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PLAN BACKGROUND

Every Great City Has a Plan

Thomasville is looking to the future with a resolve to
diversify its economy, increase employment opportunities,
celebrate its history and culture, improve the health of its
residents, improve affordability, and upgrade its quality of
life. Thomasville Blueprint 2028 is a plan created through an
inclusive, participatory public process that presents both a
grand vision and a practical plan to accomplish goals in each

of these areas.
Amphitheater

Strong infrastructure, education, and quality of life lay the
foundation for long-term economic development. The plan
presented in these pages recommends public and private
approaches that work together to help the city fully leverage
its great potential.

The plan also seeks to add pedestrian and cycling
transportation options, increase access to parks and
neighborhood amenities, and streamline the development
process for projects that provide a variety of housing options
at a range of prices.

Thomasville Blueprint is a
Living Plan

Planning is an ongoing conversation about the future. The
conversation that Thomasville Blueprint 2028 began does
not end with the plan’s adoption. A city’s needs evolve
continually—just as the plan for one’s own life must be

allowed to evolve as opportunities and challenges change, so
must the city’s comprehensive plan.

Broad Street

As part of the 5-Year Update in 2023, the City reflected on
progress and accomplishments achieved to date and hosted
a community conversation about the next five years of

plan implementation. Most of the plan remains intact with
the inclusion of some new information, like the required
Broadband element, as well as a Report of Accomplishments
and an updated Community Work Program.

Front Porch Neighborhoods

New Commercial on Jackson Street

Image Credit: Jeff Lovett
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The city’s comprehensive plan provides the basis for public
policy in Thomasville regarding physical and economic
development. Thomasville Blueprint 2028 establishes
priorities for public-sector action while at the same time
providing direction for complementary private-sector
decisions.

This comprehensive plan provides a flexible framework
that can be updated, revised, and improved upon over
time to stay relevant to the issues the city must confront,
as well as the ambitions the city chooses to pursue. The
comprehensive plan’s goals and policies serve as a tool

to evaluate new development proposals, direct capital
improvements, and to guide public policy in a manner that
ensures Thomasville continues to be the community that its
residents want it to be.

Thomasville Blueprint 2028 contains illustrative plans,
diagrams, maps, and pictures to make concepts clear and
accessible to city officials, residents, developers, community
groups, and other stakeholders.

The plan is divided into three books, each with a different
focus but which together can help to lead the City to a
vibrant future.

Book 1: Building Place focuses on topics that
relate to Thomasville’s physical built environment. In
addition to the Introduction and Community Goals,
Book 1 includes chapter on:

e Land Use,
e Community Design & Historic Preservation, and
e Mobility, as well as

e Tactical Thomasville, a compendium of smaller
interventions to bring Thomasville together.

Book 2: Building Community focuses on topics
that may be physical but are typically more policy in
nature but help to strengthen the community and the
social bonds that brings a community together. Book 2
includes chapters on:

e Housing,

e Natural & Cultural Resources,
e Community Facilities,

e Economic Development, and

e Health.

Book 3: Making it Happen includes the
framework and direction for the City over the next
five years as well as a look at how the ideas in this
comprehensive plan were compiled and a look back
on what the City has accomplished since its last
comprehensive plan. Book 3 includes chapters on:

e Community Work Program, a list of what the City
intends to accomplish or make progress on over the
next five years;

e Capital Improvements, includes a discussion of the
advantages of using a capital improvements and an
example of what one may look like;

® Process, a recap of the process and discussions
utilized to engage the community to compile
the ideas and goals presented throughout this
comprehensive plan;

e Report of Accomplishments, a status update of the
Community Work Program developed as part of the
previous comprehensive plan; and

e Glossary, a definition of terms used in the document
that may be unfamiliar to some users.
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Chapters in Books 1 and 2 are divided into four sections: 4. Goals and Policies. Each goal summarizes the
desired end-state for a particular subject based on the
community’s vision. Policies identify implementation
actions and the principles that form the basis for city
2. Community Concerns. The community regulations and procedures and for desired actions by
concerns represent consensus expressed by community the greater community.
members as part of the public involvement process of
meetings, workshops, charrettes, online engagement, Relationship to Other Plans
focus groups, and interviews that were conducted
during the planning process. These community
concerns make up the Needs and Opportunities for
the comprehensive plan and set the direction for the
Comprehensive Plan and the direction the community

