BRYAN COUNTY
DEVELOPMENT IMPACT FEE ADVISORY COMMITTEE
MEETING AGENDA

Meeting Date: March 25, 2026
Time: 5:30 p.m.
Board of Commissioners’ Meeting Room
42 North Courthouse Street
Pembroke, Georgia 31321

l. CALL TO ORDER

Il. ADOPTION OF AGENDA

[ ADOPTION OF MINUTES

V. PRESENTATION OF LAND USE ASSUMPTIONS
V. DISCUSSION

VI. ADJOURNMENT

For questions about the agenda, contact the Bryan County Community Development Department at (912)
756-7962. The meeting is accessible to the disabled. If you need special accommodations to attend or
participate in the meeting per the Americans with Disabilities Act (ADA), please contact us at (912) 756-
7962. This information can be made in alternative format as needed for persons with disabilities.

Agenda Posted On-Site: March 18, 2026
Agenda Posted on Website: March 18, 2026




South Bryan County Transportation Impact Fee Report and Capital Improvement Element
Bryan County, Georgia

APPENDIX B: LAND USE ASSUMPTIONS

The estimates and projections of residential and nonresidential development in this Land Use

Assumptions document are for all unincorporated areas in South Bryan County. The current demographic
estimates and future development projections will be used in the calculation of impact fees. Current
demographic data estimates for 2026 are used in calculating levels of service (LOS) provided to existing
development in the unincorporated areas of South Bryan County.

SUMMARY OF GROWTH INDICATORS

Key land use assumptions for the Impact Fee Report are housing units, employment, and nonresidential
floor area projections. TischlerBise projects housing units in unincorporated South Bryan County using
data from the South Bryan County Traffic Study and building permit data provided by County staff.
Population is projected by converting housing units into population using persons per housing unit (PPHU)
factors. For nonresidential development in South Bryan County, TischlerBise projects nonresidential floor
area using construction forecasts from CoStar and information provided by County staff. Dividing
nonresidential floor area projections by employment density factors published by the Institute of
Transportation Engineers (ITE) provides employment estimates. The projections contained in this
document provide the foundation for the Impact Fee Report. These metrics are the service units and
demand indicators used in the Impact Fee Report.

Development projections summarized in Figure B7 are used to estimate impact fee revenue and to
indicate the anticipated need for growth-related infrastructure. Impact fee methodologies are designed
to reduce sensitivity to development projections in the determination of the proportionate share fee
amounts. If actual development is slower than projected, fee revenue will decline, but so will the need for
growth-related infrastructure. In contrast, if development is faster than anticipated, fee revenue will
increase, but Bryan County will also need to accelerate infrastructure improvements to keep pace with
the actual rate of development.

During the next 10 years, residential development projections indicate an additional 3,567 housing units
and 10,305 persons, and nonresidential development projections indicate approximately 301,000
additional square feet of nonresidential floor area and an employment increase of 358 jobs.
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SERVICE AREAS

The impact fee service area will be the unincorporated southern area of Bryan County shown in the figure
below.

Figure B1: Proposed Impact Fee Service Area

Interstate, US & State Highways, and Other Major Roads
[:] Transportation Impact| Fee District

TRANSPORTATION
IMPACT FEE DISTRICT

Produced by Byen Courty IS
Jaruary 2008
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South Bryan County Transportation Impact Fee Report and Capital Improvement Element
Bryan County, Georgia

RESIDENTIAL DEVELOPMENT

This section details current estimates and future projections of residential development.
Persons per Housing Unit

According to the U.S. Census Bureau, a household is a housing unit occupied by year-round residents.
Impact fees often use per capita standards and persons per housing unit (PPHU) or persons per household
(PPH) to derive proportionate share fee amounts. When PPHU is used in the fee calculations,
infrastructure standards are derived using year-round population. When PPH is used in the fee
calculations, the impact fee methodology assumes a higher percentage of housing units will be occupied,
thus requiring seasonal or peak population to be used when deriving infrastructure standards.

Occupancy calculations require data on population and the types of units by structure. Starting in 2010
the census did not obtain detailed information using a “long-form” questionnaire. Instead, the U.S. Census
Bureau switched to a continuous monthly mailing of surveys, known as the American Community Survey
(ACS), which has limitations due to sample-size constraints. For example, data on detached housing units
are now combined with attached single units (commonly known as townhouses, which share a common
sidewall, but are constructed on an individual parcel of land).

Figure B2 below shows the occupancy estimates for unincorporated South Bryan County based on 2020-
2024 American Community Survey 5-Year Estimates. The average occupancy for all housing units in
unincorporated South Bryan County was 2.88 persons per housing unit.

