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Agenda

ÅRIDING THE BUS TO OUR DESIRED DESTINATION

ÅTypes of Zoning Options Available

ÅNeeds identified from the Growth Management Study

ÅReview your homework

ÅUnderstanding and using the ñSmart Codeò

ÅWho will represent Liberty Countyôs Stakeholders

ÅTopic for October Meeting 
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Agenda

VRiding the Bus to our desired destination

ÅTYPES OF ZONING OPTIONS AVAILABLE

ÅNeeds identified from the Growth Management Study

ÅReview your homework

ÅUnderstanding and using the ñSmart Codeò

ÅWho will represent Liberty Countyôs Stakeholders

ÅTopic for October Meeting 



Zoning Alternatives
Traditional ñEuclidianò Zoning

Regulates development through 

separation of uses based on 

size, height, noise, pollution, 

parking requirements by zone

Images from city of Euclid, OH; http://www.cityofeuclid.com

enhancement added for clarity

Original Zoning Ordinance:

6 Zone Classes ñDistrictsò

U1; U2; U3; U4; U5; U6

3 Height Classes

H-1, H-2, H3

4 Lot Area Requirements

A-1, A-2, A-3, A-4
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ZoningAlternatives
Modular Zones

Derivation of Traditional Zoning  

-Multiple Zones for same type of 

uses but with different intensities 

and standards

R-1

R-2

R-4

AR-1

A-1

B-2

I-1

A portion of the City of Allenhurst



ZoningAlternatives
Modular Zones

Which one is a copy of 

a splatter painting by 

American abstract 

painter Jackson Pollock

& which one is a 

portion of a Zoning Map?



ZoningAlternatives
Incentive Zoning ñBonusò

Still requires base zoning model 

but allows offers ñbonusò 

standards in exchange for 

development providing public 

benefits.

Sometimes called ñProfferò

7 lots permitted under existing Zone

Reduce lot standards1 if 25% is Open Space*

* Affordability, recreation, transportation, schools, LEED or LID, etc. 

1 Height, setback, floor area, parking requirements, density, etc.



Zoning Alternatives
Performance Zoning

Performance standards 

usually concern traffic flow, 

density, noise and access to 

light and air. Developers can 

build almost any building that 

meets the performance 

standards for that district--

therefore, allowing for a great 

deal of flexibility. 



Zoning Alternatives
ñFloating Zonesò

Pre-defines and adopts the 

development standards and 

requirements for ñbuild outò to 

be applied to any parcel that 

can meet said requirements.  

Always requires a public 

hearing for approval. 



Zoning Alternatives
Where is Liberty County?
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ZoningAlternatives
Hybrid of Multiple Types

Form 

Based 

Zoning 

Traditional 

Zoning 

Incentive

Performance

Floating



ZoningAlternatives

If we have these already 

what are we going to do that 

is different?

Form 

Based 

Zoning 

Traditional 

Zoning 

Incentive

Performance

Floating

We seek transformative change-to optimize the use of our 

foundation to build a stronger community



Agenda

VRiding the Bus to our desired destination

V Types of Zoning Options Available

ÅNEEDS IDENTIFIED FROM THE GROWTH MANAGEMENT STUDY

ÅReview your homework

ÅUnderstanding and using the ñSmart Codeò

ÅWho will represent Liberty Countyôs Stakeholders

ÅTopic for October Meeting 



Zoning Techniques

Basic Zoning 
& Development

üUnified Development Ordinance (UDO)
üAll Zoning/Land Use Issue in 1 place

üAlign definitions 
üDefinitions = Code
üUse Tables in lieu of text
üLarge projects need TIA
üInstall/Extend Sidewalks
üEnvironmental Planning



Zoning Techniques

Lot Development Standard Notes:
1) Front yard setback will increase to 35-feet when abutting an arterial or collector street.
2) The yard setback to an arterial or collector street may be reduced to 35-feet
3) The yard setback will be increased to 35-feet when abutting an arterial or collector street.
4) Lot Area requirement is based on minimum required for each family unit.
5) Lot Area requirement is based on the minimum required for the first dwelling unit.  An additional 2,000 square feet of lot area is required for each subsequent dwelling 

unit permitted.
6) aƛƴƛƳǳƳ ŦƭƻƻǊ ŀǊŜŀ ƛǎ άƘŜŀǘŜŘ ŦƭƻƻǊ ǎǇŀŎŜέ
7) The minimum floor area is based upon the requirement for a one (1) bedroom unit.  An additional 120 square foot of floor areaisrequired for each additional bedroom.