1. EXiStil’lg Conditions. A discussion of existing
conditions as it relates to the plan element.

The City of Thomasville should make periodic updates to
its comprehensive plan and develop specific plans for the
city that deal with a range of issues from transportation
to parks and recreation. Thomasville Blueprint 2028 has
been developed in close coordination with existing plans

wants to go. ' )
. . . and does not supersede those plans. Thomasville Blueprint
3. Strategles for Addressmg Communlty 2028 attempts to integrate social, economic, transportation,
Concerns. policy discussions and recommendations aesthetic, preservation, and sustainability goals from a
with illustrative plans and renderings articulate variety of plans and initiatives into one framework. More
strategies to be implemented through city actions information about existing plans is reviewed in later pages.

and partnerships among local governmental agencies,
private sector businesses, community organizations, and
neighborhood residents.

HIGH LEVEL .
L Comprehensive Plan:
Overall City Direction P
vision, goals, policies THOMASVILLE BLUEPRINT 2028
Area Plans Citywide
FOCUSED PLANNING Detailed ol Master Plans
Detailed studies and o o ans ed ol
ific strategies for a ocqse ona Detailed plans
speciliic S rateg portion of the focused on a
topic or area city such as a particular city
special district, a service, facility E
neighborhood or or resource that S
corridor. affects the city N
as awhole. =
7z
E
Capital Codes & =
Improvement Ordinances 3
IMPLEMENTATION o o
Policies adopted to The governing g
implement plans Identifies specific regulations £
projects that will adopted by the =
be pursued in the City to make c
near-term and sense to future &
how those projects projects £
will be funded. or =
corridor. —

1.3



THOMASVILLE BLUEPRINT 2028 | COMPREHENSIVE

wn
i
<
o)
O
>
B
Z
=
=
=
o
O
03
Z
o
=
(&)
=)
(a)
o
~
E
Z.
i

Plan Implementation

This comprehensive plan is intended to play a pivotal role in
shaping the future of the city. An Implementation Strategy
Matrix is offered in another chapter, but it is important to
note here that this plan should be used in tandem with many
current and ongoing city planning efforts. Here are some
practical ways to ensure that future activities are consistent
with the comprehensive plan:

Annual Work Programs and Budgets.
The City Council and individual city departments should be
cognizant of the recommendations of the comprehensive
plan when preparing annual work programs and budgets.

Capital Improvement Plans.

The city’s capital improvement plans (CIP), Community Work
Program, and transportation plans should be consistent
with the comprehensive plan’s land use policies and
infrastructure recommendations. Major new improvements
that are not reflected in the comprehensive plan, and

which could dramatically affect the comprehensive plan’s
recommendations, should be preceded by a comprehensive
plan update.

Thomasville has unique funding opportunities and
challenges. The City of Thomasville Utilities Department
provides cable, telephone, high speed internet, compressed
natural gas, electricity, natural gas, solid waste service,
wastewater and water. Thomasville’s capital budget relies
largely on profit collected on revenue.

The City also depends on a special-purpose local-option
sales tax (SPLOST), a financing method for funding capital
outlay projects in Georgia. The SPLOST is an optional 1%
sales tax levied by any county for the purpose of funding the
building of parks, schools, roads, and other public facilities.

Accordingly, the City’s budget is vulnerable to fluctuations in
energy prices and because the SPLOST lasts only five years
new funding must be voted on by County Commissioners.
Many Comprehensive Plan action items rely on CIP funding.
Plan implementation is then ties to the City’s ability to
recruit large power and utility users and build support
county-wide for SPLOST spending.

MASTER PLAN | 2023 UPDATE

Comprehensive Plan
Implementation for Public
Expenditures

Plan action items
recommended for
implementation

Projects are
approved by City
Council

Funding streams

identified

Timelines
established

Projects
published in
budget or CIP
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Economic Incentives.

Economic incentives should carry out comprehensive plan
goals and policies. Municipalities benefit when they attract
businesses that pay property taxes and sales taxes. Because
Thomasville is also the energy provider the City needs to
attract and retain power users and the City’s Quality of Life is
a major factor in recruitment and retention.

Private Development Decisions.

Property owners and developers should consider the
strategies and recommendations of the comprehensive plan
in their own land planning and investment decisions. Public
decision-makers will be using the comprehensive plan as a
guide in their development-related deliberations.

Development Approvals.

The approvals process for development proposals, including
rezoning and subdivision plats, should be a central means
of implementing the comprehensive plan. The land
development code and subdivision ordinances should be
updated in response to regulatory strategies presented in
the comprehensive plan.

