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SECTION 1: INTRODUCTION
A. PURPOSE OF PLAN

This plan was developed to assist Town Officials, residents, and persons contemplating
actions involving land use and development in the Town of Georgia. It provides a
comprehensive framework and statement of policies, goals and implementation
strategies from which to make decisions regarding land use, economic development,
energy, provision of services and facilities, resource use and conservation (including
historic, scenic, cultural, and natural resources), and public health, safety and welfare.

The Georgia Town Plan also serves as the legal basis for the adoption of local land use
regulations, capital budget programs, and impact fee ordinances. By statute, plans must
be readopted every five years or they expire.

It is important to note the legal link between the plan and other regulations the Town
may adopt. The policies, goals and implementation strategies found herein should serve
as a guide for decision making by the appropriate branches of government as well as
the private sector. The plan policies give definition and meaning to the regulations and
should be used in concert with one another in order to be effective in directing growth
and development in desirable ways. A good plan is one that is used by both the public
and private sector to make reasonable decisions concerning development and land use
for the overall benefit of the citizens residing in the Town.

This plan updates a plan adopted on September 12, 2011. The 2016 plan has been
developed by the Georgia Planning Commission with assistance from the Northwest
Regional Planning Commission and with input from other Town boards, municipal
offices, private citizens and the Town Administrator. The plan has been developed to
conform to current state statutes, including 24 VSA Chapter 117.

As part of the 2011 Town Plan revision, the Planning Commission sought to further
engage the public on two specific issues currently facing the community: energy and
issues related to public and private roads.

This Town Plan required considerable involvement and effort. Projections are based, to
a large degree, on the 2009-2013 American Community Survey and the 2010 Census,
as well as a review of past Town reports. A list of past Town reports can be found in
Appendix A.

The Town Plan is given consideration in state agency planning decisions, state and
federal regulatory schemes, such as Act 250 Hearings, Agency of Transportation
Hearings, and Public Service Board Hearings. The Planning Commission and
Selectboard are statutory parties in any Act 250 Hearing involving Georgia and
conformance with Plan Policies is one method of participating in those hearings.



A less tangible, but much desired, goal of this Town Plan is to serve as a focus for
community action and governmental action. There is much that citizens can do for the
benefit of themselves and the town by working towards an identified common goal.
Georgia has many excellent examples of this, including the Historical Society, the
Recreation Committee, the Solid Waste Committee, the South Georgia Fire District, and
the Conservation Commission, to name a few. These and other groups continue to work
to make Georgia a better place to live.

Planning is a continuing and dynamic process, the purpose of which is to prepare for
the future by understanding where we came from, how we got there, where we want to
go from here, and how that can be best accomplished. The process involves developing
a "community vision.” This plan is an attempt to provide that vision for the town over the
next five years and beyond. As stated in previous plans, "A community which plans has
decided to exercise some choice over its future. It rejects the idea that the undesirable
consequences of growth are inevitable."

Georgia took the first steps toward planning over fifty years ago when it adopted zoning
in 1967. The first town plan was adopted in 1972 and was updated in 1986, 1995, 2001,
2006 and again in 2011. This plan will be another step in the continuing process of
promoting a desirable community setting while protecting and improving environmental
quality.

Another statement from previous plans is as true today as when it was written and sums
up the purpose of this plan: "Changes are coming and at an increasing rate. The
problems posed by these pressures must be addressed by comprehensive forethought
to ensure that future decisions will provide long term solutions rather than stop gap
measures. Since communities exist primarily for the health and enjoyment of those who
live in them, it follows that the nature, location, and timing of any future development
should be determined by the people of Georgia rather than left solely to chance or the
decisions of developers. The intent is not to eliminate any existing land uses or to stop
all future development, but to channel the desired growth to appropriate locations within
the Town."

While municipal planning can lead to many positive actions and benefits to the
community, it must also be recognized that there are external factors, over which we
have little control, which will influence our community. The national economy, tax policy,
federal and state regulation or legislation, natural disasters, the weather, dairy prices
and the real estate market are a few factors that can have major impacts on all of us.
No plan is perfect nor can anyone anticipate all the factors affecting us as individuals or
as a community. Not all of the goals, policies and implementation strategies outlined in
this plan will be achieved. So why plan at all? If only a few of the goals are met and the
result is that we leave our community a better place for our children, then, the efforts will
have been worth it.

B. STATEMENT OF AUTHORIZATION

The Georgia Town Plan has been prepared in accordance with and under the authority
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of Title 24, Chapter 117 of the Vermont Statutes Annotated (V.S.A.) which will
henceforth be referred to in this document as "the Act." As such, the provisions of the
Act are hereby incorporated by reference into this Town Plan and the Zoning and
Subdivision Regulations and may be used by the Planning Commission to further define
and clarify any policies, goals, implementation strategies, powers and duties expressed
herein. This Act is also known as the Vermont Municipal and Regional Planning and
Development Act.

First enacted in 1968, the Act has undergone several amendments, with a major
change in 1988, known as the Growth Management Act or Act 200. The Act provides
the legal framework for municipal planning, capital budgeting, impact fee ordinances,
transfer and purchase of development rights, and land use regulation.



SECTION 2. PLAN GOALS AND POLICIES

The following section includes goals and policies related to each section of the Town
Plan. Many of the policies were developed as part of past town plans and have been
carried forward in the 2016 update because they continue to be relevant. Other goals
and policies are new, reflecting current town planning goals.

Implementation actions related to these goals and policies are located in Section 8, Plan
Implementation

A) Housing
Goals:

To ensure that safe, sanitary and adequate housing is available and affordable for
Georgia residents.

To achieve a diverse mix of housing types that meets the needs of Georgia’s
population at every stage of life.

Policies:

A-1) Where possible, rehabilitate existing housing through the use of
existing programs or volunteer efforts, such as Habitat for Humanity.

A-2) To encourage the provision of affordable housing through planning
for appropriately sized lots, accessory apartments, and clustered
developments.

A-3) Ensure that residential development does not exceed the ability of
the community to provide services and facilities for such
development.

A-4) Design and phase development so as to minimize impacts on
municipal services, local tax burden and important resources.

A-5) Encourage Planned Unit Developments (PUDs) that allow for
clustered housing and less infrastructure to reduce the cost and
other impacts of housing development.

A-6) Provide a diversity of housing types and ownership that meets the

needs of Georgia residents.
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B) Economic Development

Goal:

To encourage the development and expansion of appropriate and compatible
industry and business in the town.

Policies:

B-1)

B-2)

B-3)

B-4)

B-5)

B-6)

To promote a diversified and stable economy by encouraging
compatible industrial and commercial development and the
continuation of existing industries, small businesses and home
occupations.

To provide necessary infrastructure to accommodate more intensive
land uses (such as industrial and commercial) within areas
designated for such growth. To avoid those areas where
infrastructure is not available, the land will not support the use, or
there would be a conflict with present land uses.

