Preserving rural character

Implementation of a
Land Development Guidance System
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Vision Statement:
“Coweta County will foster a New Frontier of rural character. This County will consistently
sustain and improve the quality of life and promote economic development by continuously
planning for careful, managed growth with the participation of citizens, private industry, and
government. The resulting community will provide a uniquely historic sense of place that
nurtures family and cultural values, commerce, education, recreation, health, and preservation
of greenspace.”

Adopted October 20, 2016

The Vision Statement has at its core the preservation of rural areas and rural character while
at the same time allowing the partially developed portions of the County to fill out in ways
that discourage urban sprawl and foster a sense of place. One of the County’s most
important tools in realizing the community’s vision is this Future Development Map.
The Future Development Map portrays Coweta County in 2036, as an arrangement of 13
different “character areas,” each shown in a different color or pattern on the map. Character
areas define the overall land use and design characteristics and are places that meet all or
some of the following:
•
•
•

Have unique or special characteristics.
Have potential to evolve into a unique area when provided with specific and intentional
guidance.
Require special attention because of unique development issues.

Coweta County Community Plan 2016 – 2036

2

Character Areas
Infill neighborhood - low density
Infill neighborhood - medium density
Description:
Residential neighborhoods and subdivisions
comprised primarily of single-family detached
homes in two density calculations – with and
without sanitary sewer.

Rural conservation
Description:
Areas of the county where the predominant
functions are farming, forestry, pasture, soil
conservation, and where low-density and large lot
residential use and rural pursuits, such as horse
breeding, specialty cultivation, and raising livestock
can co-exist on the landscape.

Future Development Map

3

RC - RURAL CONSERVATION DISTRICT
Coweta County has adopted a comprehensive
land use plan and a future development map
to guide land use and development
throughout the county. Primary concerns of
citizens are the provision of efficient and
effective government services and public
facilities, and the protection of Coweta's
natural land and water resources, and
preservation of rural character which
together foster a unique sense of place
valued by the community. The rural
conservation district is intended to provide for
agricultural land use, and low density singlefamily residential land use in an area of
Coweta County shown on the future
development map as the rural conservation
area. Agricultural land uses include farming,
forestry, horticulture, wholesale plant
propagation, dairying, ranching, and
equestrian activities. Rural residential land
uses include rural homestead lots, and low
density rural residential developments
designed to preserve woodland and open land
along Coweta's roadways, to preserve primary
conservation land: river or stream corridor,
areas of vulnerable groundwater recharge,
floodplain, steep slopes, habitat of
endangered species, archeological sites,
cemeteries, and burial grounds, and to
provide neighborhoods with their own private,
yet common, recreation areas.

Zoning Map
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Subdivision
type
Equestrian
Community
Plan

Zoning designation

Minimum lot size

Required infrastructure

Other

ECP-A
Equestrian Community Plan (Type A)

2.5 acres

Water: well or public water
Sewer: individual septic tank

No open space requirement

ECP-B
Equestrian Community Plan (Type B)

1 acre

Water: public water
Sewer: decentralized sewer system

Base density: 1 unit per 2 acres
(0.5 units/ acre)
Open space: 50% of total tract

1 acre

Water: public water
Sewer: individual septic tank or decentralized
sewer system

Base density: 1 unit per 2 acres
(0.5 units/ acre)
Maximum density: 1 unit per 1.6 acres
(0.625 units/ acre)
Open space: 35% of total tract

Water: public water
Sewer: decentralized sewer system

Base density: 1 unit per 2 acres
(0.5 units/ acre)
Maximum density: 1 unit per 1.6 acres
(0.625 units/ acre)
Open space: 50% of total tract

RCSD-A
Rural Conservation (Type A)

Rural
Conservation
RCSD-B
Rural Conservation (Type B)

Single-family
Residential
Infill

Rural Estate

0.5 acres

RI-A
Single-family Residential Infill District
(low density)

0.5 acres

Water: public water
Sewer: decentralized sewer system

Base density: calculated based on existing and
adjoining developments
Maximum density: up to 1 unit/ acre
(depending on calculation of surrounding densities)
Open space: 40% of total tract

RE 2.5
Rural Estate

2.5 acres

Water: well or public water
Sewer: individual septic tank

Does not require curb and gutter on subdivision
streets

RE 2.0
Rural Estate

2.0 acres

Water: well or public water
Sewer: individual septic tank

Requires curb and gutter on subdivision streets

RC Rural Conservation Zoning District
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Why a Land Development Guidance System?
Rationale:
• Simplifies the negotiating process by implementing specific criteria capable of nondiscretionary, objective
administrative evaluation of subdivision proposals.
• Analyzes a subdivision’s potential impact on adjoining property, the environment and existing infrastructure.
• Assures that development takes place within the capacity of available public infrastructure.
• Establishes uniform standards to achieve defined public objectives.