Future Interpretations.

The City Council may call upon the Planning and Zoning
Departments to provide interpretation of major items that
are unclear or are not fully addressed in the comprehensive
plan. In formulating an interpretation, the city may call
upon outside experts and other groups for advice. Minor
items that require interpretation should be handled by the
appropriate agency as it follows the comprehensive plan.

Comprehensive Plan

Implementation for Goals and Policies
Affecting Private Development

Plan goals
or policies
recommended for
implementation

Amendments
to codes &
ordinances are
approved by City
Council

Timelines for
enaction and
requirements for
“grandfathering”
established

Forms, manuals,
and information
documents
amended to explain
new policy

New private-
sector projects
reflect new goals
and policies.
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5-Year Update for
Thomasville Blueprint 2028

Thomasville Blueprint 2028 was adopted in 2018 as the
City’s Comprehensive Plan. The plan provides a long-range
vision for our community and requires a major update every
ten years. However, jurisdictions in the state of Georgia must
also provide a minor update every five years in accordance
with statutory requirements. The five-year update for
Thomasville Blueprint 2028 was conducted in 2023.

The minimum requirements for a five-year update include

a Report of Accomplishments (ROA) documenting progress
since the adoption of the comprehensive plan in 2018 and a
new Community Work Program (CWP) to guide the next five
years. The comprehensive plan five-year update must also
confirm the community’s needs and opportunities and revisit
the following plan elements specifically: land use, economic
development, and broadband. Updates to other elements,
like housing, transportation, and general community goals
are optional but encouraged.

Thomasville’s planning process for the 5-Year Update
prioritized community input in the development of an
updated comprehensive plan. The process included
guidance from an Advisory Committee, input from the

local community through a variety of public engagement
activities, and review from local leadership and stakeholders.
A detailed overview of the community engagement process
is included in Book 3.

Overall, the comprehensive plan update process confirmed
that the community’s existing needs and opportunities
remain relevant today and the City’s priority initiatives in
2023 are consistent with the goals and policies established in
2018 for Thomasville Blueprint 2028.

Paradise Park Rendering

Summary of Accomplishments

The City has been busy since the 2018 adoption of
Blueprint Thomasville 2028! The following is a summary
of key projects completed and/or initiated during the first
five years of plan implementation. A complete Report

of Accomplishments is included in Book 3 that provides

a current status for all the activities listed in the 2018
Community Work Program.

Continued Placemaking & Historic

Preservation Efforts
¢ Implemented the Creative District Vision Plan
e Completed the West Jackson Streetscape Project
¢ Finalized the Remington Avenue Streetscape Design
e Established the Mallette Heights Local Historic District
e |nitiated the Stevens Street Historic Resource Survey
¢ Implementing Paradise Park Master Plan

Initiated a Comprehensive Zoning

Overhaul
e Adopted New Sign Ordinance
e Adopted International Existing Building Code (IEBC)
e Established Cottage Court Development Standards
e Updated Downtown Zoning Code

Focused on Comprehensive Systems &

Connectivity
¢ Created citywide Stormwater Master Plan
e Created citywide Parks & Recreation Master Plan
e Created 5-year Sidewalk Master Plan
e Initiated citywide Multimodal Transportation Plan
e Developing Urban Tree Canopy Strategy

Recalibrated Neighborhood Planning
Efforts

e Revived Georgia Initiative for Community Housing
(GICH) Team

e Created Traditional Neighborhoods URA

e Continued Community HOME Investment Program

e Conducted Housing and Economic Analysis Studies

¢ Launching Neighborhoods Planning Activities

1.6



“New” Plans and Initiatives

The 2023 Community Work Program found in Book 3 references a few “new” priority initiatives which are described below.
As noted, the City’s priority initiatives in 2023 are consistent with the goals and policies established in 2018 for Thomasville

Blueprint 2028.

Neighborhood Planning

The Traditional Neighborhoods Urban Redevelopment Plan
(URP) will serve as the foundation to a multi-faceted approach
to improving housing, economic development, and physical
development in our traditional neighborhoods, which have
the greatest potential to build upon their existing assets.

The Planning Department’s neighborhood planning efforts
provide a dynamic strategy to facilitate the design and
implementation of high quality “people first” environments

in Thomasville. By focusing on improving the quality of life

for the current and prospective residents of our traditional
neighborhoods, the plan promotes new investment while also
improving the capacity and quality of the existing community.

