
Adopted by Garden City City Council 
October 18, 2021

COMPREHENSIVE PLAN 2040
GARDEN CITY
2020 UPDATE





ADVANCING TOGETHER. 
REDEFINING TOMORROW.



iv GARDEN CITY 2040



GARDEN CITY 2040 v

(Page Intentionally Left Blank)



vi GARDEN CITY 2040

Garden City Mayor & Council Members

Don Bethune—Mayor

Marcia Daniel—District 1
Debbie Ruiz—District 2
Natalyn Bates Morris—District 3
Richard Lassiter, Jr.—District 4
Kim Tice—District 5
Bessie Kicklighter—Mayor Pro Tem

Garden City 2040 is the culmination of collaboration over 
this past year and would not have been possible without the 
time, knowledge and energy of those persons listed and to 
the hundreds of community members who came to events, 
participated in virtual public meetings, attended steering 
committees, answered our survey and provided their 
invaluable input. 

The Chatham County—Savannah Metropolitan Planning 
Commission (MPC) would like to thank Garden City's City 
Council for engaging our organization in this important 
project. The continued support and participation of these 
community leaders is vital. Our sincere appreciation is 
expressed to these individuals. The MPC was pleased to 
have the opportunity to assist and support the community in 
developing Garden City’s Comprehensive Plan Update. 

Garden City Staff

Ron Feldner—City Manager
James P. Gerard—City Attorney
Scott Robider—Assistant City Manager
Rhonda Ferrell—Clerk of Council
Gil Ballard—Chief of Police
Corbin Medeiros—Fire Chief
Cliff Ducey—Parks and Recreation Director
Ben Brengman—Information Technology Director
Jon Bayer—Public Works Director

Introduction

ACKNOWLEDGEMENTS



GARDEN CITY 2040 vii
Acknowledgements

Steering Committee

Don Bethune—Mayor
Ron Feldner—City Manager

Jeff Ashley
Marcia Daniel
Gerald Ethridge
Richard Lassiter
Barbara O'Neal
Phil Phillips
Scott Robider
Donna Williams

Chatham County—Savannah  
Metropolitan Planning Commission Staff

Melanie Wilson—Executive Director MPC
Pamela Everett—Assistant Executive Director
Jackie Jackson—Director of Advance Planning
Lara Hall—Director of SAGIS
Marcus Lotson—Director of Development Services
Leah G. Michalak—Director of Historic Preservation
Mark Wilkes—Director of Transportation

David Ramsey—Information Services & Mapping
Debbie Burke—Natural Resource Planner
Nic Fazio—Senior Planner
Kait Morano—Planner
Aislinn Droski—Assistant Planner
Asia Hernton—Assistant Planner
Kiakala Ntemo—Contract Planner

Special Thanks

Patty McIntosh, AICP—Contract Editor 

Technical Assistance



viii GARDEN CITY 2040

COMMUNITY  
PROFILE

COMMUNITY  
GOALS

ECONOMIC 
DEVELOPMENT

LAND USECOMMUNITY 
PARTICIPATION

18 40 64 76 104

Additional Considerations

Technology

Transit

Non-Motorized

Intermodal Transportation

Roadway Networks

Investments

MTP

Travel Characteristics

Conditions & Trends

Character Areas

Existing Zoning

Redevelopment Plan

Accommodating Growth

Growth Centers 

Growth Strategies

Employment Centers

Regional Context

Growth Challenges

Declining Industries

Growing Industries

Business Profile

Economic Drivers

Economic Base

Job Environment

Labor Force

Regional Economy

Meeting Takeaways

Meetings

Pop-Up Events

Comment Map

Social Media

Webpage

Community Survey

COVID-19 Pandemic

Demographic Data

Garden City

Future Land Use

42

44

62

20

32

33

34

36

37

38

78

79

84

85

86

92

96

100

101

106

108

110

114

116

118

120

122

132

TABLE OF CONTENTS



GARDEN CITY 2040 ix

TRANSPORTATION HOUSING NATURAL  
RESOURCES

QUALITY OF LIFE SHORT TERM WORK 
PROGRAM & ROA

136 172 188 238 276

Broadband

Public Safety

Community Health 

Education

Historic Preservation

Issues & Opportunities

Resiliency 

Sea Level Rise

Smart Growth

Heat Islands

Climate Change

Renewable Energy 

Stormwater Management

Natural Resources

Special Needs

Resilience

Affordable Housing

Cost–Burdened 

Age & Housing Demand

State of Housing

Additional Considerations

Technology

Transit

Non-Motorized

Intermodal Transportation

Roadway Networks

Investments

MTP

Travel Characteristics

Conditions & Trends 138

140

144

146

148

154

156

160

164

170

174

180

182

183

185

186

190

202

218

220

224

226

228

230

234

240

250

258

266

270

STWP 278

Ongoing Activities 288

ROA 290

Appendix 298



x GARDEN CITY 2040

This update is the product of a multitude of different types 
of public engagement endeavors and careful consideration 
by City staff and our City Council. An approved update is 
critically needed to ensure Garden City is able address the 
challenges and opportunities that we face today. 

