COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Purpose

The Community Assessment and the Community Participation Program are the first two of three
documents comprising the local comprehensive plan in Georgia. Enclosed herein are the
Community Assessment, the Community Participation Program and all necessary supporting
material for the City of Homer, for the planning period between 2008 and 2030. This material
will support the development of the third, and most important, element of the comprehensive
plan: The Community Agenda.

The purpose of planning and community development is to provide guidance for everyday
decision-making by local government officials and other community leaders. To this end, the
requirements for local comprehensive planning in Georgia emphasize involvement of
stakeholders and the general public in preparation of plans that include an exciting, well-
conceived, and achievable vision for the future of the community. When implemented, the
resulting plan will help the community address critical issues and opportunities while moving
toward realization of its unique vision for the community’s future.

The Community Assessment presents a factual and conceptual foundation upon which the rest of
the comprehensive plan is built. Preparation of the Community Assessment is largely a staff or
professional function of collecting and analyzing data and information about the community and
presenting the results in a concise, easily understood format, such as an executive summary, for
consideration by the public and decision-makers involved in subsequent development of the
Community Agenda.

The purpose of the Community Participation Program is to ensure that the local comprehensive
plan reflects the full range of community values and desires, by involving a diverse spectrum of
stakeholders in development of the Community Agenda. This broad-based participation in
developing the Community Agenda will also help ensure that it will be implemented, because
many in the community are involved in its development and thereby become committed to
seeing it through.

Profile of Homer

Homer is the county seat for Banks County, Georgia. The city lies near the center of the county
and serves as one of many modest, historic commercial and civic centers amidst a large
agricultural region of Georgia. With approximately just 1,000 residents, Homer remains an
agrarian community despite the early stages of metropolitan Atlanta’s northward expansion.
Homer has retained some minor commercial activities, largely of neighborhood scale and type to
support existing residents, and can be seen as a residential hub. Homer’s evolution will depend
heavily on coordination with Banks County and the management of several economic factors
that could attract industries other than the agricultural base. Should the region become awash in
modern development with significant increases in density, the city will developed into a stronger
civic and social center.
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A RESOLUTION OF THE CITY COUNCIL OF HOMER, GEORGIA
APPROVING THE COMMUNITY ASSESSMENT AND
PARTICIPATION PROGRAM ELEMENTS OF THE
CITY OF HOMER COMPREHENSIVE PLAN 2008 - 2030

WHEREAS:

WHEREAS:

YWHEREAS:

The City Council, as the governing authority of the City of Homer,
Georgia is performing the required update to the City of Homer
Comprehensive Plan; and

The Community Asscssment and Participation Program was prepared in
accordance with the Rules and Procedures of the Georgia Department of
Community Affairs; and

The Community Assessment and Participation Program must be reviewed
and approved by the Georgia Mountains Regional Development Center
and the Georgia Department of Community Affairs prior to the completion

of the remaining planning process;

WHEREAS:

The City wishes to make the following amendments to the document
prior to final submirtal:

Now, therefore, IT IS HEREBY RESOLVED by the City Council that the
Community Assessment and Participation Program is approved for transmittal, as
amended, to the Georgia Mountains Regional Development Center and the Georgia
Department of Community Affairs.

dopted by the City Council/County Commission this _} O * Hday of
, 2008.

e

7 ;//

ATTEST:

Qigece

City Clerk

e



COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Analysis of Development Patterns

Land use management policies and programs represent guidelines for shaping development
patterns that provide for efficient growth while also protecting sensitive social and environmental
areas. This section presents an inventory of existing land use patterns and development trends for
the community, allowing the local government to produce the most effective policies needed to
manage the demands from projected development.

Existing Land Use

Incorporated in 1859 with 35 acres donated by a local landowner, the site for the City of Homer
originally proposed a courthouse, jail, a school, and three churches with a town limit radiating
one mile from the courthouse. The location along the Federal Road between Carnesville and
Gainesville helped the city’s commercial district to develop, however Homer was bypassed by
the railroad in the late 1880s and thus lacked some of the early growth of other communities in
the region. Eventual development of the new highway system helped the city expand in
population and industrial service, though Homer remained modest in size and never serving as a
regional activity center.

Land Use, 2007

Land Use City of Homer
Acres Percent Acres/Person*
Agricultural/ Forestry/ Undeveloped 3,927.4 63.3% 3.74
Residential 1,535.9 24.8% 1.46
Public/Institutional 329.9 5.3% 0.31
Mixed Use 327.9 5.3% 0.31
Commercial 72.2 1.2% 0.07
Industrial 10.4 0.2% 0.01
Total 6,203.70 100.00% 1.75

Source: GMRDC, 2007
* = Based on 2005 GOPB population estimate of 1,534 persons

As surmised by the City’s history the form of the community stems from the established civic
center of the courthouse and the adjoining main road, now called Main St. and Historic Homer
Highway. This road runs roughly north and south, not quite bisecting the City and consisting of
three distinct segments: The southernmost third with the modern commercial and residential
development, the middle third that comprises the big bend and where most of the historic
structures are situated, and the northern third that marks the transition into rural territory.
Almost all of the community’s commercial, civic and industrial sites are off this main road or
located very close by along intersecting roads, with the exceptions of the high school and middle
school property that straddles the City boundaries to the south and southeast. Several
concentrations of residential development are found along this corridor or also nearby along
adjoining roads, including a few subdivisions found on the city’s northeast side. The remaining
land within the city is comprised of rural estates, some farming and undeveloped lots.

City of Homer Comprehensive Plan 4
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COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Areas Requiring Special Attention

Analysis of the prevailing trends will assist in the identification of preferred patterns of growth
for the future. More specifically such analyses can identify those areas requiring special
attention with regard to management policies, such as natural or cultural resources likely to be
intruded upon or otherwise impacted by development.

Areas where rapid development or change of land uses is likely to occur

While Homer remains remote enough that there is not as constant a pressure for
development, particularly in the absence of sewer service. However, the city is also small
enough that even modest development activity can have a noticeable impact on the
community’s character and economy.