Downtown Code Update

In February 2023, the Planning and Zoning Commission
unanimously recommended that City Council adopt the new
Downtown Zoning Code. The code protects the historic
character, promotes quality new development, and preserves
the existing buildings and businesses within the downtown.

The Downtown Code is the first step toward a
Comprehensive Zoning Overhaul. Next steps will focus

on neighborhood zoning overlays, modifications to the
permitted use table, and subdivision standards that ensure
predictability and accountability with new development.

Missing Middle Housing

Missing Middle Housing includes a range of house-scale
buildings with multiple units that are compatible in scale and
form with single family houses. These housing types were
common throughout American towns before the 1950’s and
have since been made illegal in many communities through
zoning regulations. When designed appropriately, these
buildings blend in seamlessly with predominantly single-
family neighborhoods. An important tool for providing
higher quality affordable housing that is integrated into the
community, missing middle policies will be explored through
the neighborhood planning process.

Parks & Recreation Master Planning

Parks are an important but often overlooked asset within the
City, providing physical, natural, social, and economic benefits
to the community. The City has recently created an ambitious
Parks and Recreation Master Plan that envisions to enhance
the quality of the City’s parks, improve the operational
efficiency of park maintenance, and contribute to the overall
health and wellness of the community. This document
provides a framework for future park improvements, and over
the next several years the City will work toward implementing
the plan recommendations, including systemwide
improvements and designs for individual parks.

Stormwater Master Planning

In tandem with the Parks and Recreation Master Plan, the
City has also recently completed a Stormwater Master

Plan. While many of the improvements focus on improving
systemwide capacity, the plan also outlines strategies for
regional detention that could take place within existing parks
and wet areas. Plan implementation will include strategies
to combine stormwater mitigation, context sensitive land
use planning, and economic development opportunities.

Multimodal Transportation Planning

A primary community goal is to “Build Truly Great Streets”.
Great streets are not only safe, but they feel safe and
ensure convenient and comfortable travel for all street
users. Developing a multimodal transportation plan will
guide the City in making future mobility improvements,
including sidewalks, bike lanes, and streetscape projects
throughout the community. Transportation improvements
will include new street typologies, right-of-way allocations,
recommended pedestrian facilities, recommended

bicycle network and facilities, landscaping, and

integrating transportation with future land use and design
considerations.

Smart Growth

It is inevitable that communities will change over time.
While new growth and development cannot be stopped,
it can be mitigated, planned for, and designed in such

a way that new development increases the economic
prosperity, protects sensitive environmental areas and
adheres to the values of the community. This approach to
change mitigation is known as Smart Growth and provides
a framework for new growth to remain compatible with
the existing community and not place an undue burden on
existing infrastructure.

The City is working on developing plans and policies

that will guide new development, including annexation
considerations, extension of city utilities, and
intergovernmental coordination with the County and
regional partners. New Smart Growth policies will also
promote infill development that keeps Thomasville more
livable, walkable, and financially resilient.
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CITY PROFILE

Existing Plans

Numerous plans and studies have been created for the

city that present compelling ideas concerning future
improvements throughout the city. It is important to
highlight some of the main concepts that have been
proposed in the past and that are still supported, and have
the potential for continuing to improve the quality of life for
the residents of Thomasville.

Thomas County / Thomasville
Comprehensive Plan 2005 - 2025

The Comprehensive Plan is the guiding policy document for
both the City and County. It lays out a narrative for future
development that is broken down by character areas for the
County and for the City of Thomasville.

For the City these areas include:

e Conservation/ e Community Commercial,
Greenspace, e Highway Commercial,

e Suburban Neighborhood, e Downtown Mixed-Use,

e Traditional ¢ Office/Institutional,
Neighborhood, e Medical District, and

e Urban Community, ¢ Employment / Industrial.

The plan then identifies issues and opportunities

followed by goals and policies as they relate to economic
development, housing, natural and cultural resources, land
use, community facilities, intergovernmental coordination,
and transportation.

Some of the key goals are:

e Support and expand existing businesses within the City.

e Strengthen the tourism industry in Downtown
Thomasville.

e Encourage compatible infill development and
redevelopment, especially in the Downtown.

e Continue to encourage and promote the preservation
of Thomasville’s historic resources, historic districts, and
historic landmarks.

e Preserve and enhance the distinct identities and historic
character of existing neighborhoods and structures,
and encourage the development of new neighborhoods
that possess a unique identity through attractive
design of public places, proximity to schools, parks, and
community festivals and events.

e Protect existing trees and encourage best management
principles for landscaping in Thomasville.

e Preserve unique and historically significant communities,
structures and places whenever possible and maintain
the integrity of stable neighborhoods by ensuring that
new development is consistent with existing character.

