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COMPLETE COMMUNITY:

RURAL VILLAGE

Description

Complete communities in a rural setting are where a mixture
of land uses historically existed, such as mill villages or
community crossroads. A Complete Community — Rural
Village may also be facilitated in locations where rural
housing needs and development patterns can accommodate
and benefit from the mixture of land uses. The typical Rural
Village may encompass options for housing, jobs, retail,
services, walkability, and amenities while preserving natural
features and significant farmland areas.

Historically, compact development was the traditional
development before car dependency. In Coweta County,
traditional villages evolved in rural areas and emerged as a
natural part of the rural landscape.

Unlike clustered residential developments, the Rural Village
incorporates essential community services and commercial
uses for the daily needs of rural residents. Thus, preserving
rural village life as a special place in Coweta County’s history.
Historic rural villages are good models for the creation of
complete communities. They provide convenience by offering
the necessities for daily needs and often reduce vehicle travel
to urban areas for employment, shopping, and other services.

HISTORICALLY, COMPACT
DEVELOPMENT IN RURAL
AREAS WAS THE

TRADITIONAL
DEVELOPMENT TYPE
BEFORE CAR DEPENDENCY

Today, Complete Communities can create
economic opportunities, diverse housing
and strengthen self-sufficiency in rural
areas that are currently dependent on
urban areas for employment and
commercial services. Complete
Communities are focal points with small
local commercial, civic, and public
activities. For example, retail services
within Complete Communities are
intended to be local serving but may also
provide convenience to commuters
passing through the rural areas by
offering commercial alternatives to urban
destinations. In turn, this facilitates the
opportunity for small businesses outside
the cities.
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CORRESPONDING
ZONING

e Rural Conservation (RC)

¢ Village Centers (VC)

e Conservation Subdivision (CSD)

e PDP Planned Development Projects
(PDP)

e Commercial Limited Services (CLS)

e Commercial- 3 (C-3)

¢ Residential Retirement and
Community Care (RRCC)

PREDOMINANT

LAND USE

Mixed-use
Residential

Neighborhood Scale Commercial

Professional Offices
Civic/Institutional
Open space and recreation
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DENSITY

&
GROWTH STRATEGY

Land Development Guidance System(LDGS) allows one dwelling unit per 5 acres.

Complete Community - Rural Village may have a higher density than what is available in the
surrounding Rural Places and LDGS designations. This would be evident in areas with
historical development patterns of mill villages, which had small homes on shallow lots.

Currently, zoning requirements for large lots, constraints on septic systems, and parking
make it challenging for new development in the mill villages and community crossroads.
However, development continues in the countryside, where large parcels with good soils
and easy access are typically subdivided into large lots served by septic systems. Similar
constraints cause businesses to locate or expand along the highway corridors creating
scattered strip commercial areas along the rural highways. The cycle of disinvestment in the
mill villages and community crossroads forces existing residents to work, shop, and
recreate elsewhere. Meanwhile, the historic mill village, buildings, residences, and
commercial structures are abandoned and will eventually disintegrate if not redeveloped.

The Growth Strategy highlights these areas for redevelopment and compatible new
development to protect rural and agricultural areas from sprawling and scatted
development. Rural Villages also offer alternatives development opportunities for the
historic mill villages and crossroads communities. The Rural Villages are a combined
effort of historic and rural preservation which can generate economic opportunity for
its residents.
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The Complete Community— Rural Village preserves the historic scale and layout of the
existing community. For example, houses are close together in mill villages and near the

street; porches, fences, landscaping, and elevation changes help preserve privacy even in a

compact center. Thus, a higher density may be permitted than what is available in the
Rural Conservation and LDGS designations.

Non-residential uses within the Rural Village should feature small-scale commercial
establishments. Typically, each commercial or office establishment should be less than
12,000 square feet to preserve a rural sense of place. In addition, office and retail should
be limited to a maximum of two stories.

Auto-oriented land uses, such as gas stations,
car washes, and drive-through windows,
should be discouraged within Complete
Communities -Rural Villages to preserve rural
character.

Pedestrian-scaled signs and lighting facilitate a
walkable village.

Where a historical theme is not

Employing the vernacular or

rural aesthetic.

existing structures, new architectural design
should follow early1900s rural vernacular.

architectural type and style will preserve the

evident in

a distinct
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TRANSPORTATION

Streets are dominant elements of the
rural villages. Historically, most village
streets were designed for pedestrians
and non-motorized transportation
during early development. This is still
reflected in some of the narrow roads
and geographic constraints in the right-
of- way. Therefore, complete
Communities — Rural Villages should
incorporate alternative modes of travel
within a master plan.

Landscape buffers between
the roadways and new

Roadways in these areas should be
development should preserve

widened only when required to meet ,

) ) ] trees, and green space. This
public safety standards. The integrity of _
will offer a safer and walkable
the rural landscape should be preserved ,

, . . pathway for more heavily
on the major transportation corridors.
traveled areas.

Where feasible, non-
residential development
should locate parking and
loading at the back of the
buildings to preserve the
neighborhood and human
scale.
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IMPLEMENTATION

STRATEGIES

e Develop innovative land-use regulations allowing mixed uses with design
standards for architecture, landscaping, signs, and lighting.

e Encourage businesses to be focused on resident and agricultural services.

e |nfill the village core with complementary new structures and land use. New
development should blend with existing neighborhoods.

e Promote adaptive reuse of old buildings.

e Pedestrian oriented design.

e Allow vertical mixed-use.

* |and use transitions to ensure new
development will seamlessly transition
to existing development.

e The amount of land consumed by new
development should be minimized.

e Encourage open space dedicated to
public use and recreation.

* New development will provide
interconnected streets, sidewalks,
crosswalks, and bike paths.

e Enhance performance standards for
noise, light, viewshed, impervious
surface, and stormwater.
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IMPLEMENTATION STRATEGIES

No historic structure or building
should be demolished, obscured, or
significantly altered without the
approval of the Coweta County
Board of Commissioners.

e Explore density bonuses for
projects that incorporate landmarks
or historic structures or provide
greenways throughout the site.

e Conduct a small area study to
develop architectural design
guidelines,  including  aesthetic
standards for buildings, signs, and
landscaping.

* Mixed-use commercial, or stores
categorized as department stores,
should not exceed 15,000 square
feet.

e Mixed-use commercial, or stores
categorized as department stores,
should dedicate 1,000 square feet of
store space to fresh fruit and
produce.
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VISIONING

The concept of the Complete Community within
limited rural locations addresses the chasm between
the growing county population, the need for
employment in rural areas, and the preservation of
mill villages and crossroads communities.

The development of Complete Communities within the
encompassing Rural Places area would offset some of
the development pressure currently consuming large
lots, pastoral areas, and timberlands. In addition, the
Rural Village would provide a land-use product that
would enable various housing products while also
creating job opportunities for residents and permitting
the location of needed neighborhood services such as
medical and recreation.

The Rural Village will provide a range of goods and
services to rural residents and commuters. It would
also offer local resources for agricultural operations;
and provide employment opportunities for rural
residents, particularly in resource-related services

The Complete Community-Rural Village is designed to
keep with the encompassing rural and historic
architectural style and landscaping that encompasses
it. New development will maintain the rural historic
character rather than franchised or corporate
architecture.
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