When planning for commercial and industrial development,
encourage such development to serve the public good in terms of
employment, revenue, environmental quality, health and safety, and
services.

To encourage home occupations that are compatible with the
surrounding areas through specific standards in the zoning bylaws.

To enhance and protect the vitality of Villages and population
centers as important community assets.

Commercial and industrial development shall not place an undue
burden on the town in terms of services and facilities required from
their development and its associated impacts.

C) Taxes, Growth and Fiscal Condition

Goal:

To maintain a sound fiscal balance for the town, to encourage reasonable,
functional, orderly development of facilities, utilities and services, and to promote
the health of agriculture while providing a stable economic base for the other
sectors of the economy.

Policies:
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C-1)

C-2)

C-3)

C-4)

The location, form, and rate of growth must not exceed the ability of
the residents of the town to pay for the necessary services and
facilities required from that growth but must be sufficient to mitigate
the increasing cost of services.

Development should occur based on projected need, availability of
revenues to provide services, and recognition of the limits of human,
financial, and natural resources.

Development of infrastructure shall not significantly impact natural or
human resources outlined in this plan unless there is a
demonstrated public need.

Growth shall be guided toward locations which can make use of
existing services and facilities.

D) Transportation

Goal:

To provide a safe, efficient, cost effective transportation network to meet the
varied needs of the residents of the Town.

Policies:

D-1)

D-2)

D-3)

D-4)

Development of roads shall meet specified standards as set forth by
the Selectboard. Roads will be accepted into the Town highway
system only after meeting these requirements and a finding that it is
in the public good to do so. Developers shall bear all costs
associated with acceptance of roads.

Highway access for the purpose of development shall be strictly
controlled on Rural Principal and Rural Minor Arterial Roads.
Wherever possible, lots will be required to provide one
access/egress point onto said highways which shall serve the entire
parcel. Multiple curb cuts are strongly discouraged.

To plan development so as to avoid the need for major public
investment in transportation networks. Particular regard shall be
given to impacts on the carrying capacity of transportation networks
affected by the development. Developers will be required to pay for
the costs of necessary improvements.

To support alternative forms of transportation such as bike and
pedestrian paths or lanes, particularly in conjunction with new
development or road projects, and to connect these systems, where
possible, to form a comprehensive network.
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D-5) Public and private roads shall not be constructed or extended into
fragile, unique, and sensitive area, as designated by this plan, when
it would lead to the destruction or degradation of those resources.

D-6) The Town will work cooperatively with the state to develop a
transportation network that meets both state and local needs. The
Town will play an active role in the planning of new improvements
proposed by the state which might affect Georgia. Such plans shall
conform to the overall goals and policies of the Town.

E) Historic and Scenic Resources
Goals:

To encourage that Georgia’s noteworthy historic and scenic resources remain
intact.

Policies:

E-1) Places of outstanding historical, educational or scenic value shall be
protected from development that would unreasonably impair their
character or quality.

E-2) Encourage the rehabilitation and adaptive reuse of historic
structures.

E-3) To encourage innovation in design and layout of development so
that the visual impact can be minimized.

E-4) To encourage the use of vegetative buffers and other screening

methods to reduce the visual impact of development.

SECTION 4. THE PHYSICAL SETTING
F) Geology and Topography
Goal:

To protect private and public investment and maintain the natural environment by
considering topography and geology when determining land use.

Policies:
F-1) Geologic factors should be considered in planning to insure the

proper use of land.
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F-2)

F-3)

F-4)

F-5)

G) Soils

Goal:

To maintain and improve the quality of important soils, such as agriculture and

Development on ridges and hilltops shall be discouraged and their
adverse aesthetic and environmental impacts should be prevented.

Site modifications necessary for a particular project should be
allowed but there should be no substantial change to natural
drainage ways.

Land development on slopes in excess of 25% shall be prohibited
and every effort shall be made to maintain a suitable cover of
natural vegetation to reduce erosion.

Development shall be performed so as to prevent runoff and soll
erosion. Vegetative cover should be maintained or established and
erosion control measures shall be undertaken at the time of
construction.

forestry soils, when considering the future development of the town.

Policies:

G-1)

G-2)

G-3)

G-4)

G-5)

The Town shall require proof of a State wastewater permit as a
condition of local Zoning Permits, where applicable.

Slopes in excess of 8% may be highly subject to erosion, depending
on soil type, and consideration should be given to the use of
acceptable soil erosion control measures. Vegetative cover shall be
established and maintained after construction.

Development on poorly drained soils shall be avoided.

Following the use of required agricultural practices and best
management practice is essential to protect valuable soil and other
resource. Accepted forestry practices and/or best management
practices are encouraged as a way to protect valuable soil and other
resources.

Impacts to prime agricultural soils due to land development shall be
mitigated to ensure the future viability of agricultural uses in
Georgia.
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H) Earth Resources
Goal:

To protect local earth resources until needed for future use for the benefit of the
community; and to minimize the impacts of extraction on the environment.

Policies:

H-1) Extraction of earth resources should be permitted when it has been
demonstrated that the activity will not have an undue impact on the
Town of Georgia and its residents.

H-2) All proposed earth extractions shall have a plan for the reclamation

of the site, acceptable to the Planning Commission, to ensure the
wise use of resources. Guarantees may be required of the
developer to assure that the site is properly reclaimed.

1) Climate and Air Quality

Goal:

To consider climatic factors and to protect the quality of the air when planning for
future development.

Policies:

I-1) Development which degrades air quality should be strongly
discouraged.

J) Water Resources
Goal:

To maintain, improve, and protect the quality of Georgia’s water resources,
including groundwater and surface water.

Policies:

J-1) Following the use of required agricultural practices and best
management practice is essential to protect water resources.
Accepted forestry practices and/or best management practices are
encouraged as a way to protect water resources.

J-2) Future development near surface waters should be low density and

low impact.
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J-3)

J-4)

J-5)

J-6)

As much as reasonably possible, streams, ponds, rivers, and
wetlands should be maintained in a natural state and protected from
pollutants so they can provide their natural functions. Buffer strips
shall be encouraged so as to protect these natural functions.

Consider impacts to Public Source Water Protection during the
development review process.

Development shall be prohibited on wetlands and hydric soils.

Development within shoreland and streambank areas shall, where
reasonable, maintain existing vegetation, prevent soil erosion,
prevent pollution of the water body, and be set back in accordance
with established buffers so as not to detract from the natural beauty
or cause harm to the environment.

K) Flood Resiliency

Goal:

To ensure that Georgia is a flood resilient community.

Policies:

K-1)

K-2)

K-3)

K-4)

Development in identified flood hazard and river corridor areas shall be
prohibited in all but rare, specifically defined circumstances to ensure that
the impacts of flooding and fluvial erosion are not exacerbated.

Protect and restore floodplains and river corridors that attenuate and
moderate flooding and fluvial erosion.

Support implementation of high priority projects as identified in the Local
Hazard Mitigation Plan.