¢ Continue to promote the compact, pedestrian-friendly
environment that currently exists in downtown.

CREATIVE DISTRICT

2014-2018 Strategic Plan and

2016 Strategic Plan

Every five years, as well as at a midpoint, Thomasville leaders
meet to lay the groundwork for a five year strategic plan.
This plan is focused on implementable action items centered
around six strategic themes; economic development, image
& brand, services, environment, organizational culture, and
community relations and development.

Downtown Strategic Plan

Recommendations (April 2016)

The downtown strategic plan identifies key catalytic
projects, planning areas and redevelopment opportunities
which, when combined, create a strategic approach to the
continued revitalization of Downtown Thomasville.

Local Historic Districts & the
Commercial Design Guidelines &

Residential Design Guidelines

Thomasville has five local historic districts. Within each

of these areas there are design guidelines for both
rehabilitation and new construction projects. The guidelines
are graphically oriented and include images of what to do as
well as what not to do. These guidelines designate a step-by-
step design review process.

The documents include an extensive history of Thomasville,
both for its commercial and residential historic districts.
There is also an extensive catalogue of historic structures
within the each district contained within the guidelines.
Information is cataloged concerning the historic streetscape,
street sections, vegetation, and open spaces.

1.8



Gateways Urban Redevelopment Area

Plan (June 2016)

The City Council and Staff developed a Strategic Plan

with specific goals, objectives, and strategies that can

best be accomplished with the establishment of an

Urban Redevelopment Area. The URA is divided into two
sections that suffer from high poverty, crime, infrastructure
deficiencies, dilapidated buildings and vacant parcels. The
City has chosen to use a URA to combat, mitigate, and correct
substandard conditions in these areas with planning that is
consistent with New Urban and Smart Growth principles.

Creative District Vision Report

(August 2014)

The Creative District Plan guides investment in commercial
and residential properties south of Downtown. Numerous
sites for infill buildings or redevelopment sites were
identified, such as the Powell Warehouse, which present
opportunities for street-facing development that helps
create a cohesive district adjacent to Downtown.

West Jackson Street Corridor Plan

(March 2016)

West Jackson Street is the primary gateway from Tallahassee
to the downtown. The plan developed concepts to enhance
this entry experience into Thomasville, create opportunities
for pedestrian and bicycle facilities, and to facilitate
economic reinvestment along the corridor.

The corridor was divided into segments with different
recommendations for each:

Pinetree Boulevard to Bartow Street

Proposed improvements: landscaped medians, protected
bike lanes, a gateway monument, and improved pedestrian
scale lighting.

Bartow Street to Remington Avenue
Proposed improvements: landscaped medians, protected
bike lanes, public art, and improved school accessibility.

Remington Avenue to Madison Street
Proposed improvements: minor improvements by pavement
markings to alert motorists that bicycles share the travel lane.

West Jackson Streetscape Plan

(December 2017)

West Jackson Street from Madison Street to Remington
Avenue was further studied for the inclusion of street trees,
bulbouts, and new sidewalks.

Victoria Park Overlay District (April 2015)
The Victoria Place infill residential project has resulted

in several new homes built adjacent to the downtown.
Continued construction along Victoria Place and Lester
Street will result in new housing stock within a short distance
of Downtown Thomasville.

A set of guidelines for development within the district was
created that includes building types ranging from small
single family homes to landmark buildings.

Community Landmark Trail Report
(February 2011)

The Community Landmark Trail is a non-motorized 14+
mile multi-use trail loop that connects major historical
parks and neighborhoods throughout the City. Designed

to accommodate pedestrians and bicyclists, the trail will
serve the dual role of recreational amenity and connection
to both active and passive recreational opportunities within
Thomasville.

The trail will pass a variety of environments as it courses
through various locales and spaces. From tree-lined city
streets to natural woodland paths, the user will experience
the best of Thomasville’s rich heritage.

The plan includes trail cross-sections, landmarks, signage
and wayfinding, and plant palette. It breaks implementation
into six phases and includes engineering reports, park
programming, and an economic report.

