic systems.  Allowable densities will be reduced in rural areas that cannot be efficiently serviced.

· Infrastructure will be target as priorities to areas suitable for commercial, industry and business uses, but new residential uses (other than low density rural residential) will also be directed to areas that can be efficiently served with sanitary sewers.

· Require comprehensive plan consistency and infrastructure concurrency during the rezoning and development review process.  

· Encourage innovative development techniques to provide for a mix of uses in appropriate locations.

· Ensure compatibility between differing land uses and protect existing development from incompatible uses when making land use decisions.

· Develop an effective strategy for the gradual elimination of non-conforming land uses.

· Encourage the reuse and revitalization of obsolete or underutilized commercial or industrial facilities that is in conformance with local land use regulations.

· Accommodate the year 2025 population and employment projections.

· Ensure consistency of the Zoning Map with the Future Land Use Map designations through rezoning.

· Establish an urban growth boundary beyond which no additional dense or urban scale development can occur, with the exception of neighborhood serving commercial.

· Seek and maintain urban growth boundaries agreements with adjacent governments.

· Use infrastructure as a tool to guide development into locations where the land is most cost effectively serviced  (i.e., accessible to police, fire, water, sewer and the urban road network).

· Adopt public service and facility standards that ensure new development will only be approved when the facilities to serve it will be concurrently available.

· Monitor development’s (including undeveloped areas zoned and / or platted) impact on existing or future infrastructure and public facilities capacities.

· Encourage creative urban design solutions for development within the County, such as mixed-use projects, village oriented centers and other innovative site planning techniques, such as TNDs, conservation subdivisions and TODs.  

· Target higher density residential development in areas where adequate transportation facilities and commercial or public facilities exist or are planned.

· Limit development in environmentally sensitive or unsuitable areas. 

· Provide transitions in intensity, scale, density and land use between high and low-density land uses as a key tool in decision-making.

· Develop subdivisions that foster a sense of community and promote pedestrian mobility, community recreation and an abundance of public open space.

· Support a cohesive approach to providing retail sales and service nodes within the County thereby avoiding strip commercial patterns along arterial routes; these nodes would be developed near existing and planned transportation routes and connections on a scale that is compatible with residential development and pedestrian access.

· Encourage the establishment of community oriented activity or village centers as focal points for the various communities within Douglas County.

· Short Term Work Program

The Short Term Work Program (or STWP) is attached at the end of this chapter.  The STWP presents a schedule of specific actions that the County intends to take during each of the coming five years to address its needs ant to implement its strategies for Douglas County.  The STWP includes the following:

· A description of initiatives and programs to be put in place over each of the next five years, including cost estimates and alternative funding sources where applicable.

· A description of major capital improvements or infrastructure expansions proposed by the County over each of the next five years, including cost estimates and alternative funding sources where applicable.

· A description of administrative systems, regulatory measures or land development regulations to be adopted or amended over each of the next five years.

· Managing the Plan

To be a useful and influential tool in guiding growth and development in the future, and in ultimately realizing Douglas County’s vision for the future, the Plan must be kept current. Over time, changes will occur in the county that may not have been anticipated and over which the County may have no control—changing lifestyles, national or regional economic shifts, the impact of telecommuting or internet access on working and shopping patterns, etc. Annually monitoring these shifts against progress in Plan implementation may lead to the need for amendments to the Plan. In addition, the State has certain requirements for amendments and updates that must be followed. All of these issues are addressed below.

Annual Plan Review

The annual review is to be accomplished in coordination with the annual budgeting process. At a minimum, the annual review will consider:

· Apparent changes in the pace of growth, in terms of housing units built and land absorbed by nonresidential development.

· Land development approvals over the past year in light of realization of the Comprehensive Plan Design Guidelines (as applicable).

· Zoning approvals over the past year in relation to the Future Land Use Map.

· Planned Short Term Work Program activities compared to actual accomplishments.

The plan outlines recommendations to cope with anticipated changes in Douglas County.  The adopted plan serves as a policy guide for local growth and development.  To be carried out, the following steps need to be taken:

Review current development regulations

Annually review the Unified Development Code and other county regulations to ensure that the plan is being properly implemented.

Administer and Enforce Regulations

Continue to enforce the Unified Development Code, the Capital Facilities Plan and the Future Land Use Plan Map as the roadmap to the county’s desired land use patterns.  

Update the Capital Improvements Plan and Budget

A part of the Capital Improvements Plan and Budget process, it is very important to identify future sites or at least general locations for community facilities such as parks, libraries, etc. as early as possible using the guidelines in the Plan.  Early acquisition of sites minimizes ultimate land costs and permits the best sites for community facilities to be obtained before other development occurs.   Capital facilities programming should be in conjunction with outlined land use patterns on the Future Land Use Plan Map and policies within this plan.  The Capital Improvement Planning and budgeting process should include:

· Preparation of a detailed capital improvements plan and budget including the following elements:

· Detailed Project descriptions.

· Location of desirable sites.

· Schematic Layouts of buildings and sites

· Construction cost estimates

· Prepare a schedule, program and budget including the following elements:

· Design and construction schedule

· Possible grant funding

· Staff operation and maintenance costs

· Five-year capital budget

Obtain Funds for needed improvements.

In additional to local funds, state and federal grants can be used to help pay for local projects.  On the average, all grant programs require some local participation for capital expenses as well as a commitment for local staffing, maintenance and operational expenses. Alternative funding sources should be identified during the update to the five-year capital budget program.  Alternative sources that can be utilized include such programs as impact fees, SLOST, bonding and special improvement districts a complete funding plan should be included in the capital facilities plan.

· Updates to the Comprehensive Plan

Short Term Work Program

The STWP will be updated annually, reflecting the results of the Annual Plan Review. The STWP will be extended one year into the future in order to maintain a full five years of future activity, and any changes appropriate to the other years will be included. No later than 30 days after the end of the year just completed, the updated STWP will be forwarded to the ARC for their files.

Minor Plan Amendments

As a result of the Annual Plan Review, amendments to the Plan may be appropriate. If the needed changes are strictly local and not considered to have an effect on another local government, the changes may be adopted as a minor amendment to the Plan at any time during the year by Board action. At the end of each year, along with the annual update to the STWP, a summary of all minor amendments is to be sent to the ARC with a statement that the individual and cumulative effects of the minor amendments do not significantly alter the basic tenets of the approved Plan.

Major Plan Amendments

If, as a result of the Annual Plan Review, conditions or policies on which the Plan is based have changed significantly so as to alter the basic tenets of the Plan, the County will initiate a major Plan amendment. The public will be involved in preparation of the Plan amendment to the extent warranted by the degree of change that has occurred. Following State procedural guidelines, a public hearing will be held to inform the public of the County’s intent to amend the Plan, and to seek public participation. The major Plan amendment will be submitted to Fulton County and near-by cities for review in accordance with our agreement under HB 489, and to the ARC for review under the State’s requirements, prior to adoption.

Fifth-Year Review and Tenth-Year Plan Update

In accordance with State requirements, the Comprehensive Plan will be given a full update, at a minimum, in ten years (2011). After five years, however, in 2007, the County will determine if the Comprehensive Plan needs a major update based on the degree of change in the county that has occurred by that time. If major changes have taken place that have not been incorporated into the Plan through past amendments, a complete update will be initiated following State procedural guidelines (which are the same as for adoption of a new Plan).
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