At this time and in the immediate future there is no particular area within the city that would
be targeted for rapid development, and there is a likelihood the County would be
accommodating much of the near term growth. Where there is to be any pressure will likely
come from the south and west, as part of the general growth from residential development
sprawling northward from metro Atlanta or Gainesville, or it could come along the Highway
441 corridor that passes just outside the City’s east side. As a 4 lane arterial road growing in
use and popularity, this corridor could spur development, including commercial and
industrial scale activity. Any changes in land use beyond common rural types and scales
could alter the land use management plans for the City. (Map ID — Highway 441 Corridor)

Areas where the pace of development has and/or may outpace the availability of community
facilities and services, including transportation

To date the absence of sewer has limited growth in Homer and Banks County. As such there
are no areas considered a concern for outpacing sewer or water capacity. As a correlating
condition, the current and projected traffic capacities are not expected to outpace the capacity
of the local infrastructure or public facilities, with the possible exception of the Historic
Homer Highway corridor. As a main arterial this road is the most logical destination for new
uses that support the commercial and civic role of the city. However, the road is also fairly
tight and marginally conducive to supporting large volumes of through traffic. If Homer
wishes to retain the scale and density of a true small town, they’ll have to manage the
development of this roadway without also adversely impacting the road’s level of service.
(Map ID - Historic Homer Highway)

Areas in need of redevelopment and/or significant improvements to aesthetics or
attractiveness (including strip commercial corridors)

Collectively Homer does not feature concentrations of areas targeted for redevelopment other
than the aspirations for revitalizing the downtown historic district. There are individual
properties left vacant or in need of repair but no other large formal districts of commercial or
residential land use that would dignify a formal redevelopment district. As a rule the City
already favors infill development where possible.

Regarding the Historic District itself, this area isn’t impoverished but does feature vacancies
and it’s desired to see new business come into the area. The City is updating its regulations
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COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

and creating more local planning and zoning measures that should facilitate the desire to
guide new development in blending with the local character and possibly revitalizing vacant
or underused properties. (Map ID — Downtown Homer)

= Large abandoned structures or sites, including those that may be environmentally
contaminated

Homer’s size and agrarian history has left the city without any sizable industrial or
commercial properties that have since become significant empty structures or vacant lots, and
none of the current vacant sites are considered brownfields in need of environmental
rehabilitation.

= Areas with significant infill development opportunities (scattered vacant sites)

Again, Homer’s size does not lend itself to large areas qualifying as significant infill
opportunities. There are vacant/dilapidated lots within the city, including within the Historic
District and downtown Homer, however there are no concentrations of these properties and
as of this moment no single significant properties requiring special attention.

= Areas of significant disinvestment, levels of poverty, and/or unemployment substantially
higher than average levels for the community as a whole

Homer as a community is too small to feature a sub-area that could be identified as
disenfranchised compared to the rest of the City. Residential development has either
connected with the city or simply rests on the rural fringe as to mark the transition from rural
Banks County into Homer. The entire downtown and many residential units could benefit
from continued reinvestment, and the City is working on a development strategy for
downtown, but the city as a whole is not economically depressed such that the entire
community should be earmarked as disenfranchised.

= Other areas of potential concern

While Homer does not lie within a water supply watershed, the floodplains and wetlands
within the city are vital to the areas overall character and agricultural sector. The particular
streams conditions also places key floodplains nearby the historic district, downtown and
Historic Homer Highway corridor. For this reason these stream corridors should be
identified for both environmental management and sound development decisions. (Map ID —
Floodplains and Wetlands)

City of Homer Comprehensive Plan 7
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COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Character Areas

To further assist in identifying development needs and target areas it is crucial to understand not
only the land use patterns but also the prevailing character and context of a community. It is
possible to identify these sub-areas within the community defined by architectural scale and
style, functions and roles, traffic flow, and other factors that differentiate one area from the next.
These can include the areas requiring special attention identified above and/or existing
community sub-areas for which plans have already been prepared.

Historic Commercial Corridor

This is the northern portion of Historic Homer Highway that is also known as Main Street
and features the Banks County courthouse, City Hall and the historic portions of downtown
Homer. This area does not harbor as much of the current commercial operations of the city
but does serve as its civic center, often for the county as well. In addition to the government
facilities the square in front of the historic courthouse across from City Hall hosts many
public functions, making this single most iconic place in Homer. This area is also recognized
for the adjacent residential and rural properties that embody the city’s small town character.
Taken all together this area is the most attractive and available for bringing quality
development that will support, and be supported by, local residents yet it is also the most
sensitive to development conditions as they can adversely impact the general feel and scale
of Homer if not managed properly.

Commercial Corridor

This is the portion of Historic Homer Highway just south of the traditional downtown. This
stretch of the arterial includes most modern operating commercial activities within the city,
developed enough to denote the difference between Homer and unincorporated Banks
County, but architecturally and functionally not unique to Homer. This area would make
then most logical launching point for expansive commercial growth or other automotive-
scale developments. It must maintain its role for serving local accessibility, however, as this
corridor serves adjoining residential areas and people traveling to the schools on either side.
The potential exists to cohesively blend this district with the Historic Commercial Corridor,
but will require coordination of design elements for that to occur.

Conventional Subdivisions

Several small subdivisions exist within Homer that feature different character compared to
the traditional neighborhoods. These are newer developments with minimalist streetscapes
and designs, most of which are comparably modest-sized subdivisions with chose cul-de-sacs
rather than blending with the established neighborhoods. Compared with the older
traditional homes with formal front porches and historic detailing, these units include houses
built on slab, manufactured housing units, and/or units with uncovered parking pads. These
represent a form of affordable housing commonly developed in the 1980°s and 1990’s,
wherein the bulk of the investment was directed to the interior amenities of the house in order
to reduce costs and allow the owner to develop the property as desired.

City of Homer Comprehensive Plan 9



COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Traditional Residential

This character area is the catch-all for the residential, commercial and other properties
immediately around the Historic Homer Highway corridor. A large portion of the City’s
smaller-lot residential uses is within this district, cultivated along the roads intersecting Main
Street, missing only the density allowed by public sewer to create a small pocket of true
urbanity. This district defines the depth of Homer as an individual community as opposed to
a being just a commercial destination along the roadway. Expansion of this as a residential
area is key to sustaining the scale and character of the city versus the completely rural nature
of the unincorporated county. The potential exists to continue the small connecting streets
around downtown and foster a sense of pedestrian scale for the majority of City residents if
this district is strengthened with a neighborhood scale and sense of purpose.

Rural/ Agricultural Areas

The remaining land around Homer can be defined as Rural/Agricultural. This includes
undeveloped land, active farms and some remaining large-lot residences. This is where the
transition occurs between rural Banks County and iconic, historic Homer, and, because of the
undeveloped land, it is also where the bulk of future development is likely to occur.
Management of this development will impact the community’s character and overall health
as a residential and commercial destination. This area also represents the best options for
new greenspace or the introduction of any new large-scale industrial activity, should the City
pursue that development.

City of Homer Comprehensive Plan
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COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Consistency with Quality Community Objectives

In 1999 the Board of the Department of Community Affairs adopted 17 Quality Community
Obijectives (QCOs) as a statement of the development patterns and options that will help Georgia preserve
her unique cultural, natural and historic resources while looking to the future and developing to her fullest
potential. This assessment is meant as a tool to give a community a comparison of how it is progressing
toward these objectives set by the Department, but no community will be judged on progress. The
questions focus on local ordinances, policies, and organizational strategies intended to create and expand
quality growth principles. A majority of positive responses for a particular objective may indicate that the
community has in place many of the governmental options for managing development patterns. Negative
responses may provide guidance as to how to focus planning and implementation efforts for those
governments seeking to achieve these Quality Community Objectives. Should a community decide to
pursue a particular objective it may consider this assessment as a means of monitoring progress towards
achievement.