Lot Development Standards R-1 R-2 R-3 R-4 R-TH R-A-1

Building Height 35 35 35 35 35 45

Front Yard Setback 50 40 25/35 (1) 25/35 (1) 20/35 (1) 20/35 (1)

Side Yard-Street Setback 50/35 (2) 30 25/35 (3) 25/35 (3) 25/35 (3) 25/35 (3)

Side Yard-Interior Setback 15 15 10 10 10 10

Rear Yard Setback 40 20 15 15 20 15

Lot Area 20,000 15,000 12,000 8,000 2,000 (4) 8,000 (5)

Lot Width 125 100 85 70 20 70

Minimum Floor Area 2,000 (6) 1,700 (6) 1,500 (6) 1,200 (6) 1,000 800 (7)

Lot Coverage 17% 20% 20% 25% 55% 55%

City of Hinesville

This slide 
consumes 
3 pages 
of text in 
the 
current 
Code



Zoning Techniques
Permissive Use R-1 R-2 R-3 R-4 R-TH R-A-1

Single Family Dwelling P P P P X P

Two Family (Duplex) Dwelling X X X P P X

Townhome/Condominiums X X X X P X

Multifamily Dwellings X X X X X P

Rooming/Boarding House X X X X X P

Accessory Buildings/Structure (1) P P P P P P

Home Occupation (2) P P P P P P

Swimming Pools & Cabanas X X X X P X

Child Day Care Center X X S X X S

Day Care Center S X X S X X

Day Care Group Home S S P S S X

Family Day Care Home P P P P P P

Family Personal Care Home P P X P P P

Park-Playground P P P P P P

Golf Course P P P P P P

Child Care Institutions X X X X X S

Private School S S S S S S

Public School S S S S S S

Cemetery S S S S S S

Place of Worship S S S S S S

Civic or Private Clubs X X X X X S

Hospitals & Institutions X X X X X S

Medical Facilities and Offices X X X X X S

Nursing Homes X X X X X S

Public Utility S X S S S S

This slide consumes 10 
pages of text in the current 
Code



Zoning Techniques

Agricultural Preservation ÇNot wanting development Í Preservation
ÇNot developable Í Preservation
ÇNo public utilities Í Preservation

Determine what is worth ñpreservingò

Ç Agriculture Preservation is prime soils
üCrops/pasture/timber
üSize economically sustainable
üLocation conducive to practice



Zoning Techniques

Innovating Zoning

üVisual Code
üTND Zoning

üRemove acreage requirements for PUD
üEncourage mixed use/commercial in PUD

üAdopt TDR - PDR
üConservation Subdivisions 

üContext design for corridors

üMinimum Density & Maximum Parking
üEntrance to Commercial & Public BLDG
üRequire internal connections
üOpen Space/ Greenspace /Parks
üSchool complexes
üTransportation Corridors



We have come to expect 
graphics for the engineering 
Code requirements



We rely on graphics in the 
technical manuals



Why not in the 
Zoning Code?