We recognize that in a time of crisis, such as COVID-19, while 
tracking and responding to immediate needs, considering 
the broader goals and vision of the City is challenging. 
Hence, the Garden City's 2040 Comprehensive Plan will 
serve as the appropriate guidance as we all work together 
to make Garden City a safe, family-oriented and business 
friendly community.

Public engagement has been a hallmark of the 
Comprehensive Plan update process. Through various 
engagement events and venues, the Metropolitan Planning 
Commission (MPC), serving as the agent for this update 
process, has heard from residents, community stakeholders 
and City representatives.

The Comprehensive Plan update that we are submitting 
reflects the key insight from the various participants as 
to the policies and actions that will prepare Garden City 
to manage the future changes with an eye toward equity, 
resilience, and shared prosperity. On behalf of the entire City 
Council and City staff, I want to express our gratitude and 
reaffirm our support as we continue to move Garden City 
forward together.

LETTER FROM THE MAYOR

WELCOME LETTER

Don Bethune, Mayor of Garden City
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Garden City 2040
Garden City's Comprehensive Plan is the community’s 
principal guiding or “vision” document–designed to 
formulate a coordinated, long-term planning program 
to maintain and enhance the health and viability of the 
jurisdiction. The Comprehensive Plan lays out the desired 
future for Garden City, and relates how that future is to be 
achieved. The plan serves as a resource to both the public 
and private sector by projecting how land will develop, how 
housing will be made available, how jobs will be attracted 
and retained, how open space and the environment will be 
protected, how public services and facilities will be provided, 
and how transportation facilities will be improved. In short, 
Garden City's Comprehensive Plan is intended to provide for 
consistent policy direction.

Garden City's City Council and local community leaders 
will use the Garden City 2040 Comprehensive Plan in the 
following ways:

The Future Land Use Map shall be referenced 
in making rezoning and capital investment 
decisions: 
It provides a representation of the community’s vision help-
ing to guide development based on community preferences 
and also indicates character areas where various types of 
land uses should be permitted. 

The Comprehensive Plan provides policies 
that help guide day-to-day decisions: 
These policies are reflections of community values identified 
through public outreach efforts. These policies will be used 
as guidelines in the analysis of rezoning decisions and other 
capital investment decisions.

The Comprehensive Plan includes an  
Implementation Program that will direct  
public investment and private initiative: 
Plan implementation is carried out through the adoption and 
revision of regulations, including zoning and development 
codes, and through the completion of projects and programs 
outlined in the Community Goals and Community Strategic 
Plan and Work Program. The Comprehensive Plan is a living 
document and should be updated regularly as conditions 
change and shifts occur in public policy.

The following pages describe the results of public 
participation that informed and guided the development of 
this planning document.

EXECUTIVE SUMMARY
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xii GARDEN CITY 2040

The comprehensive planning process required approximately 
eighteen months to complete. From March 2020 to October 
2021, the MPC worked closely with city planning staff, the 
City Council, and citizens of Garden City to identify issues, 
share strengths and develop visions, goals, and strategies for 
Garden City 2040.

City Council along with various stakeholders regularly 
reviewed planning concepts and provided feedback on 
critical issues.

	– Project Launch & Work Plan

	– Background Review & Research

	– Survey Launch

	– Comment Mapper Launch

	– Pop-ups Begin

	– Draft Element Visions & Goals

	– Draft Short Term Work Programs

	– Public Engagement Evaluation

	– Virtual Meetings

	– Subcommittee Meetings

	– Draft Plan Development

	– Plan Refinement

	– Draft Presentations

	– DCA & CRC Review

	– Final Presentation & Adoption

PLAN SCHEDULE
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Quality of Life

Economic  
Development

Land Use

Housing

Transportation

Natural  
Resources

The Georgia Planning Act requires that cities and counties 
maintain comprehensive plans that help shape future 
growth. These plans generally recognize the physical, 
economic, social, political, and aesthetic factors of a 
community and are developed in a process that includes 
thoughtful analysis and robust public engagement.