Development Patterns

Traditional Neighborhoods - Traditional neighborhood development patterns should be encouraged, including
use of more human scale development, compact development, mixing of uses within easy walking distance of one
another, and facilitating pedestrian activity.

Statement

Comments

Our zoning code does not separate commercial, residential
and retail uses in every district.

Some regulations in place with more being
considered, including accommaodation of mixed use.

Our community has ordinances in place that allow neo-
traditional development “By right” so that developers do not
have to go through a long variance process.

Some regulations in place with more being
considered, including accommodation of mixed use.

We have a street tree ordinance requiring new development to
plant shade-bearing trees appropriate to our climate.

Some regulations in place with more being
considered, including accommodation of mixed use.

Our community has an organized tree-planting campaign in
public areas to make walking more comfortable in summer.

Not at present

We have a program to keep our public areas (commercial,
retail districts, parks) clean and safe.

Some programs, but not sponsored by the City.

Our community maintains its sidewalks and vegetation well
so that walking is an option some would choose.

Limited existing supply but plans in place for
significant improvements.

In some areas, several errands can be made on foot, if desired.

Some, but limited due to lack of businesses in town.

Some children can and do walk/ bike to school safely.

Yes, but not a large percentage.

Schools are located in or near neighborhoods.

The schools are in/around the city, but there are few
large residential areas close by.

Homer is open to the expansion of traditional neighborhood form, but demand and utilities is not
strong at this time.

City of Homer Comprehensive Plan
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COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Infill Development - Communities should maximize the use of existing infrastructure and minimize the conversion
of undeveloped land at the urban periphery by encouraging development or redevelopment of sites closer to the

downtown or traditional urban core of the community.

Statement

Comments

1. Our community has an inventory of vacant sites and buildings
available for redevelopment and/or infill development.

Limited supply to deal with.

2. We are actively working to promote brownfield
redevelopment.

Not applicable.

3. Our community is actively working to promote greyfield
redevelopment.

Not applicable.

4. We have areas that are planned for nodal development
(compacted near intersections rather than spread along a
major road.)

Not applicable, as the City itself is essentially a
nodal development.

5. We allow small lot development (<5000 SF) for some uses.

Allowed under certain conditions (sewer).

Sense of Place - Traditional downtown areas should be maintained as the focal point of the community or, for
newer areas where this is not possible, the development of activity centers that serve as community focal points
should be encouraged. These community focal points should be attractive, mixed-use, pedestrian-friendly places
where people choose to gather for shopping, dining, socializing, and entertainment

Statement

Comments

1. If someone dropped from the sky into our community, he or
she would know immediately where she was, based on our
distinct characteristics.

Depending on the location, yes (small, rural town).

2. We have delineated the areas of our community that are
important to our history and heritage and have taken steps to
protect those areas.

Yes: Downtown Historic District.

3. We have ordinances to regulate the aesthetics of development
in our highly visible areas.

Under consideration with the historic district
guidelines.

4. We have ordinances to regulate the size and type of signage.

Yes.

Our community has a plan to protect designated farmland.

Not presently. The City is permissive of agricultural
uses and hopes to preserve greenspace, but is not
actively protecting farmland.

City of Homer Comprehensive Plan
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COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Transportation Alternatives - Alternatives to transportation by automobile, including mass transit, bicycle routes,
and pedestrian facilities, should be made available in each community. Greater use of alternate transportation
should be encouraged.

Statement Comments

There is rural transit service for the elderly and
handicapped; otherwise the town is too small and
rural to justify public transportation.

1. We have public transportation in our community.

We require that new development connects with existing
development through a street network, not a single entry/exit.

New subdivisions must occur along paved roads but
there is no regulation regarding location/ number of
access points.

We have a good network of sidewalks to allow people to walk
to a variety of destinations.

Limited existing supply but plans in place for
significant improvements.

We have a sidewalk ordinance in our community that requires
all new development to provide user-friendly sidewalks.

Not currently but being considered.

We require that newly built sidewalks connect to existing
sidewalks wherever possible

Not currently but being considered.

We have a plan for bicycle routes through our community.

Not presently, but the town is included in the
GMRDC Regional Bicycle and Pedestrian Plan.

We allow commercial and retail development to share parking
areas wherever possible.

Yes.

Homer’s eventual downtown revitalization plan will include references for the improvement and
expansion of pedestrian accessibility.

Regional Identity - Each region should promote and preserve a regional "identity," or regional sense of place,
defined in terms of traditional architecture, common economic linkages that bind the region together, or other
shared characteristics.

Statement

Comments

Our community is characteristic of the region in terms of
architectural styles and heritage.

Yes, as a small, rural town with agrarian heritage.

Our community is connected to the surrounding region for
economic livelihood through businesses that process local
agricultural products.

Yes.

Our community encourages businesses that create products
that draw on our regional heritage (mountain, agricultural,
metropolitan, coastal)

Encouraged but not enforced.

Our community participates in the Georgia Department of
Economic Development’s regional tourism partnership.

When possible, and in coordination with the local
Chamber of Commerce.

Our community promotes tourism opportunities based on the
unique characteristics of our region.

When possible, and in coordination with the local
Chamber of Commerce.

Our community contributes to, and draws from, the region, as
a source of local culture, commerce, entertainment, education.

Yes.

City of Homer Comprehensive Plan
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COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Resource Conservation

Heritage Preservation - The traditional character of the community should be maintained through preserving and
revitalizing historic areas of the community, encouraging new development that is compatible with the traditional
features of the community, and protecting other scenic or natural features that are important to defining local
character.

Statement Comments
1.  We have designated historic districts in our community. Yes: Downtown Historic District
2. We have an active historic preservation commission. Not presently but under consideration.

3. We want new development to complement historic
development, and we have ordinances in place to ensure that Yes.
happening.

The City is working with the GMRDC to establish and strengthen historic resource protection
and development management. The City is also establishing its own planning and zoning office.

Open Space Preservation - New development should be designed to minimize the amount of land consumed, and
open space should be set aside from development for use as public parks or as greenbelts/wildlife corridors.
Compact development ordinances are one way of encouraging this type of open space preservation.

Statement Comments

considered during this process.

2. Our community is actively preserving greenspace — either
through direct purchase, or by encouraging set-asides in new Only through easements or covenants
development.

3. We have a local land conservation program/ work with state
or national land conservation programs to preserve No active program in place at this time.
environmentally important areas in our community.