Figure B2: Persons per Housing Unit

. Persons per Housing Persons per Housing Vacancy
Housing Type Persons Households . . . .
Household Units Housing Unit Mix Rate
Single-Family® 18,713 6,196 3.02 6,451 2.90 96.6% 3.95%
MuIti-Famin2 10 10 1.00 10 1.00 0.1% 0.00%
Mobile Home 502 179 2.80 215 2.33 3.2% 16.74%
Total 19,225 6,385 3.01 6,676 2.88 100.0% 4.36%

Source: U.S. Census Bureau, 2020-2024 American Community Survey 5-Year Estimates
1. Includes detached, attached (i.e. townhouses)
2. Includes dwellings in structures with two or more units.
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Residential Estimates

Based on U.S. Census estimates, there were 5,957 housing units and 17,097 persons in unincorporated
South Bryan County in 2020. Using building permit data provided by county staff, the 2026 estimate for
total housing units is 7,518. Housing units are converted into population using the the PPHU factors shown
in figure Figure B2, resulting in a 2026 population estimate of 21,601 persons.

Residential Projections

Housing unit projections are used to illustrate the possible future pace of service demands, revenues, and
expenditures. To the extent these factors change, the projected need for infrastructure will also change.
If development occurs at a more rapid rate than projected, the demand for infrastructure will increase at
a corresponding rate. If development occurs at a slower rate than projected, the demand for
infrastructure will also decrease.

To project residential development in unincorporated South Bryan County, TischlerBise uses estimates
from the South Bryan County Traffic Study and building permit data provided by County staff. In the next
10 years unincorporated South Bryan County is expected to add 3,500 single family units and 67 mobile
home units. Housing units are converted into population using the the PPHU factors shown in figure Figure
B2, resulting in a 10 year population increase of 10,305 persons.

Figure B3: Residential Development Projections

U el 2026 | 2027 | 2028 | 2029 | 2030 | 2031 | 2032 | 2033 | 2034 | 2035 | 2036 | 10-Year
Bryan County Base Year| 1 2 3 4 5 6 7 8 9 10 Increase
Population 21,601 22,632] 23,662] 24,693] 25723] 26,754] 27,784] 28,815] 29,845] 30,876] 31,906] 10,305
Housing Units
Single Family 7277\ 7,627 7977 8327 8677 9,027 9377 9,727 10,077 10,427 10,777| 3,500
Multi-Family 9 9 9 9 9 9 9 9 9 9 9 0
Mobile Home 232 239 245 252 259 265 272 279 285 292 299 67
Total 7,518] 7,875 8,231] 8588 8945] 9,301 9,658 10,015] 10,371 10,728] 11,085] 3,567
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NONRESIDENTIAL DEVELOPMENT

This section details current estimates and future projections of nonresidential development including jobs
and nonresidential floor area.

Nonresidential Square Footage Estimates

TischlerBise uses the term jobs to refer to employment by place of work. In Figure B4, gray shading
indicates the nonresidential development prototypes used by TischlerBise to derive employment
densities. For nonresidential development, TischlerBise uses data published in Trip Generation, Institute
of Transportation Engineers, 12" Edition (2025). The prototype for industrial development, Industrial Park
(ITE 130), has 1,466 square feet of floor area per employee. Institutional development uses Government
Office (ITE 730) and has 330 square feet of floor area per employee. For office & other services
development, the proxy is General Office (ITE 710); it has 439 square feet of floor area per employee. The
prototype for commercial development is Shopping Center (ITE 820), which has 479 square feet of floor
area per employee.

Figure B4: Nonresidential Demand Units

Demand |Avg Wkdy Trip Ends|Avg Wkdy Trip Ends| Employees Per| Square Feet

Land Use Group

Unit Per Demand Unit* Per Employee® Demand Unit | Per Employee
110 Light Industrial 1,000 Sq Ft 3.60 4.02 0.90 1,117
130 |Industrial Park 1,000 Sq Ft 2.68 3.93 0.68 1,466
140 Manufacturing 1,000 Sq Ft 4.27 2.67 1.60 625
150 Warehousing 1,000 Sq Ft 1.38 5.05 0.27 3,659
254 Assisted Living bed 414 4,24 0.98 N/A
320 Motel room 3.35 25.17 0.13 N/A
520 Elementary School student 2.27 22.50 0.10 N/A
525 High School student 1.94 21.95 0.09 N/A
540 |[Community College student 1.15 14.61 0.08 N/A
550 |University/College student 1.46 8.89 0.16 N/A
565 Day Care 1,000 Sq Ft 39.30 19.30 2.04 491
610 |Hospital 1,000 Sq Ft 10.70 3.57 3.00 334
620  |Nursing Home bed 3.06 3.31 0.92 N/A
710 |General Office (avg size) 1,000 Sq Ft 7.83 3.44 2.28 439
720 Medical-Dental Office 1,000 Sq Ft 34.03 11.78 2.89 346
730 |Government Office 1,000 Sq Ft 22.59 7.45 3.03 330
760 Research & Dev Center 1,000 Sq Ft 9.47 0.51 18.57 54
770 Business Park 1,000 Sq Ft 9.97 5.42 1.84 544
820 |Shopping Center (avg size)| 1,000 Sq Ft 36.39 17.42 2.09 479

1. Trip Generation, Institute of Transportation Engineers, 12th Edition (2025).
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Nonresidential Estimates

Based on data published by Esri Business Analyst, the 2026 employment estimate for unincorporated
South Bryan County includes 918 jobs. Nonresidential floor area is estimated using public record data
from CoStar. Shown in Figure B4, the 2026 nonresidential floor area estimate includes 867,482 square

feet.