Garden City 2040 serves as the comprehensive plan for 
Garden City. The plan follows the minimum standards and 
procedures for local government planning set out in O.C.G.A. 
50–8–7.1(b), reflecting the principles of partnership and the 
unique needs, conditions, and aspirations of the community.

To ensure that public participation in the planning process 
will result in meaningful implementation through zoning and 
other administrative mechanisms, a policy of "consistency" 
was discussed at public meetings. This proposed policy was 
strongly endorsed by the public. Garden City 2040 will be 
reviewed and amended prior to amending zoning or other 
implementing ordinances. In other words, official policy 
established in Garden City 2040 will become the basis for 
zoning amendments. 

The six planning elements shown below are highlights of 
Garden City 2040. 

	– Quality of Life

	– Economic Development

	– Land Use

	– Housing

	– Transportation

	– Natural Resources

WHY DO WE PLAN?
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Garden City 2040 is to be a tool used in evaluating future 
proposals and policy changes to ensure consistent decisions 
are made. Each element is comprised of a vision statement, 
goals, objectives and strategies to accomplish the vision. 
These terms, often used to describe policy recommendations 
are described below:

ELEMENT:
These are the primary elements that must be included, at a 
minimum, in each community's Comprehensive Plan

VISION:
Each element contains a vision statement that is supported 
by multiple goals. A vision statement can become a 
compass, pointing the way to a common direction.

GOAL:
General overarching, broad statements describing the 
direction that a community wants to go.

OBJECTIVES:
Express the kinds of action that are necessary to achieve the 
stated goals without assigning responsibility to any specific 
action.

STRATEGIES:
Statements of specific actions that should be taken, 
identifying the responsible party/parties, the time frame 
within which the action should occur, and other details for 
implementation to occur.

In 2040... 
Garden City is a Safe, Family-Oriented and Business 
Friendly Community.

GOAL:
1.	 Improve neighborhood stability where all 

residents, regardless of income, can occupy, 
maintain and improve their homes without 
undue financial hardship

Housing

Strategy:
i.	 Survey and designate historically significant 

industrial buildings, complexes, and other 
at-risk infrastructure.

Objectives:
A.	 Assist households annually avoid eviction, 

foreclosure, property loss or homelessness

COMPONENTS OF 
GARDEN CITY 2040
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The following words shall have the meaning as contained 
herein unless the context does not permit such meaning. 

Terms not defined in these rules but defined in O.C.G.A. 
50–8–1, et seq, shall have the meanings contained therein.

GLOSSARY OF TERMS

Definitions

Character Areas

A specific geographic area or district within the community that: 

•	 Has unique or special characteristics to be preserved or 

enhanced,

•	 Has Potential to evolve into a unique area with more intentional 

guidance of future development,

•	 Requires special attention due to unique development issues.

Each character area is a planning sub-area within the community 

where more detailed, small-area planning and implementation of 

certain policies, investments, incentives, or regulations may be 

applied in order to preserve, improve, or otherwise influence its future 

development patterns in a manner consistent with the Community 

Goals

Community
Local jurisdiction (county or municipality) or group of local 

jurisdictions (in the case of a joint plan) that are preparing a local plan

Comprehensive 
Plan

A plan meeting the Minimum Standards and Procedures. 

The comprehensive plan must be prepared pursuant to the Minimum 

Standards and Procedures for preparation of comprehensive plans 

and for implementation of comprehensive plans, established by the 

Department in accordance with O.C.G.A. 50–8–7.1(b) and 50–8–7.2

Comprehensive  
Planning Process

Planning by counties or municipalities in accordance with the 

Minimum Standards and Procedures in O.C.G.A. 50–8–7.1(b) and 

50–8–7.2

Conflict

Any conflict, dispute, or inconsistency arising:

•	 Between or among plans, or components thereof, for any 

counties or municipalities, as proposed, prepared, proposed to 

be implemented, or implemented 

•	 Between or among plans for any regions, as proposed, 

prepared, proposed to be implemented, or implemented

•	 Between or among plans, or components thereof, for any 

counties or municipalities and plans for the region which 

include such counties or municipalities, as such plan are 

proposed, prepared, proposed to be implemented, or 

implemented

Definitions

Core Elements

Community, Goals, Needs and Opportunities, and  

Community Work Program.  