Encourage flood emergency preparedness and response planning.

L) Fragile, Unique and Sensitive Areas

Goal:

Protect fragile, unique, and sensitive areas.

Policies:

L-1)

Buffer strips shall be encouraged to prevent harmful effects of
development from affecting these areas.

16



SECTION 5. UTILITIES, FACILITIES AND TOWN SERVICES

M) Utilities, Facilities and Town Services
Goals:

Development and growth in Georgia should occur at a rate which can be
accommodated by reasonable expansion and/or improvement of facilities and
services.

Public utilities and services should be enhanced in ways that improve economic
development opportunities and quality of life, but that do not jeopardize public
health, the environment or scenic resources.

Regulation of land development in Georgia should not negatively impact the
availability of safe and affordable childcare.

To broaden access to educational and vocational training opportunities for all
ages, sufficient to ensure the full realization of the abilities of current and future
residents.

Policies:M- Review projects based on their individual impact, as well as their
1) conformance with the overall rate of growth and facility/service
capability planned for the town.

M-2) Locate facility and service improvements in existing development
areas and areas that are designated for future growth.

M-3) All commercial telecommunication facilities shall be located in
appropriate areas, respecting the integrity of residential areas,
aesthetic concerns, and natural resource issues. As noted
elsewhere in the Plan, the protection of scenic and natural areas is
very important to the Town of Georgia.

M-4) New telecommunications facilities shall be co-located on or near

existing structures, unless the Planning Commission determines
that separate facilities will create less visual and aesthetic impact.

SECTION 6. LAND USE

N) Land Use

Goals:
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To concentrate residential, commercial and industrial growth in the Village Center

and the South Village area to protect the Town’s rural character and resources.

Policies:

N-1)

N-2)

N-3)

N-4)

N-5)

N-6)

N-7)

N-8)

To avoid strip development the town may require developers to use
techniques such as clustering to discourage strip development along
highway corridors. Strip development along highway corridors shall
be strongly discouraged.

Use the site plan review process to encourage innovation in design
and layout for improved traffic flow, pedestrian access, parking,
landscaping and screening, lighting and aesthetics.

Support Vermont’s “right-to-farm” statute.

Support the preservation and protection of open land agricultural
fields and forests through programs that encourage farming and
forestry such as the current use tax program and land conservation
easements.

Encourage the preservation of land in an agricultural, wooded or
open state, particularly in areas of the town which are important
scenic viewsheds and not well connected to service systems.

Georgia’s rural landscape shall continue to be characterized by
open land agricultural fields and forests. Agriculture shall be the
predominant use in the Agricultural/Rural Residential District ("AR
1II).

Recognize that important resource lands such as prime and
statewide agricultural and forest soils are a unique and limited
resource, which are essential for food and fiber production.

Consider the impacts of livestock in medium and high density
residential areas.

SECTION 7. ENERGY

O) Energy

Goals:

To reduce the use of and dependence on expensive and polluting energy

sources.
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To promote energy efficient use and conservation of energy resources.

To promote the use of renewable energy sources-

Policies:

0-1) Promote the use of small scale renewable energy sources.

0-2) Promote educational opportunities which increase energy
awareness of students, local officials and townspeople.

0-3) Encourage the use of car and van pools, public transportation and
park and rides for commuters and others.

0-4) Consider energy costs and energy efficiency as a criteria for the

purchase of Town equipment and facilities.
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SECTION 3: THE COMMUNITY SETTING
A. LOCATION AND BOUNDARIES

Georgia is located in the southwest corner of Franklin County and borders the
Chittenden County towns of Milton and Westford to the south, the Franklin County
towns of Fairfax to the east, St. Albans and Fairfield to the north and Lake Champlain to
the west. Georgia has over seven miles of shoreline along Lake Champlain and part of
its border with Milton bisects Lake Arrowhead.

The Town of Georgia has a land area of 30,952 acres, or 47.8 square miles, making it a
large town by Vermont standards (many are app 36 square miles).

The Town is characterized by a narrow shoreline, a broad, relatively flat plain, the
foothills of the Green Mountains, the Lamoille River and tributaries, as well as various
other smaller streams, tributaries and wetlands. The Town is roughly half open land and
half forested, with much of the open land devoted to agriculture.

Georgia's long boundary with Lake Champlain, it's relatively flat plain, and foothills of
the Green Mountains make it a diverse and beautiful town.

NORTHWEST REGIONAL LOCATOR MAP
Map 3.1

NORTHWEST
REGION

Vermont
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B. HISTORY

To write a history of Georgia in a few pages is like writing a single page town plan.
Since 1967 the Georgia Town History Committee has produced 34 volumes of Georgia
history. However, an effort has been made to touch on the highlights of our history
reflecting the major changes in our community as we move through the first decade of
the 21st century.

Georgia was chartered by the first royal Governor of New Hampshire, Benning
Wentworth, August 17, 1763. In 1773, the original shares were purchased by men who
later became prominent in Vermont affairs, Levi Allen, Ethan Allen, Remember Baker,
Heman Allen and Ira Allen. By the time the town was settled, Ira Allen owned most of
the shares.

The town of Georgia was organized on March 31, 1788 at a meeting warned by Judge
John White of Chittenden County, of which Georgia was then a part. Reuben Evarts
was elected clerk. The other officers were Stephen Davis, Stephen Holmes, and
Richard Sylvester, selectmen; Frederick Bliss, constable; Solomon Goodrich and Abel
Pierce, haywards; William Farrand, Noah Loomis and Stephen Fairchild, surveyors of
highways.

The families of William Farrand and Andrew Van Guilder were the first to winter in
Georgia, during 1785-86. The first child born in town was named Georgia Farrand. He
was named by Ira Allen. The Farrands settled in the northwest corner of the town, the
Van Guilders in the southeast corner. Several single men had spent their summers in
town before this, returning to their homes in southern New England in the winter.

Early settlers had to transport their grain to Whitehall, New York, or Vergennes to be
ground. Transportation was by way of the lake, on foot, or by ox team through the
woods. In 1788 there was almost a famine as it was a poor crop year and more people
wintered in town than the food supply could support.

The population of Georgia increased rapidly from 1791 when there were 340 people in
town. The population figures are interesting:

1800 A.D. — 1068 residents
1810 A.D. — 1760 residents
1830 A.D. — 1897 residents
1850 A.D. — 2686 residents
1870 A.D. — 1603 residents
1890 A.D. — 1282 residents
1910 A.D. — 1090 residents

The population was never again over 1100 until 1970. Georgia was the largest town

north of Burlington until 1830 and the largest town in Franklin County until 1840.
In 1800, construction of a "meeting house" was started, and in 1802 the Old White
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Meeting House was dedicated. It was built under the direction of Captain Spratt, an
English architect. It was carefully built of the best of materials and for years was the
largest and finest building in northern Vermont. It served the town in many ways for 150
years. It was destroyed by fire on October 2, 1952.