Parking Study (December 2015)

Completed in 2015, Florida State University conducted a
study of available parking and its utilization in the core of the
downtown area. The assessment identified 2,937 parking
spaces in and around downtown with 21% located on-street
and the remaining within surface lots.

The study concluded that there is ample parking within the
downtown even if multiple events were occurring, however,
better signage may be needed to direct people to where
public parking is available.

Maclntyre Park Vision Plan (May 2018)
The proposed master plan for Macintyre Park would
guide investment in the park including play areas, an
entertainment area, natural areas, parking, and access by
pedestrians and bicyclists.
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INTRODUCTION & COMMUNITY

1

Thomasville’s History

Thomasville Blueprint 2028 draws on a rich and complicated
history to build a compelling new vision for Thomasville.
Surrounded by protected longleaf pine forest in the heart
of the scenic Red Hills of southwest Georgia, Thomasville
has long been known as a destination city with a diverse
economy and unique cultural history. Over the years since
its incorporation in 1831 as the seat of Thomas County,
Thomasville thrived first as a center for agricultural
production, then as destination for tourism and sporting,
and later as a regional center for industry.

The first occupants of the land that would become
Thomasville were the Creek and Apalachee people. Towards
the beginning of the 1800’s, trade relations between
European-ancestry settlers and Creek Indians became
strained, and the Creek were pressured to cede their land. A
land lottery in Georgia’s capitol and the promise of fertile soil
brought many more settlers to the Thomasville area.

By 1850, Thomas County was home to more than 10,000
people. Fully half this population were enslaved Africans.
This agrarian Thomas County grew and exported large

amounts of cotton, corn, sugarcane and sweet potatoes.

1861 ushered in the Civil War. Though fighting stayed mostly
outside of Thomasville, many residents left to fight as
soldiers. The Civil War and Reconstruction were a difficult
economic time for the city, but this precipitated a dramatic
transition in the life of Thomasville.

The coming of the railroad enabled wealthy Northerners
to travel south during the winter, and Thomasville had
the fortune of being the southern

end of the railroad line. Northern

and Midwestern socialites bought

dilapidated agricultural estates and

transformed them into recreational

and shooting plantations. The years

between 1870 to 1905 are considered

the “Resort Era” of Thomasville.

Dozens of hotels, boarding houses

and fine dining establishments were

built and, along with a sophisticated

marketing program touting the

fresh air and warm climate as health

benefits, established Thomasville as a

regional economic and cultural hub.

These new visitors and residents enjoyed quail hunting
and other sporting events including tennis, horse riding,
fox hunting, and golf. Many celebrities visited Thomasville
during this time, which furthered its reputation as a hunting,
sporting and leisure destination. In the 1950s, President
Dwight D. Eisenhower stayed in Thomasville several times
during his presidency and enjoyed hunting at a popular
plantation. Jackie Kennedy also stayed in Thomasville for
a time shortly after the assassination of her husband,
President John F. Kennedy. Her first public appearance
following that event was leaving one of Thomasville’s
churches.

The 1900’s saw the rise of new industries. Many African-
American residents worked on the hunting plantations, and
local resident James “Jack” Hadley documented some of
these experiences in the Voices of America collection of oral
histories, African-American Life on the Southern Hunting
Plantation, published in 2000. Flowers Baking Company and
a regional medical hub opened mid-century, and still provide
employment for many Thomasville residents today.

By the late 1960s, both the city and county schools began
to integrate their respective student bodies. Complete
desegregation was finally implemented during the 1970-
1971 school year.

Today, the City of Thomasville is working to solidify its role
as a vibrant exemplar of a small destination city. Many
things provide positive momentum toward this goal: As the
urban center of Thomas County, Thomasville provides the
majority of housing, employment, services, and educational

An 1885 map of Thomasville describes the city as a “Famous Winter Resort for Northern
Invalids and Pleasure Seekers.”
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opportunities in the region. It maintains a beautiful historic
downtown. To the south and west of the City, a number

of historic plantations occupy large tracts of land that

were once farmed. Much of this land has been placed in
permanent preserve, functioning today as private residential
retreats or semi-public hunting plantations.

Hunting in Thomas County is a nationally recognized multi-
million dollar industry that attracts people from across the
Country to Thomasville. The plantations serve as economic
generators that physically discourage sprawl while promoting
activity downtown. Thus, there is a very strong relationship
between the health of the City and the rural lands that
surround it. A soon to be released 2018 Economic Impact
Study by Tall Timbers will provide a solid estimate of the
economic impact in Thomas County and throughout the Red
Hills from these properties. The results, while still under peer
review, appear to be overwhelmingly favorable.