Advantages:
• Property owners maintain the right to develop their property pursuant to the RC Rural Conservation zoning
ordinance subject to complying with established baseline standards.
• Adjoining and nearby property owners attain the right to be free of negative externalities associated with new
development.
• County government, utility and service providers and, most importantly the tax payers of the county, retain the
right to be free of the additional burden on infrastructure and government services associated with new
development.

Land Development Guidance System
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Purpose statement and evaluation factors:
Purpose statement:
The purpose of the Land Development Guidance System is to enhance and maintain the rural character of the county;
to promote orderly development in accordance with the goals, objectives and policies adopted as a part of the
comprehensive plan; to facilitate subdivisions with smaller lot sizes and higher base densities within areas served by
readily-available infrastructure; and, to provide for efficient delivery of services to new development without burdening
the taxpayers of the county.
Evaluation factors:
• Proximity to infrastructure and services (i.e., Service Delivery)
• Proximity to major road network
• Proximity to one-acre (or less) lot subdivision
• Proximity to retail centers
• Proximity to major employment centers (other than retail)
• Proximity to fire hydrants

Land Development Guidance System
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Proximity to infrastructure and services
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Evaluation process
1.

Proximity to infrastructure and services

Begin with base map of the county, showing
jurisdiction boundaries, road network and
water features
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Evaluation process

Proximity to infrastructure and services

1.

Begin with base map of the county, showing
jurisdiction boundaries, road network and
water features

2.

Add parcel base geometry for all platted
parcels within the unincorporated county
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Proximity to infrastructure and services
(i.e., Service Delivery)

Proximity to infrastructure and services

•

Support the adopted Service Delivery
Strategy by focusing development in areas
served by existing infrastructure (e.g., water,
sewer, road network, etc.) and/ or services
(e.g., police, fire, emergency services, library,
recreation facilities, etc.) to improve the
efficiency of infrastructure and public service
delivery.

•

Promote development patterns that are more
efficient in terms of capital costs, operating
costs, energy use, and environmental impacts.
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Proximity to infrastructure and services
(i.e., Service Delivery)

Proximity to infrastructure and services

•

Support the adopted Service Delivery
Strategy by focusing development in areas
served by existing infrastructure (e.g., water,
sewer, road network, etc.) and/ or services
(e.g., police, fire, emergency services, library,
recreation facilities, etc.) to improve the
efficiency of infrastructure and public service
delivery.

•

Promote development patterns that are more
efficient in terms of capital costs, operating
costs, energy use, and environmental impacts.
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Proximity to infrastructure and services
(i.e., Service Delivery)
•

Support the adopted Service Delivery
Strategy by focusing development in areas
served by existing infrastructure (e.g., water,
sewer, road network, etc.) and/ or services
(e.g., police, fire, emergency services, library,
recreation facilities, etc.) to improve the
efficiency of infrastructure and public service
delivery.

•

Promote development patterns that are more
efficient in terms of capital costs, operating
costs, energy use, and environmental impacts.

Property location

Proximity to infrastructure and services

Points

Within 3 miles of Newnan or Senoia

3

Within 2 mile of Sharpsburg or Turin

2

Within 1 mile of Moreland, Grantville or
Haralson

1
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Proximity to major road network
•

The location, density, type and mixture of land
use directly impacts the travel demand
scenarios reflected on the existing road
network.

•

The comprehensive plan proposes future land
use patterns that correspond to specific
transportation needs, while designating
specific corridors for commercial and/ or
employment-related development.

•

Successful transportation planning is based on
the larger context of community dynamics
with regard to population, employment trends,
land use and development characteristics.

•

Population and employment densities will
continue to grow in the central and
northeastern portion of the county while the
southern and western portion remains less
populous.

Property location

Proximity to major road network

Points

Access from principal arterial

3

Access from major collector

2

Access from minor collector

1
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Proximity to one-acre (or less) lot
subdivision):
•

The overall Community Plan is based upon at
least 50% of new residential growth taking
place in the unincorporated areas of the county
with the majority being developed in the Infill
Neighborhood Character Areas.

•

Encouraging growth within the Infill
Neighborhood Character Area will preserve the
Rural Conservation Character Area for farming,
ranching, forestry, and new estate or rural
density residential development.

•

It is anticipated that land within the rural
portions of the county will begin to develop as
infrastructure is expanded to serve these areas.
At present, public and private infrastructure
investments are taking place within the infill
neighborhoods where expansion is more cost
effective.