Zoning Techniques

Transfer of Development Rights

Purchase of Development Rights



Bundle of Property Rights

Mineral/Mining Rights

Timber Rights

Air Rights

Right to Farm

Water Rights

Access Rights

Development

Rights



TDR-Transfer of Development Rights
PDR-Purchase of Development Rights

Benefits

ÅCompensation for Conservation

ÅResource Protection without Zoning

ÅLocally Controlled

ÅPredictable Patterns

ÅFluctuates with market

ÅMore Permanent than Zoning

Administrative Needs 

ÅGood, professional planning

ÅCan be Complicated

ÅIncreased need for Public Education 

ÅCoordination

ÅFluctuates with market

ÅMore Permanent than Zoning



TDR-Transfer of Development Rights
PDR-Purchase of Development Rights

Sending Areas

ÅPossesses something worthy of preservation

ü Prime Soils

ü Historical Site

ü Within ACUB Boundary

ü Environmentally Constrained

ü Unique

ÅWilling and patient owners

ÅNOT EVERY SITE CAN BE A SENDING SITE

Receiving Areas

ÅPublic Utilities are available

ÅCapable of benefits with TDR/PDR

ÅLocations/parcels are pre-determined 

ÅUsing rights are not subjective

ÅNOT EVERY SITE CAN BE A 

RECEIVING SITE



How does it work

ñAverage Joe Neighbor owns 30-Acres 

ÅHe wants to sell/develop to raise money to retire

ÅZoning requires 2.5-acre minimum lot size

ÅLand contains prime agriculture/silvaculture soils



No TDR or PDR Program

Joe 

subdivides 

into 12 lots

Each lot is

sold 

$75,000

Each buyer 

constructs 

their own 

custom 

home

The value 

of the soil 

for AG or 

Trees is lost

Joe makes  

$900,000-

minus 

expenses

After 

construction 

& permits & 

marketing & 

interest 

carry

After 36 

months Joe 

nets 

$400,000



TDR Option
Joe still divides 

his land

Joe still gets 12 

lots, but lots are 

1.25-acres, not 

2.5-acre

The remaining tract is in conservation

easement and Joe contracts with a 

farmer for a 10-year term, $5,000 

annually.

Cumulatively Joe has collected 

$400,000 over the 10-year period

The valued soil remains in service

In exchange for 

setting ½ in 

conservation 

easement

Each lot sells

for $40,000

Joe makes 

$480,000 ï

minus expenses

After 

construction & 

permits & 

marketing  & 

interest carry

After 36 months 

Joe nets 

$350,000



How does it work- With PDR

Joe is permitted 12 units under the current Zoning

The market value of the land is too high to keep in crops/timber BUT the ecological 

value of the soil is too important let the land fall out of productive use.

Joe can sell his 12 units to the another developer, a conservation agency, Fort 

Stewart (if the land is in the ACUB) or the ñbankò.

The value of each unit is $33,275.

After two months, Joe collects $399,300 and has no additional expenses.

The land is in permanent conservation easement and continues to produce.



How does it work- Where are the 12 rights Joe sold?

Joeôs 12 Development 

Rights

Conservation Agency

Fort Stewart ACUB 

Protection Program

Another Developer 

has purchased them 

for use on another 

construction site

The ñbankò bought 

them to sell to other 

developers

The Rights are sold to help 

finance future purchases & 

maintain the site
The Buyer uses the 12 rights 

at another site and 

exchanges them for 

ñdevelopment bonusesò not 

otherwise allowed in the 

zone

ÅIncreased Height

ÅIncreased Units/Acre

ÅIncreased Lot Coverage

The Rights are sold to help 

finance future purchases



Examples of areas 

that are prime 

ñsending areasò

TDR-PDR

ACUB

Habitat

Prime Soils



ñSending areasò

TDR-PDR Flow

ACUB

Habitat

Prime Soils

ñReceiving areasò

ÅHas Access to Utility

ÅHas Access to Roads

ÅWants to Grow 
*Growth isnôt just more houses or residential use

*



TDR-PDR Flow

OK

NO

OK

NO

OK Intra-city

OK Rural to Urban

NO Inter-city

NO Urban to Rural



Next Steps
ÁConsider if TDR and PDR are right for Liberty County

Define characteristics of a sending and receiving areas

Develop the value of Development Right

Coordinate with cities to establish receiving rights protocol

Formula to translate right to tangible benefit

Create protocol for sending area conservation

/ǊŜŀǘŜ ǇǊƻǘƻŎƻƭ ŦƻǊ άwƛƎƘǘǎ .ŀƴƪέ

PUBLIC AND DEVELOPER EDUCATION SESSIONS



Agenda 

üFrom last meeting on August 17th

VRiding the Bus to our desired destination

VTypes of Zoning Options Available

VNeeds identified from the Growth Management Study (Ongoing)

ÅUNDERSTANDING AND USING THE ñSMART CODEò

ÅReview your homework

ÅWho will represent Liberty Countyôs Stakeholders

ÅTopic for October Meeting



Zoning Alternatives

Promotes mixed-use 

activities within buildings and 

blocks of the community 

Form Based Code ñSmart Growthò

Smart Growth V 9.2