4. We have a conservation subdivision ordinance for residential
development that is widely used and protects open space in
perpetuity.

Current subdivision regulations allow
conservation design principles.

The City recognizes the need to consider a formal greenspace plan and will review
environmental and other related issues during this planning process to discern the level of
feasibility. The proximity to the County parks and schools minimizes the demands for
greenspace within the City.

City of Homer Comprehensive Plan
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COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Environmental Protection - Environmentally sensitive areas should be protected from negative impacts of
development, particularly when they are important for maintaining traditional character or quality of life of the
community or region. Whenever possible, the natural terrain, drainage, and vegetation of an area should be
preserved.

Statement

Comment

We have a comprehensive natural resources inventory.

This will be accomplished through this planning
process.

We use this resource inventory to steer development away
from environmentally sensitive areas.

This will be accomplished through this planning
process.

We have identified our defining natural resources and have
taken steps to protect them.

This will be accomplished through this planning
process.

Our community has passed the necessary Part V
Environmental Ordinances, and we enforce them.

Yes.

Our community has and actively enforces a tree preservation
ordinance.

Not currently but under consideration.

Our community has a tree-replanting ordinance for new
development.

Not currently but under consideration.

We are using stormwater best management practices for all
new development.

Where possible, but will require new enforcement
staff, training and coordination with Banks County.

We have land use measures that will protect the natural
resources in our community (steep slope regulations,
floodplain or marsh protection, etc.)

Yes, through DNR Part V criteria.

Social and Economic Development

Growth Preparedness - Each community should identify and put in place the pre-requisites for the type of growth
it seeks to achieve. These might include infrastructure (roads, water, sewer) to support new growth, appropriate
training of the workforce, ordinances and regulations to manage growth as desired, or leadership capable of
responding to growth opportunities and managing new growth when it occurs.

Statement

Comments

We have population projections for the next 20 years that we
refer to when making infrastructure decisions.

This will be accomplished through this planning
process.

Our local governments, the local school board, and other
decision-making entities use the same population projections.

Yes. This will be updated through this planning
process.

We have a Capital Improvements Program that supports
current and future growth.

Not historically but this will be considered during
this planning process.

We have designated areas of our community where we would
like to see growth. These areas are based on the natural
resources inventory of our community.

Not truly applicable to Homer given current pattern
and absence of utilities. Will evaluate further during
this process.

City of Homer Comprehensive Plan
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COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Appropriate Businesses - The businesses and industries encouraged to develop or expand in a community should
be suitable for the community in terms of job skills required, long-term sustainability, linkages to other economic
activities in the region, impact on the resources of the area, and future prospects for expansion and creation of
higher-skill job opportunities.

Statement Comments

1. Our economic development organization has considered our Only in coordination with the local Chamber of
community’s strengths, assets, and weaknesses and has Commerce and Development Authorities. Absence
created a business development strategy based on them. of sewer limits options.

2. Our ED organization has considered the types of businesses Only in coordination with the local Chamber of
already in our community, and has a plan to recruit Commerce and Development Authorities. Absence
business/industry that will be compatible. of sewer limits options.

3. We recruit businesses that provide/ create sustainable Only in coordination with the local Chamber of
products. Commerce and Development Authorities. Absence

of sewer limits options.

4. We have a diverse jobs base, so that one employer leaving .

. Major employers are governments and schools.
would not cripple us.

Employment Options - A range of job types should be provided in each community to meet the diverse needs of
the local workforce.

Statement Comments

1. Our economic development program has an entrepreneur

support program. Not presently.

2. Our community has jobs for skilled labor. Limited, and very much needed.
3. Our community has jobs for unskilled labor. Limited in town but available in the region.
4. Our community has professional and managerial jobs. Limited, and very much needed.

City of Homer Comprehensive Plan
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COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Housing Choices - A range of housing size, cost, and density should be provided in each community to make it
possible for all who work in the community to also live in the community (reducing commuting distances), to
promote a mixture of income and age groups in each community, and to provide a range of housing choice to meet
market needs.

Statement Comments
1. Our community allows accessory units like garage apartments Yes
or mother-in-law units. '
2. People who work in our community can afford to live here. Yes.
3. Our community has enough housing for each income level There is marginal market need for higher end
(low, moderate, and above-average incomes) housing or elder-care housing, but those exist in
limited supply.
4. We encourage new residential development to follow the
pattern of our original town, continuing the existing street Encourage, yes. Require, no.
design and recommending smaller setbacks.
5. We have options available for loft living, downtown living, or . .
« N Some options are available.
neo-traditional” development.
6. We have vacant and developable land available for
o . Yes, but no sewer.
multifamily housing.
7. We aIIovs_/ multifamily housing to be developed in our Yes, but no sewer.
community.
8. We support community development corporations building Limited demand and/or ability for this right now, but
housing for lower-income households. support is there as needed.
9.  We have housing programs that focus on households with No programs currently, but this is permitted by
special needs. policy.
10. We allow small houses built on small lots (less than 5,000 Yes, under certain conditions but the absence of

square feet) in appropriate areas.

sewer makes this difficult.

Educational Opportunities - Educational and training opportunities should be readily available in each
community — to permit community residents to improve their job skills, adapt to technological advances, or to
pursue entrepreneurial ambitions.

Statement

Comments

L 8tjirzgrc1nsmmunlty provides work-force training options for our Not locally but through regional assistance options.
2. Our'workforce traln_lng programs prowde_cmzens with skills Not locally but through regional assistance options.
for jobs that are available in our community.
3. Our community has higher education opportunities, or is close Yes (Gainesville and others).
to a community that does.
4. Our community has job opportunities for college graduates,

so that our children may live and work here if they choose.

Limited employment options within Homer.

City of Homer Comprehensive Plan
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Governmental Relation

Local Self-determination - Communities should be allowed to develop and work toward achieving their own
vision for the future. Where the state seeks to achieve particular objectives, state financial and technical assistance
should be used as the incentive to encourage local government conformance to those objectives.

Statement

Comments

We have a citizen-education campaign to allow all interested
parties to learn about development processes in our
community.

No formal campaign but civic matters are promoted
and educational material is provided.

We have processes in place that make it simple for the public
to stay informed on land use and zoning decisions, and new
development.

Yes, through public notices and availability of
material for review.

We have a public-awareness element in our comprehensive
planning process.

Yes.

We have clearly understandable guidelines for new
development.

Yes.

We offer a development guidebook that illustrates the type of
new development we want in our community.

Not yet, but under consideration.

We have reviewed our development regulations and/or zoning
code recently and are sure that our ordinances will help us
achieve our QCO goals.

Will evaluate through this process. Some
amendments and/or new regulations are likely
needed.

We have a budget for annual training for planning
commission members and staff, and we use it.

Yes.

Our elected officials understand the land-development process
in our community

Yes.