During the War of 1812, smugglers drove beef cattle into Canada to supply the British
Army, but the men of Georgia sided with the customs officers and put up so courageous
a fight that the traffic was stopped. The smugglers called Georgia "Hells Gate."

The Georgia militia company crossed the sand bar to Georgia in September 1814 and
was transported across the lake to Plattsburg. There they helped repel a British invasion
from Canada.

In 1850, the Central Vermont Railroad was completed through Georgia. The High
Bridge over the Lamoille River is the highest railroad bridge in Vermont; it is also the
most photographed railroad bridge.

Hemenway's Gazetteer lists 142 men from Georgia who served in the Civil War.
Twenty-six of these men died of disease or wounds while in the service. There were six
commissioned officers and two Civil War generals born in Georgia: General George H.
Stannard and Brigadier General Joel A. Dewey. A granite monument near the
Dunsmore farm marks General Stannard's birthplace.

Other famous men of this age who were born in Georgia were Alvah Sabin,
Congressman from Vermont; Gardner Colton, who invented the first electric locomotive
and who also popularized "laughing gas"; and Daniel Bliss, founder of the American
University in Beirut, Lebanon in 1866.

The Vermont roster for the Spanish American War shows five men from Georgia and
the roster of the Vermont Adjutant Generals office shows 24 Georgia men in the armed
service during World War I. Of these two died in service and two were wounded in
action. Six were commissioned officers.

In the Second World War there were at least 56 men and women from Georgia in the
armed services. One, Wendell Post, did not return. Many others from Georgia served in
the Korean, Vietnam and Gulf wars.

In 1896 Georgia established a public library. The Georgia Library is now located in the
building which formerly housed the Northwest Regional Library on Route 7.

Our Churches

As early as 1793 Congregationalists gathered in Georgia. Gradually the congregation
diminished until in the 1930s services were no longer held and the church was torn
down. Sarah Hyde was the inspiration for the Episcopal Church in East Georgia which
was constructed in 1872. It too succumbed to lack of parishioners and by 1945 it was
torn down. In 1985 the Northside Baptist Church purchased a building on Route 7 at
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the north end of town and it soon was renovated to serve its parishioners; this
congregation has since left this location for a site in St. Albans which allowed for a
larger building.

There are currently four active churches in Georgia:

e the Methodist Church in Georgia Center, organized about 1830;

e the Baptist Church in Georgia Plains, organized about 1793;

e the Ascension Parish, whose first Mass was celebrated in the school, and in
1988 they gathered in their own new church on Route 7 just south of Georgia
Center; and

e the Redeeming Grace Church, located in Georgia South Village, organized in
2010.

Our Schools

Early in its history Georgia had 16 school districts where one-room schools served the
neighborhoods. In 1959 a consolidated school opened its door to 242 students. By 1973
another school had been built and the enroliment had grown to 430 students. In 1991,
$3.87 million was spent to house about 700 students with a new building and
considerable renovations to the two older ones. The student population is currently 896
according to Franklin Southwest School District, with 620 children attending Georgia
Elementary School.

Our Town

Georgia now ranks 33 in population in the State of Vermont. Georgia has several
social groups: Friends of the Arts, a Lions Club, active Boy, Cub, and Girl Scout troops,
a Georgia Historical Society, a Riding Club, Snowmobile Club, and 4-H groups. The
Georgia Station Post Office opened in 1993 at Bob's Hardware, and is now located at
the Georgia Market on Route 7. Georgia has a seven-bay, 9000 square foot fire station
on Route 7. The Town expanded the highway department into former fire department
space. The Town has constructed a new sand and salt shed and expanded internal
meeting rooms and office facilities at the Town Hall.

Georgia will continue to grow. With close access to 1-89, Lake Champlain on its western
shore, Mt. Mansfield not far away, and Burlington within a half-hour, the town has strong
appeal. It is a nice place to live and it will continue to attract people.

C. DEMOGRAPHIC OVERVIEW

In order to plan successfully, a community must understand its demographic
composition. This section of the town plan includes a community profile of Georgia,
which provides a solid baseline for town planning activities. An understanding of recent
growth trends, current community make up, and future growth projections, planners can
better respond to residents’ needs, and better account for the impacts and opportunities
of growth. A community profile accomplishes the following: 1) documents the growth
trends which have brought the town to its current situation, 2) assesses the current
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makeup of the town, from demographic, economic, housing and social perspectives,
and; 3) assesses the range of growth factors affecting the town.

Much of the information in the demographic overview, and throughout the entire plan,
comes from the American Community Survey (ACS). This is because the US Census
no longer collects a considerable amount of data that was previously collected. When
information previously obtained via the US Census was no longer available, data from
the American Community Survey was used. Typically, data from the American
Community Survey 2009-2013, the most recent American Community Survey available
during the drafting of this plan.

The main difference between the American Community Survey and the US Census is
that the American Community Survey contains estimates based on surveys of random
households within a community during a five year period (ex. 2009-2013). It is not a
“count” like the census. The American Community Survey is collected via mail.

According to the US Census Bureau, approximately 295,000 surveys are mailed per
month to randomly selected addresses in the United States. Follow up phone calls or
personal visits by US Census workers are made to households that do not respond to
the mailed survey.

Since Georgia is a small community, and since American Community Survey is a
survey and not a census, data from the American Community Survey for Georgia
typically has a considerable large margin of error. This should be kept in mind while
reading this report. Despite issues with the American Community Survey, it is the best
available data for a variety of data points used in this plan.

American Community Survey is abbreviated as “ACS” throughout the plan. More
information about ACS can be found at: http://www.census.gov/acs/wwwy/.

Population Growth

A review of historic population data for Georgia, Figure 3.1, indicates early rapid
growth, reaching a population of almost 2,700 persons in 1850. The growth which
characterized the town’s early years was followed by almost 100 years of population
decline reaching a low population point of just over 1,000 persons in 1940. Population
levels began to increase again at a relatively slow rate in the 1940s and 1950s, picking
up speed between 1960 and 2000, increasing by almost 3,300 persons. Clearly, those
40 years have been a time of tremendous change in the town. Since 2000, the
population has significantly stabilized. Figure 3.2 illustrates that while growth has
continued between 2000 and 2010, it was at a far slower rate (3.2%) when compared
with other recent decades.
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Figure 3.1. Historical Population 1791-2010
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Figure 3.1 — Source: U.S. Census

Figure 3.2. Growth Rate per Decade 1970-2010
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Figure 3.2 - Source: NRPC calculations based on U.S.
Census, 2000, 2010; Center for Rural Studies UVM

Georgia’s low growth rate is consistent with growth trends throughout Vermont in recent
years. The recession of the late 2000s has put a brake on the economic growth that
characterized the early part of the decade.