Sources: Thomas County Historical Society, New Georgia
Encyclopedia, African-American Life on the Southern Hunting
Plantation, City of Thomasville.

Photos courtesy of Pebble Hill Plantation and the Georgia Archives

Pebble Hill Plantation worker, circa 1915

Broad Street in Downtown Thomasville, 1900

The Mitchell House, opened in 1886

The railroad was an important part of development in Thomasville.

Families gather to celebrate Easter at Pebble Hill, circa 1920
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Thomasville Today (2018)
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Thomasville Today (2023 Update)
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1

COMMUNITY GOALS

The purpose of the Community Goals element is to articulate a long-term strategy
for creating the set of conditions judged, by the community, to be best suited to
maximizing the collective wellbeing of its residents. The Community Goals element
details the overarching concepts which should guide local day-to-day decision-

making for five, ten, even twenty years into the future.

Build Truly Great Streets
Complete the Streets

Complete streets means streets that are planned, designed,
operated, and maintained to enable safe, convenient and
comfortable travel and access for users of all ages and
abilities regardless of their mode of transportation. Rather
than just defining a street from within its curbs, complete
streets stretch farther out to incorporate the entire space
between buildings which can include outdoor dining, street
furniture, landscaping, art, and lighting.

Progressive transportation engineering understands the
important role that the public right-of-way plays in moving
and connecting people so communities can truly thrive. A
roadway is not a place solely for cars to move efficiently.

Potential Street design for West Jackson Street

|II

Complete streets do not have a “one size fits all” approach.
How a roadway fits into the overall network and the
purposes it serves can change the function and makeup that
the right-of-way should ultimately take.

For Thomasville, this means enabling modes of
transportation besides just the personal vehicle. This begins
with walkable streets which include wide, shaded sidewalks
in well-lit destination areas, including safe connections from
neighborhoods to schools. Enhancing the bike infrastructure
throughout the city on both off-road and on-road systems
will make the city more livable and affordable for those who
cannot afford or do not want to drive, as well as provide for
recreational biking.

Moving vehicles efficiently should remain a priority,
alongside other mobility options.

1.16



Enhance Gateways To Town With Active

and Attractive Multimodal Corridors

The first impression one has of Thomasville is driving into
town. When visitors cross Pinetree Boulevard, which circles
the City, they should have a positive impression and a sense
of arrival. Jackson Street, Smith Avenue, and Broad Street, in
particular, should be made a focus to make them attractive
gateways into the City. These streets should be active,
multimodal corridors that attract people to the City and
provide amenities to the surrounding neighborhoods.

These corridors are what bring visitors to the downtown, and
they should also set the stage for what is to come. Gateway
corridors lined with vacant and derelict properties does not
create a good first impression and does not lead people to
explore more of the city.

Add New Destinations & Uses

Updated land use planning could unlock economic
opportunity along the corridors. New destinations are
needed, but they must be accessible by biking and walking.
For some in Thomasville biking and walking are the primary
modes of transportation. However, sidewalks do not exist
throughout the neighborhoods and are sporadic along the
main corridors, hampering the ability of people to walk.

While the corridors can use more activity along them, the
surrounding neighborhoods could use amenities that cater
to the residents. These could include groceries and retail
which residents would be able to walk or bike to without
having to cross town. In addition, youths and seniors

have expressed a desire for more activities within their
neighborhoods.
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Maximize Connectivity

Connect Sidewalks & Trail Networks
Through Neighborhoods To Amenities

Thomasville is a rather compact city. However, it can
often feel disconnected between the neighborhoods

and commercial areas. Thomasville desires to be a more
connected city. Several initiatives are already underway to
make it more connected.

The City is actively working to make an interconnected trail
system that circulates around the city and connects back into
the neighborhoods and the downtown. Segments of this trail
system already exist and as opportunities arise are being
expanded.

An interconnected network of walkable streets is vital to
the health of neighborhoods and cities. The first step for
walkable streets is to have sidewalks. Many of the existing
neighborhood streets lack sidewalks. Although it will take
time, an effort to add sidewalks to at least one side of the
street along main corridors that connect neighborhoods to
schools, parks, commercial areas, and downtown should be
undertaken.