These are the primary elements that must be included, at a minimum, 

in each community's comprehensive plan

County Any county of this state

Days Meaning calendar days, unless otherwise specified

Density
An objective measurement of the number of people or residential 

units allowed per unit of land, such as dwelling units per acre

Department Department of Community Affairs established under O.C.G.A.50–8–1

Governing Body
Board of Commissioners of a county, sole commissioner or a county, 

council, commissioners, or other governing authority of a county or 

municipality

Infrastructure

Man-made structures which serve the common needs of the 

population, such as: sewage disposal systems; potable water systems; 

potable water wells serving a system; solid waste disposal sites or 

retention areas; stormwater systems; utilities; piers; docks; navigation 

channels; bridges; roadways

Qualified Local 
Government

Any county, municipality, or other political subdivision of the state

MPO

Metropolitan Planning Organization, a federally designated agency 

created in urban areas containing more than 50,000 people that 

are charged with conducting comprehensive, coordinated planning 

processes to determine the transportation needs of their respective 

constituencies, and prioritizing and programming projects (bicycle and 

pedestrian projects) for federal funding

Minimum 
Standards and 

Procedures

Minimum Standards and Procedures, including the minimum 

elements which shall be addressed and included, for preparation of 

comprehensive plans, for implementation of comprehensive plans, for 

updates of comprehensive plans including update schedules, and for 

participation in the coordinated and comprehensive planning process
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Precedents

Definitions

PLAN 2040 Survey

Facts

Definitions

Mediation

The process to be employed by the Department and Regional 

Commissions for resolving conflicts which may arise from time to time 

in the comprehensive planning process. 

Procedures and guidelines to govern mediation are as established by 

the Department pursuant to O.C.G.A. 50–8–7. l(d)

Municipality
Any municipal corporation of the state and any consolidated 

government of the state

Plan The comprehensive plan for any county or municipality

Plan 
Amendment

A change to the adopted plan that occurs between plan updates.

Amendments of the adopted plan are appropriate when the 

conditions, policies, etc., on which the plan is based, have significantly 

changed so as to materially detract from the usefulness of the plan as 

a guide to local decision making, or when required by the Department 

as a result of changes to the Minimum Standards and Procedures

Plan Update
A more or less complete re-write of the plan, which shall occur 

approximately every five years, in accordance with the recertification 

schedule maintained by the Department

Planning
The process of determining actions which state agencies, Regional 

Commissions, and local governments propose to take

Qualified Local 
Government

A county or municipality that adopts and maintains a comprehensive 

plan as defined in the Minimum Standards and Procedures.

Regional 
Commission

A Regional Commission established under O.C.G.A 50–8–32

Regional Plan
The comprehensive plan for a region prepared by the Regional 

Commission in accordance with the standards and procedures 

established by the Department

Definitions

Rules for 
Environmental 

Planning Criteria

Those standards and procedures with respect to natural resources, the 

environment, and vital areas of the state established and administered 

by the Department of Natural Resources pursuant to O.C.G.A. 12–2–8, 

including, but not limited to, criteria for the protection of water 

supply watersheds, groundwater recharge areas, wetlands, protected 

mountains and protected river corridors.

Service Delivery 
Strategy

The intergovernmental arrangement among municipal governments, 

the county government, and other affected entities within the same 

county for delivery of community services, developed in accordance 

with the Service Delivery Strategy law. To ensure consistency between 

the plan and the agreed upon strategy:

•	 The services to be provided by the local government, as 

identified in the plan, cannot exceed those identified in the 

agreed upon strategy

•	 The service areas identified for individual services that will be 

provided by the local government must be consistent between 

the plan and Strategy

As provided in Code Section 36–70–28 (b)(1), Service Delivery 

Strategies must be reviewed, and revised if necessary, in conjunction 

with county and municipal comprehensive plan updates

Supplemental 
Planning 

Recommendation

The supplemental recommendations provided by the Department to 

assist communities in preparing plans and addressing the Minimum 

Standards and Procedures. The plan preparers and the community 

are encouraged to review these recommended best practices where 

referenced in the Minimum Standards and Procedures and choose 

those that have applicability or helpfulness to the community and its 

planning process.

Update Schedule

The schedule or schedules for updating comprehensive plans on an 

annual or five-year basis as provided for in paragraph (2)(b) of Section 

110–12–1–.04. The term “Update Schedule’ also means an additional 

schedule for the review of Service Delivery Strategy agreements by 

counties and affected municipalities on a ten-year basis in conjunction 

with comprehensive plan updates