Regional Cooperation - Regional cooperation should be encouraged in setting priorities, identifying shared needs,
and finding collaborative solutions, particularly where it is critical to success of a venture, such as protection of
shared natural resources or development of a transportation network.

Statement Comments

Planning done independently but coordinated with
Banks County. Also includes the Service Delivery
Agreement

1. We plan jointly with our cities and county for Comprehensive
Planning purposes

Yes, but some amendments will likely be required at

2. We are satisfied with our Service Delivery Strategies !
the end of this process.

3. We cooperate with at least one local government to provide or
share services (parks and recreation, E911, Emergency
Services, Police or Sheriff’s Office, schools, water, sewer,
other)

Yes.

City of Homer Comprehensive Plan
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IDENTIFICATION OF ISSUES AND OPPORTUNITIES

Land Use

Land use regulations represent guidelines for shaping development patterns that provide for
efficient growth while also protecting sensitive social and environmental areas. An assessment
of land use conditions allows governments to produce the effective land use regulations needed
to serve projected development demands generated from other comprehensive plan elements.

Issues

Balancing/attracting growth — Homer and Banks County will likely see substantial
amounts of new growth as a part of metro expansion, but the City lacks many
resources to guide the locations or character of that growth if so desired. There are
some aspirations for infill and select forms of commercial and industrial
development, but the utilities and resources to attract such are currently lacking. The
City also must be sure not to attract too much growth to adversely impact community
character.

Accommodating more/new commercial and industrial use — For economic purposes
the City needs to identify land and resources for sustaining commercial and industrial
land use. To do this will require either an expansion of city limits or developing a
strategy for utility and infrastructure improvements.

Opportunities

Downtown properties available for infill/ redevelopment — Homer does have land
available within the town to attract new business.

Regional growth will bring new development — As metro Atlanta expands it is
inevitable that Homer and Banks County will grow and give the City the opportunity
to accommodate new development and try to build on the community’s character.

City’s current scale and form is conducive to pedestrian accessibility — The location
of schools, civic centers and the arrangements of streets and residences means a
highly pedestrian friendly form is possible.

Population

Issues

Managing population growth — Homer and the surrounding region will experience
dynamic growth levels that will change the character of the area. The City must
consider how to incorporate this growth into the fabric of the community in order to
sustain service levels and maintain the character desired.

City of Homer Comprehensive Plan
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Opportunities

= Continuing positive social trends — Efforts to improve education and income levels

should be maintained so as to ensure the economic vitality of the community.

Economic Development

Issues

Need for economic development within the city — Homer has the land available for
business development within city limits and a sizeable population base with growing
needs for select products and services. Failure to attract or develop businesses that
can fill these needs will only increase the likelihood such economic development will
occur outside the city limits, limiting potential tax revenue and possibly impacting the
city’s character.

Dealing with transition of economic base — As Homer and Banks County become
more suburban the nature of industrial development and employment opportunities
will change. Shifts from primarily goods production to service industries requires
new strategies for education, business development and alters the scope and scale of
community interactions.

Increase in Service sector/ hourly-rate employees — Current growth in the Service
industries can be a boon for local consumers but typically a weaker sector in terms of
wages and benefits to local employees. Continued growth is encouraged but the City
must monitor the overall changes to the economy to ensure a diverse range of
employment opportunities available for residents.

Need for a coordinated economic development strategy — As a smaller community
within a burgeoning suburban area, Homer has fewer resources or recourse for
economic development. In the past there have been limited efforts at targeted
business recruitment for the city or a unified strategy for business development.
Failure to be proactive in this sense might lend to the dilution of the city’s character
and a general weakening of the economy.

Opportunities

Economic potential of downtown — Homer has vacant properties within a historic
district that are accessible to most of the region via State highways. The downtown
area retains most of its character, lending itself to business development that wishes
to build off the city’s identity. Done correctly the potential exists for Homer to
prosper as a stronger civic and commercial center for Banks County.

Natural economic expansion - As metro Atlanta grows outward, population and
employment growth is assured. This will provide Homer and Banks County with
additional labor and increased market pull for new business development.

City of Homer Comprehensive Plan
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Issues

COMMUNITY ASSESSMENT AND PARTICIPATION PROGRAM

Proximity to regional resources — Metropolitan expansion to this part of Georgia not
only increases Homer’s accessibility to economic and employment centers (such as
the outlet mall, health care, etc), but also comes because of the amenities already
available, such as the mountains and parks.

Lack of housing variety — While the overall demand for multi-family and other forms
of housing is currently low, the eventual growth of the county will spur interest in
housing types other than single family and manufactured units. Homer needs to
consider, if, how and where such housing should be accommodated if this is to be
incorporated into the city.

Maintaining affordability — Homer and Banks County have seen significant real
increases in housing costs, both for ownership and renting. The City remains
affordable by comparison but is growing nearer to State averages. The City should
coordinate capital improvements and land use management policies to ensure land
costs and housing values are maintained, or be prepared with economic development
strategies to improve correlating wage levels for city residents.

Opportunities

New housing development through continued regional growth — As Homer and Banks
County experience more and more encroachment from suburban expansion, there will
be the opportunity to introduce more new, modern housing units to the local supply.

Land available for development — Undeveloped land within and around the city
allows for new housing to be incorporated into the existing fabric of the community,
and allows space for variety of housing types and styles.

Public Facilities and Services

Issues

Viability of water and sewer service — The distribution and collection system Homer
may require upgrades within the planning period depending on growth conditions.

Opportunities

Space available for new facilities — Through either infill or new development, Homer
has the space available for locating new civic sites within close proximity to the heart
of the city. Done properly, new facilities could assist efforts to strengthen the
community’s character.

City of Homer Comprehensive Plan
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Potential utility improvements — In coordination with Banks County, Homer may be
able to tap into expanded water and sewer service if so desired.

Transportation

Issues

Balancing local traffic and commercial traffic — As Homer and Banks County grow more
suburban, the major corridors will become viable for multiple uses. Uses that, at times, can
lead to competing priorities, particularly in balancing through and tourist traffic with that of
local residents. The City must balance its overall priorities for growth, character and land use
management to ensure clear priorities for all major roadways to ensure an efficient
transportation system.

Maintaining the access corridors — Connectivity to developing neighborhoods and state
routes is a chief priority for residents and businesses alike. Yet this also causes the greatest
blend of uses and competing demands as discussed above. For example, these routes could
serve as a commercial destination, gateway, scenic corridor or simple rural arterial.
Management of these routes will be critical to determining a vision for the community and
the effectiveness of measures to achieve that vision.

Improving access to public transit — Few opportunities currently exist for public transit, either
as a local service or as a link to service in Gainesville or into metropolitan Atlanta. Though
demand is not high for such modes at present, both the rate and styles of growth projected for
the future suggest a strong need for such transit programs in order to mitigate transportation
concerns for the City.