Property location

Proximity to one-acre lot subdivisions

Points

Shares property line with existing one-acre (or
less) lot subdivision

3

Within 1 mile of existing one-acre (or less) lot
subdivision

2

More than 1 mile from existing one-acre (or
less) lot subdivision

1
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Proximity to retail centers
Regional
• Large, multi-building shopping destinations with
a gross leasable area (GLA) of 300,000 SF or
more and typically including one or more major
department stores, a multi-screen theater, and
opportunities for dining and service-oriented
businesses.
Neighborhood
• Medium, multi-building shopping destinations
with a gross leasable area (GLA) of 100-300,000
SF or more and typically including a
supermarket, drugstore, hardware, bank,
automotive, dining and service-oriented
businesses.
Convenience
• Small-scale shopping destinations with a gross
leasable area (GLA) of less than 3,000 SF and
typically including a minimart, fuel, dry cleaning,
beauty salon, dining and service-oriented
businesses.

Property location

Proximity to retail centers

Points

Within 5 miles of regional retail center

3

Within 3 miles of neighborhood retail center

2

Within 1 miles of convenience retail center

1
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Proximity to major employment centers
(other than retail):
•

Includes areas developed and/ or zoned for
office, medical and industrial purposes.

•

Industrial employment centers are those areas
along I-85 that will house large, regional
employers engaged in manufacturing,
warehousing/ distribution, office and service
industries.

•

Major employment centers comprise less than
2% of the county’s land area but can
accommodate 75% of the new jobs coming to
the county.

Property location

Proximity to major employment centers

Points

Within 3 miles

3

More than 3 but less than 5

2

More than 5 miles

1
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Proximity to fire hydrants
•

Fire Department operates fifteen (15) fire
stations throughout the county and provides
fire, rescue and emergency medical services to
all areas of the county.

•

City of Newnan provides fire protection
services within the city limits but county
provides rescue and emergency services for
the city.

•

County maintains ISO fire protection
classification of 4/9 which denotes a four (4) for
areas located within five (5) vehicle miles of a
station and within 1,000 LF of a fire hydrant,
and a nine (9) for areas outside of those
coverage areas.

Project location

Proximity to fire hydrants

Points

Within 1,000 LF of existing hydrant

3

NOT within 1,000 LF of existing hydrant

0
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Property location (includes the entire tract within specified distance)

Points

Proximity to infrastructure and services
- Within 3 miles of Newnan or Senoia

3

- Within 2 mile of Sharpsburg or Turin

2

- Within 1 mile of Moreland, Grantville, Haralson or Palmetto

1

Proximity to major road network
- Access from principal arterial

3

- Access from minor arterial

2

- Access from major collector

1

Proximity to one-acre (or less) lot subdivision
- Shares property line with one-acre (or less) lot subdivision

3

- Within 1 mile of one-acre (or less) lot subdivision

2

- More than 1 mile from on-acre (or less) lot subdivision

1

Proximity to retail center
- Within 5 miles of regional retail center

3

- Within 3 miles of neighborhood retail center

2

- Within 1 mile of convenience retail center

1

Proximity to major employment center (other than retail)
- Within 3 miles

3

- More than 3 but less than 5 miles

2

- More than 5 miles

1

Proximity to fire hydrant
- Within 1,000 LF

3

- NOT within 1,000 LF

0

Point Rating System
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How does the point rating system work?
Evaluation and assigning of points will be incorporated into the required pre-application review meeting with the
Applicant and County Staff. Unless specifically exempted, plans for new subdivisions will not be accepted until the Land
Development Guidance System evaluation is complete.
To qualify for a specific subdivision type, a tract of land must achieve the minimum points noted below:

Subdivision type
RI-A – Single-family detached residential (low density)
RCSD – Rural Conservation

Minimum points required
14 and above
10 - 13

RE – Rural Estate

6-9

ECP – Equestrian Community Plan

0-5

Land Development Guidance System
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How does the point system work?
The point system will be incorporated into the
required pre-application review meeting with the
Applicant and County Staff. Unless specifically
exempted, plans for new subdivisions will not be
accepted until the Land Development Guidance
System evaluation is complete.
To qualify for a specific subdivision type, a tract of
land must achieve the minimum points noted
below:

Point compilation map

Subdivision type

Minimum points
required

RI-A
Single-family detached residential
(low density)

14 and above

RCSD
Rural Conservation

10 - 13

RE
Rural Estate

6-9

ECP
Equestrian Community Plan

0-5
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Questions/ guidance

Implementation of a
Land Development Guidance System
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