Figure B5: Nonresidential Estimates

Nonresidential Percent of |2026 Estimated Percent of
Category Total Jobs Floor Area’ | Total Floor Area
Industrial 146 16% 427,016 49%
Commercial 64 7% 71,721 8%
Office & Other Service 294 32% 116,789 13%
Institutional 414 45% 251,956 29%
Total 918 100% 867,482 100%

1. Esri Business Analyst, 2025.
2. CoStar Public Record Data.

e —_
TischlerBise 2



South Bryan County Transportation Impact Fee Report and Capital Improvement Element
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Nonresidential Projections

Employment and floor area projections are used to illustrate the possible future pace of service demands,
revenues, and expenditures. To the extent these factors change, the projected need for infrastructure will
also change. If development occurs at a more rapid rate than projected, the demand for infrastructure
will increase at a corresponding rate. If development occurs at a slower rate than projected, the demand
for infrastructure will also decrease.

To project industrial, commercial, and office floor area this analysis uses construction forecasts from
CoStar analytics for Bryan County, which is adjusted according to information provided by County staff.
Due to the nature of institutional development, it is assumed that floor area growth will mirror population
growth. The 10-year projections for unincorporated South Bryan County include an additional 301,000
square feet of nonresidential floor area.

To convert floor area to employment, employment multipliers shown in Figure B4 are applied to the floor
area projections shown in Figure B6. For example, the 10-year increase of approximately 8,000
commercial square feet is divided by 479 square feet per job equals approximately 16 additional jobs.
Based on these assumptions, the 10-year projections for unincorporated South Bryan County include an
additional 358 total jobs.

Figure B6: Nonresidential Development Projections

Unincorporated South Bryan [N A B 2 R D e 2032 2033 2034 2035 2036 10-Year
County Base Year 1 2 3 4 5 6 7 8 9 10 Increase
Employment
Industrial 146 159 172 187 201 217 233 250 267 286 305 159
Commercial 64 66 67 69 70 72 73 75 77 78 80 16
Office 294 294 294 294 294 294 294 294 294 294 294 0
Institutional 414 431 448 465 483 501 519 538 557 577 597 183
Total 918 949 981| 1,014 1,048 1,083 1,120 1,157 1,095 1,235 1,276 358
Nonresidential Sq Ft (x1,000)
Industrial 427 446 466 487 508 531 554 579 605 632 660 233
Commercial 72 72 73 74 75 75 76 77 78 79 79 8
Office 117 117 117 117 117 117 117 117 117 117 117 0
Institutional 252 257 263 269 275 281 287 293 299 306 312 60
Total 867 893 919 946 974 1,004 1,034 1,066] 1,009 1,133 1,169 301
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DEVELOPMENT PROJECTIONS

Provided below is a summary of development projections. Development projections are used to illustrate a possible future pace of demand for
service units and cash flows resulting from revenues and expenditures associated with those demands.

Figure B7 Development Projections Summary

Unincorporated South Bryan 2036 10-Year
County Base Year 1 2 3 4 5 6 7 8 9 10 Increase
Population
Single Family 21,053 22,068| 23,083| 24,098 25,113 26,128 27,143| 28,158 29,173 30,188 31,203 10,150
Multi-Family 9 9 9 9 9 9 9 9 9 9 9 0
Mobile Home 540 555 571 586 602 617 633 648 664 679 695 155
Total 21,601 22,632 23,662 24,693 25,723| 26,754 27,784 28,815\ 29,845 30,876/ 31,906 10,305
Housing Units
Single Family 7,277 7,627 7,977 8,327 8,677 9,027 9,377 9,727 10,077 10,427 10,777 3,500
Multi-Family 9 9 9 9 9 9 9 9 9 9 9 0
Mobile Home 232 239 245 252 259 265 272 279 285 292 299 67
Total 7,518 7,875 8,231 8,588 8,945 9,301 9,658 10,015 10,371 10,728| 11,085 3,567
Employment
Industrial 146 159 172 187 201 217 233 250 267 286 305 159
Commercial 64 66 67 69 70 72 73 75 77 78 80 16
Office 294 294 294 294 294 294 294 294 294 294 294 0
Institutional 414 431 448 465 483 501 519 538 557 577 597 183
Total 918 949 981 1,014 1,048 1,083 1,120 1,157 1,195 1,235 1,276 358
Nonresidential Sq Ft (x1,000)
Industrial 427 446 466 487 508 531 554 579 605 632 660 233
Commercial 72 72 73 74 75 75 76 77 78 79 79 8
Office 117 117 117 117 117 117 117 117 117 117 117 0
Institutional 252 257 263 269 275 281 287 293 299 306 312 60
Total 867 893 919 946 974 1,004 1,034 1,066 1,099 1,133 1,169 301
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