Improving road network interconnectivity — Development patterns beyond downtown were
not based on an interconnected road system. This lack of connectivity hampers emergency
response times, and leads to an overburden of the existing collector and arterial roads.
Completion of a perimeter road, and establishing new roads would improve efficiency and
safety within the system, and preserve the existing road system by reducing overuse of certain
sections.

Improving safety and preservation of the road network -- An updated system of road name
signage and local speed limits would improve safety and efficiency of the road network. A
locally established functional classification system would facilitate this, as well as
establishing local road construction standards, access management, and other
transportation/land use planning decisions such as zoning.

Opportunities

Long-Range Road Improvement Plan - Some of the county’s roads, and State Routes
51, 98, and 164, which also serve as major corridors, serves the city. The expansion
within Banks and surrounding counties will prompt development and increased travel
demand. There is a need to develop a focused road improvement program to guide
public investment in the future, and to connect future land use planning with
transportation planning.
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Natural Resources

Issues

Maintain environmental protection efforts — Homer should continue enforcement of
land use regulations that minimize threats to existing environmental resources. These
efforts should be reviewed upon the completion of new flood plain mapping and
aerial imagery for identifying wetlands.

Consideration for greenspace — Homer should explore options for preserved
greenspace as a measure for increasing environmental protection, enhancing the
City’s rural character and providing space for passive recreation.

Opportunities

Land available for greenspace — There is an abundance undeveloped land within and
surrounding the City that could be preserved for greenspace.

Ability to provide utility services — In partnering with the County, the City of Homer
is poised to retain public utilities within City limits. Plans are in progress that may
introduce public sewer to the County and the city of Homer. If feasible, this will
serve the City by enabling the variety of densities considered for future growth while
also aiding environmental stewardship through the minimization of septic tanks.

Historic Resources

Issues

Protection and maintenance of a unique collection of historic architectural resources
and archaeological sites.

Protection of open lands and historic view sheds that further define the character of
the community.

The need for appropriate growth strategies designed to bolster cohesiveness within
the community.

The need to extend the existing historic district boundary to include additional
resources.

The need for historically-based overnight accommodations within the historic district.
Lack of Design Guidelines.

Lack of Protective Ordinances.

Lack of an active Historic Preservation Commission.
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Opportunities

Implementation of a new sensitive growth strategy that could have a positive impact
on growth planning region-wide.

Implementation of Green Building Codes to augment the protection of natural,
historic and other cultural resources.

Improved economic growth strategy designed to increase the number downtown
merchants.

Intergovernmental Coordination

Issues

Maintain levels of service — It is critical the Service Delivery Agreement with Banks
County will be updated as part of this planning process to ensure the provision of
these services is accurate, consistent and done efficiently. The City must be careful in
their establishment of policy to consider the objectives of both plans.

Annexation and growth management — The City is likely to feel some pressure from
development to expand boundaries. This requires not only coordination with the
County as part of the Service Delivery Agreement but also effective planning by the
City to ensure the proper quality of growth introduced to the area.

Opportunities

Existing intergovernmental cooperation — Measures such as the Service Delivery
Agreements and the Special Purpose Local Option Tax (SPLOST) provide existing
mechanisms for cooperation and communication between governments.

Availability of services and resources — Through partnerships with the County and
neighboring communities Homer does have access to a high level of utilities and
services.
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CHAPTER 1

POPULATION

The Population Element provides an inventory and analysis of demographic data, defining
significant trends and attributes to help determine how human services, public facilities, and
employment opportunities can adequately support existing and future populations. The
information may also assist in establishing desired growth rates, population densities, and
development patterns consistent with the goals and policies for the region. The inventory
presents various statistics for the region over the past twenty years, and, where applicable, shows
projections for the next twenty years and beyond. In some categories local performance is also
compared with the state and other communities in Georgia.

DEMOGRAPHICS

The foremost task of any government is to promote the welfare of the existing and future
populations. This is the basis for all strategies involved in economic development, capital
improvement projects, and land use regulation. The hope is that growth can be encouraged and
managed, such that the opportunities exist for economic expansion without diluting the quality of
services provided.

The first step in achieving this lies in understanding the characteristics of both the present and
future populations of the region; their traits, needs, and capabilities. Much of this begins with
identifying trends within the population, to help explain current conditions and gain insight into
probable future conditions.

Total Population

The total population of a region defines the volume of citizens for which a government is
responsible. It explores the total size (volume) of the region as well as the trends that produced
that size. Tracking a region’s total population will introduce comparisons to others as well as
provide a basis for which other calculations and projections will be made.

Population growth can identify numerous trends, ranging from economic expansion and a large
volume of in-migration, to highlighting a comparably slow growth in relation to other areas.
This information can then be used to address concerns over net migration, death and fertility
rates, which in turn express greater issues to be addressed in other elements.
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Table 1.1 - Comparison of Growth

1980 1990 2000 2005 '80-'90 '90-'00 '00-'05
Homer 734 742 950 1,060 1.1% 28.0% 11.6%
Commerce 4,092 4,108 5,462 5,888 0.4% 33.0% 7.8%
Jefferson 1,820 2,763 4,067 5,620 51.8% 47.2% 38.2%
Cornelia 3,203 3,219 3,863 3,782 0.5% 20.0% -2.1%
Baldwin 1,080 1,439 2,467 2,824 33.2% 71.4% 14.5%
Lula 857 1,018 1,438 1,890 18.8% 41.3% 31.4%
Demorest 1,130 1,088 1,466 1,710 -3.7% 34.7% 16.6%
Clarkesville 1,348 1,151 1,319 1,575 -14.6% 14.6% 19.4%
Maysville 619 728 1,267 1,534 17.6% 74.0% 21.1%
Alto 618 651 876 889 5.3% 34.6% 1.5%
Mount Airy 670 543 604 667 -19.0% 11.2% 10.4%
Carnesville 465 514 552 619 10.5% 7.4% 12.1%
Gillsville 142 113 195 205 -20.4% 72.6% 5.1%

Source: US Census Bureau

Table 1.2 — Regional Growth Trends

1980 1985 1990 1995 2000 2005 *2010 *2015
Banks Co. 8,702 9,900 10,379 11,943 14,524 16,101 18,006 20,077
Franklin Co. 15,185 15,600 16,705 18,154 20,336 21,376 23,280 25,057
Habersham Co. 25,020 26,900 27,799 31,467 36,133 38,462 44,362 49,185
Hall Co. 75,649 84,000 96,215 114,464 140,923 156,496 194,861 226,233
Jackson Co. 25,343 27,600 30,195 34,526 41,918 52,357 59,781 70,344
Madison Co. 17,747 19,200 21,214 23,522 25,860 27,442 30,358 32,992
Stephens Co. 21,763 22,400 23,474 24,917 25,490 25,044 25,739 25,948
Banks Area 189,409 205,600 225981 258,993 305,184 337,278 396,387 449,836

Source: US Census Bureau
*+Projections by US Census Bureau and Georgia Office of Planning and Budget

Homer is the county seat for Banks County but at roughly 1,000 residents it is not the largest
community within the county. Homer’s biggest change occurred during the 1990°s when the
population grew 28%, part of the county’s overall population boom as new residents moved to
rural north Georgia.