Figure 3.3 compares Georgia’s average yearly growth rates during the 1980s, 1990s,
and 2000s. Since the slowdown in Georgia’s population growth starting in the 1990s,
the town is showing an average yearly population growth rate more consistent with the
State at large; it fell off sharply compared to Chittenden and Franklin Counties.
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Figure 3.3. Comparative Average Growth Rate
Per Year, 1980-2010
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Figure 3.3 - Source: 1980, 1990, 2000 and 2010 Census

Figure 3.4 shows that Georgia is among the most slowly growing towns in Franklin
County, besting only Richford and Enosburg in its growth rate, even while Chittenden
and Franklin Counties grew at a more rapid rate.

Figure 3.4: Population Rates, Franklin County, 2000-2010
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An Aging Population

Figure 3.5 contains a graphic comparison of the percentage distribution of the Georgia
population by under-35 and over-35 age groups. The figure shows that the under-35
population steadily decreased since 1980 as the over-35 segment of the population
increased. The two segments each held approximately a 50% share of the population in
2000. According to the 2009-2013 American Community Survey, the split is now
approximately 44% less than 35 years old and approximately 56% aged 35 and older.

Figure 3.5. Georgia's Aging Population 1980-2013
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Figure 3.5 — Source: U.S. Census, 1980-2010; American
Community Survey 2009-2013 5-Year Estimate

This trend is consistent with the historic impact of the aging “baby boom” generation
combined with the slow growth of recent years and the failure to attract a younger
demographic. This trend is further illustrated in Figure 3.6, which shows a decline in the
percentage of married family households with children under the age of 18. This trend is
further reflected in the stability of the school population in town.

Figure 3.6. Married-Couple Family Households With Children
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Figure 3.6 — Source: 1980-2010 US Census; 2009-2013 American
Communitv Survev
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Household Incomes

According to the 2009-2013 American Community Survey, the median household
income in Georgia was $81,394 compared to $56,240 in Franklin County, $61,763 in
the Burlington MSA, and $54,267 in Vermont. A closer look at income levels in Georgia
suggests (Figure 3.7) that the town is attracting people with substantially higher
incomes per household, possibly because its proximity to higher-paying jobs in the City
of Burlington.

Figure 3.7. Distribution of Household Income (in thousands)
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Figure 3.7 — Source: American Community Survey 5-Year Estimates, 2005-2009, 2009-2013

Income data from 2009-2013 American Community Survey shows that nearly 74% of
households in Georgia have incomes higher than $50,000 and at least 56% of
households have incomes higher than $75,000 annually. These rates are generally
higher than surrounding communities. A higher percentage of upper income households
may also be a further reflection of Georgia’'s aging demographic.

D. POPULATION PROJECTIONS
Table 3.1 Population Projections, 2010-2030

Scenario A Scenario B
2010 2020 ‘ 2030 2010 2020 2030
Georgia 4,515 4,822 5,055 4,515 4,583 4,643
Franklin County 47,746 | 51,810 | 55,647 | 47,746 | 49,253 50,739
Vermont 625,741 | 653,575 | 670,073 | 625,741 | 628,688 | 620,480
Source: VT Agency of Commerce and Community Development

In August of 2013, the Vermont Agency of Commerce and Community Development
released population projections for the years 2020 and 2030 for every municipality in
Vermont. By using population counts, mortality, birth, and migration rates from 1990-
2010, the Agency created high and low projection estimates for the following two
decades. Both Scenario A and B show an increase in population through year 2030
with Scenario A indicating a moderate rate of increase (12%) and Scenario B indicating

a small increase (3%).
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These projections show that even while other places in Vermont may decrease in
population over the next ten to twenty years, Georgia is expected continue to gain
population. This should be kept in mind while planning future projects.

E. PROPERTY AND DEVELOPMENT TRENDS

Georgia’s growth has taken a number of forms over the years. The changing distribution
of property types affects the town’s ability to provide services and has implications for
taxpayers. Table 3.2 shows the distribution of property types in Georgia. The
percentage of residential units still makes up a sizable majority of the town’s building
stock.

Table 3.2. Georgia Property Types, 1985-2015
1985 ‘ 2000 2005 2010

Residential

Vacation

Farm/Open

Commercial/Industrial
Other

Source: Town of Georgia

The number of seasonal vacation homes has decreased since 1985 . Some of the
vacation homes have been converted to permanent year-round residences. The
percentage of Farm and Commercial/Industrial properties has remained steady over the
past three decades, yet there has been an overall increase in the number of
Commercial/Industrial properties. This likely has had the effect of reducing the burden
on residential development to provide tax revenue.

As shown in Table 3.3, the market value of taxable property in Georgia increased at an
unprecedented rate of approximately 110% between 2000 and 2010 for an annual
average of 11%, which is much greater than the annual growth rate of 1.8%
experienced in the period from 1990-2000. The majority of this growth occurred
between 2005 and 2010. In 2005, the gross market value of properties of Georgia had
increased from $241 million to $264 million. The dramatic increase in Georgia property
values between 2000 and 2010 was due, at least in part, to a Town-wide reappraisal in
2006. The market value of taxable property has decreased between 2000 and 2013,
most likely due to the great recession.
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1980 1990 ‘ 2000 2010
Market Value* S43 $205 $241 S$507 $498
Population 2,780 3,753 4,375 4,515 4,570
Value (S) Per Capita $15,500 | $54,600 | $55,100 $112,230 $108,972

Table 3.3. Property Trends

Data Source: Town of Georgia; U.S. Census 1980, 1990, 2000, 2010; American Community
Survey 2009-2013.

*All figures in millions

F. HOUSING CHARACTERISTICS

Georgia's housing trends directly reflect population growth trends. As a primarily
residential town which, in part, serves as a bedroom community for regional job centers,
the town's housing stock is focused on single family units that are used year-round. The
town also has a notable second home component, although it is consistent with the
state average. There is a limited rental housing market in the town (Table 3.4).

~ Table34HousingUnitByType

1-Unit 93.7% 91.5%
2-Unit 1.1% 1.0%
3 or 4 Unit

26 1.6% 50 2.6% 69 3.6%
5 to 9 Units

6 0.4% 10 0.5% 0 0.0%

Mobile
Home 91 5.5% 104 5.4% 73 3.9%
Total 1,654 100.0% 1922 100.0% 1,893 100.0%
Source: US Census 2000; American Community Survey 2006-2010 and 2009-2013 By 5-Year Estimates

Table 3.5 below shows housing occupancy broken down into four major categories: 1)
Owner Occupied (occupied by year-round residents who own the dwelling); 2) Renter
Occupied (occupied by year-round residents who rent the dwelling); 3) Vacant-Seasonal
Use (held for occasional use), and; 4) Vacant. Housing occupancy in Georgia for owner-
occupied has trended at near stable level from 2000 to present. So have rentals
occupied housing. Seasonal housing rates have slightly declined as a percent of the
total. That trend has started to reverse in recent years. The rate of renter occupied
units has increased by 2 percent in the past five years.
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Table 3.5 Housing Units by Use

2010 2009-2013
Owner Occupied 75% 80% 76% 73%
Renter Occupied 11% 10% 10% 14%
Seasonal 12% 9% 11% 12%
2% 1% 3% 3%
Data Source: U.S. Census 1990, 2000; American Community Survey 5-Year
Estimates, 2006-2010, 2009-2013

G. HOUSING NEEDS

Overview

Housing issues are an important aspect of a
town plan. The following presents some
perspective on housing issues, particularly as
they apply to Georgia.

Housing markets and issues will change over
time along with the economy and other
factors. However, it is important to keep in
mind that people will always need adequate

E B

shelter. Since Georgia is a popular place to [ il ey it A

live, it will be important to ensure that
housing in the town meets the needs of its
residents.

In assessing housing issues, it is important to consider a regional perspective. In this
part of New England, housing stock and pricing can vary significantly from town to town.
No town is a closed system, where future housing needs can be projected based on an
analysis of the current population alone. Housing markets are always regional in nature.
Demographic trends and in-migration/out-migration over a broad area will affect
demand levels and pricing in Georgia.

The town is part of a regional market. This is particularly true, as many Georgia
residents commute out of the town for employment (93.2% of workers leave Georgia for
employment according to the 2011 US Census “On the Map” tool). Given existing
commuting patterns, it is realistic to assess both Franklin and Chittenden Counties as
comparative areas.

Housing and Market Conditions

Georgia’s housing stock is strongly oriented toward single family homes, which are
typically owner-occupied. Georgia's housing stock contains a relatively small
percentage of mobile homes, which often offer an affordable housing option.
Condominiums, which also offer an affordable housing option in other parts of the state,
have not been developed in Georgia as quickly as other surrounding municipalities.
Table 3.6 contains a summary comparison of Georgia's housing stock with that in
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Franklin County.

Table 3.6. Housing Stock Comparison for Georgia, Franklin County
Georgia Franklin County
Year 2010 | 2013 2000 2010 2013
% Owner-Occupied 90% 88% 86% 75% 75% 76%
% Renter Occupied 10% 12% 14% 25% 25% 24%
Occupied Mobile Homes as % of
Occupied Units 6% 5% 4% 10% 8% 9%

Source: 2006-2010, 2009-2013 American Community Survey 5-Year Estimates; 2000 and
2010 Census

Housing Needs

The demographics of a community or housing market can be used to assess housing
needs. A range of factors, including individual preferences, affect housing needs.
Housing market analyses make it clear that age and income are strong factors in the
type of housing people want.

The 2015 Vermont State Housing Needs Assessment available through the Vermont

Agency of Commerce and Community Development provides some context regarding
statewide and regional housing needs. The State Housing Needs Assessment notes
that there is a general housing shortage in Vermont. It also notes that there will be an
increasing need for senior housing in Vermont.

The Assessment does analyze future housing needs in Franklin County to some extent.
It notes that in Franklin County future housing should be prioritized to meet the needs of
renter households with incomes between 50% and 120% of median household income
and homeowners with incomes between 95% and 120% of median household income.
This is based on what the Assessment refers to as the “housing gap,” an estimate
between the future housing needs of a community and the future housing stock of a
community based on estimates of future population growth, households living in
substandard housing, and units in the development pipeline in the County. The
Assessment does not including “cost burdened” households when calculating the
“housing gap.” “Cost burdened” households are those households that are living in
housing that is unaffordable. The Assessment does estimate that a considerable
amount of households, both renter and homeownership, will become increasingly cost
burdened in the next five years. This potential reality should not be ignored and should
be kept in mind when making planning related decisions about housing.

Using data for the current and projected mix of households by age of household head
and income, it is possible to make broad assessments about housing needs in Georgia.
For instance, a head of household aged between 35 and 39 years, with an income level
in the $50,000-$74,999 range, will probably be seeking, or have recently purchased,
their first home. Markets with a substantial number of households in this category will be
a good one for affordable, starter housing. With the exceptions of upper age bracket
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households and households with a preference for mobile homes, households with
incomes below $25,000 are most likely to be renters, while households with incomes of
$50,000 or more are likely to be a mix of new and established single family
homeowners.

Figure 3.7 (page 28) illustrates income distribution as well as a comparison of the
changes between 2010 and 2013. Georgia’s shift to higher income brackets is dramatic.
At least 56% of all households now make over $75,000 annually.

Housing Affordability

According to Vermont Statute, housing is considered affordable when a household
earning not more than 80 percent of the county median income or the metropolitan
statistical area (MSA) median income (if a municipality is within a MSA), pays no more
than thirty percent of their income on housing. A household consists of all the people
who occupy a housing unit.

Generally, the median home sales price in Georgia has been comparable to the median
home sales prices in Chittenden County. Both Georgia and Chittenden County have
historically had higher median home sales prices than Franklin County. The median
price of housing in Georgia has generally followed historic regional and statewide
trends. Median prices gradually increased between 1990 and 2000. In 2000, median
sales prices climbed steeply until 2006. Georgia and Franklin County then experienced
the bursting of the housing bubble of the early 2000s before Chittenden County.
Between 2006 and 2008, Georgia and Franklin County’s sales prices fell off sharply,
while Chittenden County’s prices increased marginally. Between 2008 and 2009,
Georgia and Franklin County’s prices increased marginally, while Chittenden County’s
prices decreased. Between 2009 and 2010, Georgia’s housing prices dropped sharply,
Franklin County’s stayed the same and Chittenden County’s slightly increased. Since
2010, prices in Georgia and in Chittenden County have begun to increase back towards
pre-housing bubble levels. However, Franklin County and statewide housing sales
prices have continued to stagnate.
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Figure 3.8. Median Home Sales Prices
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Figure 3.8 - Source: VT Dept. of Taxes

The median sale price of a home in Georgia in 2014 was $236,500. When compared
with other local housing markets, like St. Albans Town ($199,900) and Milton
($222,040), Georgia appears to be a less affordable community in which to buy a home.

All municipalities in Franklin County are deemed part of the Burlington-South Burlington
Metropolitan Statistical Area by the U.S. Department of Housing and Urban
Development. The most recent data tells us that the median household income for the
Burlington-South Burlington MSA is $61,763 and is $56,240 in Franklin County (2009-
2013 ACS). These amounts are significantly lower than Georgia’s median household
income ($81,395).

Table 3.7 shows the home ownership “affordability gap” for Georgia. The “affordability
gap’” is the difference between the maximum affordable mortgage and the median sale
price for primary residences. Per state statute, households should afford a mortgage
with monthly payments that does not exceed 30 percent of their monthly income. The
“affordability gap” has been calculated using both the MSA and Georgia median
household incomes.

Using the MSA Median Household Income, a home in Georgia sold at the median sale
price in 2014 would be unaffordable. There would be an “affordability gap” of $58,889
over the course of a 30 year mortgage. The “affordability gap” is even higher for those
households making less than the MSA median household income.