While Homer does serve as the civic center for the county, most of the demand for economic
activity centers is directed to neighboring communities in more suburban areas like Commerce
and Gainesville. Most of the counties around Banks County have seen modest increases of 6,000
to 20,000 residents between 1980 and 2005. However, neighboring Hall and Jackson Counties,
which are both more intertwined with metropolitan Atlanta, have seen population increases of
more than 50% in that time frame, and thus harbor most of the regional economic centers
attracting employment and commercial centers.
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Natural, national factors are also heavily contributing to the population increase:

= People are generally living longer; 20" Century advances in health care and lifestyles
have increased the average life expectancy in America by more than seven years.

= These same advances have also allowed more people to live longer, as innovations in
medicine have reduced the numbers and potency of once deadly diseases and ailments.
The success rate for births has grown nearly 50% and preventative medicine has helped
increasing numbers of those babies to grow into healthier adults.

= These medical advances have in part contributed to the healthy aging of the “Baby
Boom” population, the foremost demographic event of this century. Many boomers have
also started families that will produce a smaller population wave now impacting the
population.

Households

Households are defined by the Census Bureau as ““all the persons who occupy a housing unit,”
and represent one view of how the region’s population is living; as families, in groups, etc..
People living in households of more than one person typically share costs of living, producing a
different economic profile than individuals. In addition, the market for housing units is more
responsive to household characteristics, making it important to study the size, locations, and
numbers of households as well as of the population in general.

Table 1.3 — Homer Total Households

1980 1990 2000 ’80-90 ’90-00 A °80-'00
Homer 266 291 366 9.4% 25.8% 100
Jackson Co. 8,619 10,721 15,057 24.4% 40.4% 6,438
Banks Co. 3,034 3,775 5,364 24.4% 42.1% 2,330
Commerce 1,517 1,568 2,051 3.4% 30.8% 534
Cornelia 29 1,336 1,488 4506.9% 11.4% 1459
Jefferson 666 1,056 1,415 58.6% 34.0% 749
Baldwin 350 533 845 52.3% 58.5% 495
Clarkesville 463 524 580 13.2% 10.7% 117
Demorest 379 397 498 4.7% 25.4% 119
Maysville 238 272 481 14.3% 76.8% 243
Alto 202 230 304 13.9% 32.2% 102
Mount Airy 236 216 235 -8.5% 8.8% -1
Gillsville 58 48 79 -17.2% 64.6% 21

Source: US Census Bureau

The change in households within Homer mirrors the overall population growth, showing a sharp
increase during the 1990’s. With less than 370 households within the city in 2000, Homer
remains a rural community, with fewer households than most municipalities within the region.
With respect to household size, however, Homer remains a strong average of 2.6 persons per
household. This suggests Homer has a strong allotment of families and larger households in the
community, as opposed to more suburban communities with smaller households comprised of
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CHAPTER 8

INTERGOVERNMENTAL COORDINATION

Modern communities are more intertwined than at any time in history, with neighboring
jurisdictions sharing environmental features, coordinated transportation systems and other socio-
economic ties. In order to provide the efficient and effective delivery of governance, such
relationships require coordinated planning between counties, cities and across all public sector
organizations.

The Intergovernmental Coordination chapter provides local governments an opportunity to
inventory existing intergovernmental coordination mechanisms and processes with other local
governments and governmental entities that can have profound impacts on the success of
implementing the local government’s comprehensive plan. The purpose of this element is to
assess the adequacy and suitability of existing coordination mechanisms to serve the current and
future needs of the community and articulate goals and formulate a strategy for effective
implementation of community policies and objectives that, in many cases, involve multiple
governmental entities.

* Note: A number of the topics discussed in this chapter are also discussed in Public Facilities
and Services chapter or the Natural and Cultural Resources chapter. For those topics, the focus
in this chapter is the effectiveness of coordination between the entities involved and not the
overall effectiveness of the provision of services.

COORDINATION WITH OTHER ENTITIES

The intergovernmental coordination element requires an inventory and assessment of the
relationships between the local government and the various entities assisting in the provision of
public sector services and facilities. This can include other units of local government providing
services but not having regulatory authority over the use of land, such as constitutional officers.
The inventory of each item must address the nature of the entity’s relationship to the local
government comprehensive plan, the structure of existing coordination mechanisms or
agreements, and the parties responsible for coordination.

Adjacent local governments

Homer is the county seat and one of several municipalities that lie partially or wholly within
Banks County. The City participates in contractual agreements with Banks County and other
cities (such as Maysville and Baldwin) known as the Service Delivery Agreement (SDA, further
discussed later). This agreement coordinates the provision of select services and functions
throughout the county and Homer. The current agreement is considered satisfactory, pending
any amendments required as a result of the current planning process for any of the parties
involved.

There are no other formal arrangements existing between the City and adjacent or neighboring
governments.
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School Boards

All residents within Banks County, including the residents of Homer, participate in the Banks
County School System. As the County seat and most central location, all major facilities for the
school system are located within the city of Homer.

Independent Districts and Authorities

Homer is currently not a member of, or designated a part of, any independent special districts.
Homer does contract with Banks County for several services, including those that Banks County
may coordinate through the independent Banks County Development Authority, the Joint
Development Authority of Banks, Habersham and Rabun Counties and/or the Banks County
Chamber of Commerce.

Regional and State Entities

Homer and Banks County are part of the Georgia Mountains Regional Development Center
(GMRDC). The GMRDC is responsible for monitoring local planning, implementing a regional
plans and projects, assisting local governments with community development concerns and with
assisting select State and Federal efforts within the region. Homer, as a county seat, is accorded
a direct appointee to the GMRDC Board of Directors. Coordination with the GMRDC includes
participation in the development of the Georgia Mountains Regional Plan, with which this local
Plan must show consistency.

Various Departments of State government also have regional district offices assigned to serve
Homer and Banks County. Premier among these are the Department of Transportation
(District 2), the Department of Community Affairs (District 2) and The Department of
Economic Development (Georgia Mountains Region). All of these State Departments are based
out of Gainesville offices is assigned to monitor Homer for issues and demands related to their
fields and then to work with the community in developing resolutions as needed. Such initiatives
have included studies for major road improvements and training for economic development
officials. To date, communication occurs on a casual, as needed basis but no significant need for
change has been identified.