Using the Georgia median household income, it appears that even at 100% of median

household income, a home at the 2014 median sale price of $236,500 would be
affordable. However, households making 80%, 50%, and 30% of the Georgia median
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household income would be unable to afford a home in Georgia. The “break even”

income for home affordability in Georgia is approximately $69,355. This indicates that
there may be a need for more affordable housing options for Georgia.

Table 3.7: Homeownership Affordability in Georgia

Median
30% of Income Sale Price
for
Primary
Taxes Income Maximum  Residences
Per and Available for 5% Down  Affordable in Georgia Affordability
Per Year Month Insurance Housing/Month | Payment Mortgage (2014) Gap
MSA Median Household Income
$61,763 $18,529 $897 $11,825 $177,611 $236,500 (558,889)
$49,410 $14,823 $588 $11,825 $112,399 $236,500 ($124,101)
$30,882 $9,264 $125 $11,825 $14,579 $236,500 ($221,921)
$18,529 $5,559 (5184) $11,825 ($50,634) $236,500 (5287,134)
Georgia Median
$81,394 $24,418 $2,035 $647 $1,388 $11,825 $281,249 $236,500 $44,749
$65,115 $19,535 $1,628 $647 $981 $11,825 $195,309 $236,500 ($41,191)
$40,697 $12,209 $1,017 $647 $370 $11,825 $66,398 $236,500 (5170,102)
$24,418 $7,325 $610 $647 ($37) $11,825 ($19,542) $236,500 ($256,042)

Data Source: Median income based on 2009-2013 American Community Survey 5-year estimates; taxes and insurance are an estimate; median
sale price for primary residences in Georgia was obtained from the Vermont Department of Taxes; all other figures computed by the NRPC.
Maximum affordable mortgage rates include a 4% mortgage rate.

Rental housing is more affordable than home ownership in Georgia; however, the cost

of rental housing is on the rise and the number of rental units in Georgia is relatively

small. Affordable rent is defined by the State of Vermont as rent plus utilities. Table 3.8
outlines the affordability of rental units in Georgia based on the median contract rent

according to the 2009-2013 ACS. Contract rent is the monthly rent agreed to or
contracted for, regardless of any furnishings or utilities. The estimated median contract
rent in Georgia is $843 per month. Rent is affordable for households making 100% and
80% of both the MSA and town median income. Rent is even affordable for those
making only 50% of the town median income.
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Table 3.8. Renter Affordability in Georgia

Percent of
Georgia Town
Median
Household
Income

30% of Income
Per
Month

Income
Available for
Housing/Month

Median
Rent

Affordability

Per Year Gap

MSA Median Household Inco

$61,763

$18,529

e

$49,410

$14,823

$1,235

$1,235

$843

$392

$30,882

$9,264

§772

$772

$843

(571)

$18,529
Georgia Median H

$5,559

ousehold Income

$81,394 $24,418 $2,035 $2,035 $843 $1,192
$65,115 $19,535 $1,628 $1,628 $843 $785
$40,697 $12,209 $1,017 $1,017 $843 $174
$24,418 $7,325 $610 $610 $843 ($233)

Data Source: Median income and rent based on 2009-2013 American Community Survey 5-year
estimates; all other figures computed by the NRPC

High housing costs place the greatest strain on lower income households. There are
several local and statewide affordable housing initiatives emphasize the importance of
providing affordable housing to households below the median income of the County or
MSA (which includes Chittenden, Franklin, and Georgia Counties). Some organizations
are dedicated to providing affordable ownership opportunities while other organizations
are dedicated to providing affordable rental opportunities. Other organizations are
dedicated affordable senior housing. These organizations include the Vermont State
Housing Authority (VSHA), Champlain Housing Trust (CHT), and the Vermont Housing
Finance Agency (VHFA).

Of particular relevance for a town oriented toward home ownership like Georgia is
VHFA'’s several low cost mortgage programs, which can decrease both the initial and
ongoing costs of home ownership. Land trusts and housing trusts can also play a role in
housing development. Currently, there are no project-based affordable housing rental
opportunities in Georgia. Data regarding tenant-based rental vouchers and affordable
homeownership opportunities is not readily available.

Summary

Georgia is unlikely to become a center for subsidized project-based housing in the
region. There is currently insufficient infrastructure in place to support a concentration of
high density housing, and the lack of commercial and social services make it a less than
ideal location. The vision for the Georgia South Village includes opportunities for
affordable and senior housing.

Given the regional market, and the type of household which has found Georgia to be
attractive, a more likely affordable housing initiative might take the form of a reasonably
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priced, owner-occupied housing which could be subsidized via a shared equity
arrangement through a housing trust, and with Vermont Housing Finance Agency
mortgage programs. This would give households in the low to moderate income range a
home ownership opportunity in Georgia.

Market forces will likely continue to dominate the housing real estate in Georgia.
However, by recognizing local and regional housing needs, Georgia can play an
appropriate regional role in providing an adequate housing stock for a variety of
population and income groups. The town plan should set policies, or suggest courses of
action which could encourage a variety of housing forms in the town. It will be important
to consider town services in making planning decisions. Current town services do not
provide public water or sewer systems for the majority of town residents. Because most
residences must rely upon on-site systems, there is limited opportunity to concentrate
residential development at higher densities, which can often aid the development of
affordable housing opportunities.

SEE SECTION 2 FOR GOALS AND POLICIES RELATED TO HOUSING
SEE SECTION 8 FOR IMPLEMENTATION ACTIONS RELATED TO HOUSING

H. THE LOCAL ECONOMY

Georgia's economy can be viewed in two ways:

1) What economic activities occur within the town, and;
2) In what local or regional economic activities are Georgia residents involved?

While Georgia is often regarded as a bedroom community, the data makes it apparent
that there is a substantial amount of economic activity within the town. Clearly, industrial
development had a substantial impact during the 1980's. This is true throughout
Franklin County. While the county remains Vermont's top dairy producer, it is also home
to some of the state's top manufacturers.
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Figure 3.9. Employment by Industry
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Figure 3.9 - Source: American Community Survey 2009-2013 5-Year Estimate

Georgia experienced strong employment increases through the 1980's and 90’s, largely
in response to the establishment of new industries in the local business parks. While
Georgia's employment base has experienced significant growth, the town is still not a
regional job center.

While employment in Georgia varies from regional norms, Georgia residents are part of
the regional economy, and find jobs in a variety of industries and occupations. Figure
3.9 and Table 3.9 compare the percentage distribution of Georgia residents'
employment by industry to Franklin County and the State of Vermont. Figure 3.10
compares the occupations of Georgia residents with those of the residents of Franklin
County and Vermont.

Overall, the data show that Georgia residents find jobs in industries and occupations
which do not differ significantly from regional or statewide averages.

Employment data makes it clear that the greater Burlington area is the dominant job

center in the region. Many Georgia residents commute to Burlington on a daily basis for
employment. Journey to work information is included in Section 7, Energy.
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Table 3.9. Employment by Industry

Franklin
Georgia | County | Vermont

Civilian employed population 16

years and over 100.00% | 100.00% | 100.00%

Agriculture, forestry, fishing and
hunting, and mining 2.72% 3.71% 2.63%

Construction 4.96% 8.09% 7.38%
Manufacturing 12.01% 14.62% 10.60%
Wholesale trade 4.29% 2.46% 2.27%
Retail trade 10.63% | 11.29% 11.50%

Transportation and warehousing,
and utilities 2.36% 4.21% 3.29%

Information 2.88% 1.60% 2.11%

Finance and insurance, and real
estate and rental and leasing 4.69% 3.34% 4.80%

Professional, scientific, and
management, and administrative
and waste management services 5.59% 8.09% 8.75%

Educational services, and health care
and social assistance 31.78% 25.01% 28.02%

Arts, entertainment, and recreation,
and accommodation and food
services 4.33% 5.78% 9.27%

Other services, except public
administration 6.18% 3.77% 4.63%

Public administration 7.64% 8.03% 4.75%

Source: American Community Survey 2009-2013 5 Year
Estimate

The educational services,
health care and social
assistance industry employs
the most Georgia residents
by far. Today, Georgia's
employment base is much
less dependent on
manufacturing than it was in
2000 with manufacturing
dropping from 29% to 12% of
Georgia’s industry. Much of
agriculture and small
business data could be
unreported and therefore
understated in the data
available from the state. In
Georgia, small and home-
based businesses and
agriculture are integral
aspects of our economy and,
particularly in the instance of
agriculture (despite
employing a small
percentage of residents),
give the town a unique visual
and social image.
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Figure 3.10. Employment by Occupation
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Figure 3.10 - Source: American Community Survey 2009-2013 5-Year Estimate

Note the following:

e Agriculture provides both full-time and seasonal employment. Seasonal
employment in agriculture can help to increase income levels for otherwise
underemployed persons.

e There is a relationship between Georgia's farms and the location of industry
engaged in the processing of agricultural products. The continued presence of
farms in the town will create jobs both directly and by attracting other businesses
which utilize agricultural products.

e Georgia's agricultural landscape is attractive to Vermont travelers. As such, it
creates secondary economic activity for businesses which can draw from
travelers in the region.

e Agriculture is a fiscal bonus from the town's standpoint. While generating
substantial tax revenues, it creates minimal need for town services.

e Small businesses also serve an important economic role by creating jobs for
persons seeking a change in careers or underemployed persons. Looking to the
future, it is likely that small businesses will create most of the new jobs in the
region. Similar to agriculture, small business is a fiscal benefit to the town, as it
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creates tax base while requiring relatively few services.

Summary

Businesses and appropriate industries are an essential component of a healthy
community. Careful planning can provide a better standard of living and meaningful jobs
to residents. The designation of growth centers and the construction of the necessary
infrastructure for certain types of growth have enhanced the ability of towns to attract
appropriate and desired commercial and industrial activity.

SEE SECTION 2 FOR GOALS AND POLICIES RELATED TO ECONOMIC
DEVELOPMENT

SEE SECTION 8 FOR IMPLEMENTATION ACTIONS RELATED TO ECONOMIC
DEVELOPMENT

I. TAXES, GROWTH AND FISCAL CONDITIONS

Overview

Given Vermont's property tax system and state aid to education policies, the pace and
form of land development has a great deal of significance to the fiscal health of
communities. Virtually any form of land development has two related effects:

1) The generation of additional revenues in the form of town/school property
taxes and state aid to education, and

2) The generation of need for additional community services, which have
associated costs.

This plan section provides background on Georgia's recent and current fiscal situation,
and provides a basis upon which to project our fiscal future based on potential
development trends.

Town & School Expenditures & Property Taxes

Town and school expenditures have increased at different rates in recent years. This is
shown in Figure 3.11 below, which covers the period from 2005 to 2015. Figure 3.11
shows total expenditures broken into two parts: 1) Town (Highways, Police, Fire, etc.),
and; 2) Georgia School District.
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Figure 3.11 - Georgia Town Budget, 2005-2015
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As shown in Figure 3.11, town expenditures, though a relatively small portion of the
budget picture, have remained relatively stable since 2005. The school budget has
increased consistently in 10 years, but seems to have level during the last budget cycle.
The school budget made up 84% of the total by 2015. Over that period the total budget
increased from $11.2 million in 2005 to $15.349 million in 2015 -- a 27% total increase.
The average annual increase in the total budget was 2.7% per year.

Increases in budgets have been accompanied by real increases in the tax burden
carried by Georgia residents. Figure 3.12 shows changes in the residential tax rate in
Georgia, associated with Education and Town expenditures, for the period 2005 to
2014. The major reduction in the property tax rate in 2006 was the result of a town-wide
reappraisal.

Figure 3.12. Georgia Property Tax Rate (Homestead
Only), 2005-2015
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Fiscal Impacts of Development

Fiscal impact assessment involves the measurement of the impact a proposed land use
may have on a community, from a dollars and cents standpoint. A common approach
involves "cost averaging”, an assumption that each new increment of growth will have
the same costs as existing development in the town. In its simplest form, this approach
includes the following basic steps:

e Determine the populations generated by growth - People, School-Age
Children, and Employees.

e Translate the populations into consequent public service costs (Town and
School).

e Project the revenues to be generated by the project.

e Compare development-induced revenues to development-induced costs to
determine net result. A positive fiscal impact refers to revenues exceeding
costs, while a negative impact refers to the reverse situation.

Georgia’s current analysis of the fiscal impacts of residential, non-residential, seasonal,
and undeveloped land is out-of-date and needs to be reviewed. In 1997, the Vermont
legislature passed the Equal Education Opportunity Act (Act 60 and 68), which is
intended to provide equitable levels of funding for education, and be income sensitive
for local property-tax payers. This has potentially changed the fiscal impacts of land
use.

Due to the complexities of the per-pupil allotment based on Act 60, the generalization
that certain land uses (residential) have a “negative” fiscal impact on a Town because
they add to school expenses, while others (non-residential, seasonal, undeveloped
land) have a “positive” fiscal impact because they “pay their own way” is outdated. Such
an analysis is also of little use in providing considerations for future land use in Georgia,
particularly with respect to ensuring that town services and facilities will be able to
handle growth without straining the town's fiscal resources. Because Act 60 and Act 68
allocate a certain “per-pupil” amount of money to each town, it is no longer possible to
unequivocally say that residential uses have a negative impact on Town resources and
revenues. Additional school children will increase service costs ONLY if the Town’s
fixed costs also increase. If the Town'’s fixed costs do not increase, then additional
residential development and its related school children will not cause the school service
costs to increase.

In the short term, until a deeper, more current analysis can take place looking at the
actual fiscal impacts of development, the benefit and impact that additional development
will have on the Georgia’s Town and School budgets and tax rates must be evaluated
on a case-by-case basis.
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Summary

Georgia needs an updated analysis of the fiscal impacts of development. A