COORDINATION WITH OTHER PROGRAMS

In addition to evaluating the coordination with other entities, the local government must also
inventory other applicable related state programs and activities that are interrelated with the
provisions of the local government’s comprehensive plan. The purpose of such an inventory is to
identify existing agreements, policies, initiatives, etc. that may/will have an effect on the options
a local government may want to exercise as part of its comprehensive plan.
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Service Delivery Strateqgy

The 1997 Georgia General Assembly enacted the Local Government Services Delivery Strategy
Act (HB 489). The intent of the Act is to provide a flexible framework for local governments and
authorities to agree on a plan for delivering services, to minimize any duplication and
competition in providing local services, and to provide a method to resolve disputes among
service providers regarding service delivery, funding equity and land use. In summary, in each
County the Service Delivery Strategy Act provides local governments and authorities with an
opportunity to reach an agreement to deliver services in an effective and cost efficient manner.

Local governments must also maintain and adhere to their service delivery strategy and submit it
to DCA for verification in order to remain eligible for state administered financial grants or state
permits. No state administered financial assistance or state permits will be issued to any local
government or authority that is not included in a DCA-verified service delivery strategy. In
addition, no state administered financial assistance or state permits will be issued for any local
project which is inconsistent with the agreed upon strategy.

Summary of Banks County Agreement

Banks County last updated the full Service Delivery Agreement in 2004, and updated the water
and sewer service areas to reflect existing distribution in 2006. The SDA covers 26 separate
public services and includes arrangements with 6 municipalities, several authorities and even
other counties.

The following elements of the SDA concern services provided countywide. Most are owned and
operated by the County through various funding resources, though some involved coordination
with outside entities such as independent authorities and the State of Georgia. In each case, the
service is provided equally throughout the county and no major change of terms is considered
necessary.

EMS

Jail

Probation Management

Public & Mental health Services
Public Transit

Recreation

Senior Citizens Program

Chamber of Commerce

Clean and Beautiful Program

County Coroner

Court Clerk

Court Services

Dept. of Family and Children Services
E-911

Economic development
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The remaining elements of the Banks County SDA reflect a degree of local control, which in
most cases is outright, on behalf of Homer. Any significant revisions considered necessary have
been identified within the following descriptions.

e Planning and Zoning — The City of Homer is developing it’s own planning and zoning
office. This portion of the SDA will be updated once this service is fully operational.

e Libraries — Homer provides direct support to the Banks County library that is located
within the city, adjacent to the school facilities, but the SDA must be amended to reflect
facilities in other cities and that the library system is now part of a regional system.

e Water — Homer provides the service within City boundaries, purchasing water from
Banks County.

e Sewer — Currently the City of Homer does not have public sewer service. The County is
considering a new, larger system that may enable sewer service within Homer, but that is
in the early stages at present.

e Solid Waste Collection — Homer provides the service within City boundaries, through
contract with a private waste hauler.

e Law Enforcement — Currently the City of Homer does not have its own police force but
instead is afforded protection through the Banks County Sheriff’s Department. Mutual
aid agreements also allow the County to provide support to, and receive support from, the
Cities of Baldwin and Maysville.

e Fire Protection - Homer provides its own fire protection within City limits. Agreements
allow for cooperation and support between Homer and the Banks County Fire
Department.

e Elections Services — Homer provides this service for all City elections. Banks County
provides this service for all countywide elections.

e Tax Assessor — Banks County coordinates and collects taxes for the entire county,
including Homer. The neighboring City of Maysville, however, does have its own
municipal tax system and is the only city in the County to do so.

e Road Maintenance — Banks County provides a road maintenance work crew and will
provide service within municipalities pending funding and coordination from the
impacted community.

Consistency between Comprehensive Plan and SDA

Conditions outlined within the SDA are being considered when evaluating the needs and
objectives for each related public service or facility within this plan. While most conditions are
already consistent, it’s also known the Banks County SDA will be updated as soon as the City
and County complete their individual planning processes.
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Summary of dispute resolution land use process

The following describes the process outlined for resolving land use disputes between Homer and
Banks County:

e The City will notify Banks County prior to initiating any annexation activities, providing
information about the property and proposed development;

e |f the County has no objection or does not respond by the established deadline, the City is
free to proceed with the annexation process;

e |f the County has a bona fide objection as defined by State Code, the City can either:
o Agree and implement conditions defined by the County;
0 Agree and discontinue with the annexation;
o Disagree with the validity of the objections and pursue a declaratory ruling in
court;
o Initiate the defined mediation process

¢ In the event mediation occurs, the parties will agree on a mediator and process terms,
equally sharing in related costs. If the mediation process does not yield resolution then
the City cannot proceed with the annexation. If the mediation does produce an
agreement, the parties will draft an annexation agreement affirming the conditions to be
required of the annexation.

ARTICULATION OF THE COMMUNITY VISION, GOALS AND IMPLEMENTATION MEASURES

The Vision, Goals and Implementation Program for the City of Homer will be defined during the
Community Agenda process, as outlined within the Community Participation Program.

Assessment
Issues arising from growth and development?

Homer’s measures to develop its own planning and land use management will ensure the
community achieves more desirable patterns of growth in the face of suburban encroachment.
This will require continued coordination with Banks County with respect to permitting and
zoning of adjoining lands. Homer must also ensure the agreements for so many services
provided by the County or other outside parties are sustainable and inline with the City’s own
plans for growth.
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Adequacy of existing coordination mechanisms? Needs that would benefit from further
coordination?

Measures for coordinating programs and policies with other agencies and governments (such as
the SDA) are considered adequate. Homer will have to participate in measures to amend these
documents and coordinate implementation measures that are consistent across local
comprehensive plans. However, as vehicles for facilitating this coordination the SDA is
considered effective and will only improve over time due to improvements in the levels of
information and technology that assist with the community development process. The increased
transparency and consistency in the application of these measures can also assist in diffusing any
political conflicts and allow parties to provide more effective services.

IDENTIFIED ISSUES AND OPPORTUNITIES
Issues

= Maintain levels of service — It is critical the Service Delivery Agreement with Banks
County will be updated as part of this planning process to ensure the provision of these
services is accurate, consistent and done efficiently. The City must be careful in their
establishment of policy to consider the objectives of both plans.

= Annexation and growth management — The City is likely to feel some pressure from
development to expand boundaries. This requires not only coordination with the County
as part of the Service Delivery Agreement but also effective planning by the City to
ensure the proper quality of growth introduced to the area.

Opportunities
= Existing intergovernmental cooperation — Measures such as the Service Delivery
Agreements and the Special Purpose Local Option Tax (SPLOST) provide existing

mechanisms for cooperation and communication between governments.

= Availability of services and resources — Through partnerships with the County and
neighboring communities Homer does have access to a high level of utilities and services.
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