New development projects should add to the overall
connectivity of the neighborhoods and not detract from it.
No streets should be closed and more pedestrian and bike
connections should be made whenever possible.

Proposed new sidewalks connect the neighborhoods to amenities.

Create Safe Crosswalks at All

Intersections

If it takes someone more than three minutes to walk to a
crosswalk, wait to cross the street and then resume their
journey, they are likely to cross along a more direct - though
unsafe - route.

Crosswalks appear often within the downtown, but can be
much further apart along the commercial corridors. Creating
an environment throughout Thomasville where people can
get across the street without being in physical danger should
be a top priority for the community. To improve safety,
crosswalks should be assessed and improved. More should
be added to key intersections and along the main corridors.

The presence of a crosswalk does not in and of itself render
a street safe, but it is a start. Based on the surrounding
context, speed, and overall roadway width, crosswalks often
require additional safety measures such as safety islands,
signals, or traffic calming. Frequent crossings reinforce
walkability. Crosswalk spacing should be determined by the
pedestrian network, built environment, and observed desire
to cross a street - such as at parks or schools. Crosswalks
should be made better and more prominent.
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Underground Utilities

Overhead utility lines are unsightly and can be a liability
in storms. They limit where trees can be planted and how
high they can grow. Burying utility lines can be very costly,
but this cost can be mitigated through partnerships and
by burying them at the time of other redevelopment.
Underground utilities are more reliable in the winter and
during storms and allow a better urban tree canopy to be
developed.

Install High Fiber Cable

Connectivity is not just about physically getting around

the City. In order to stay relevant in an increasingly digital
world, staying on the front end of technology is important.
The City should work to bring high fiber cable access to the
community and neighborhoods. Compared to wired cables,
high fiber cables provide higher bandwidth and can transmit
data over longer distances. They can support internet access,
cable television, and telephone systems. As telecommuting
becomes more popular, a reliably fast internet connection
can be a factor in people choosing to locate in Thomasville
either individually or as a business.

Expand & Enhance Existing Parks

Every city and neighborhood should ensure that they are
utilizing what green space they have to its utmost potential
while also looking for more opportunities to add attractive
greenspace. The City of Thomasville is actively working on
upgrades to two of its main parks—MaclIntyre Park and
Francis Weston Park.

The City intends to focus on different parks each year to
bring upgrades and enhance the parks system for the
community. The parks should offer different amenities for
different users.

In addition to improving the large parks, a series of smaller
parks should be assessed in order to locate one within a five
minute walk from the majority of all residences. These parks
can be small and include items such as a community garden,
a small playground, a trailhead with a restroom, a dog park,
or a picnic spot with grills and picnic tables.

Install More Lighting

Where lighting is concerned, safety and security are two
different issues. Safety issues are related to tripping and
falling. Security is associated with seeing the face or body

of a potentially threatening person. For safety, lights point
vertically down onto a horizontal surface so that you can see
obstructions in your path. For security, horizontal light needs
to reflect on a vertical surface. The compromise is to have
light that shines down but also spreads out.

Low light levels are one of the key concerns people state
when they feel unsafe. However, there is no clear evidence
that more light deters crime. While more light can make
people feel safer, just adding more light without addressing
other aspects can actually reduce personal safety. A study
conducted by the City of Chicago found a correlation
between increased crime and brightly lit alleyways.

The City of Thomasville owns the power company and light
poles. The City is working to convert street lights to LED,
which is more environmentally responsive and creates more
consistent light with less glare. Lights should be shielded and
directed down to where it is needed.

Eliminate Dumping

Trash in the streets or on the side of the road or alley make
places look neglected, and can contribute to the spread of
disease. Dumping happens in neglected areas and enhances
the sense of blight in the community. Efforts to prevent
dumping trash in the neighborhoods and on the edges of
town should be developed. A service to collect this illegal
trash should also be developed as part of a partnership
with the City. Individual neighborhood cleanups can bring
a community together socially while working to pick up the
trash and give the community a fresh start.
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Expand Housing Options
Rehabilitate & Infill Neighborhoods

Thomasville has an incredible housing stock, but as it ages,
it can sometimes become neglected. The neighborhoods
should be strengthened by rehabilitating homes that can be
saved and updated while also building new homes on empty
lots.

The Victoria Park neighborhood is a good example of new
infill housing. Other enclaves of vacant lots coupled with
homes that can be rehabilitated should be sought for future
projects to help build back existing neighborhoods. Facade
improvement grants could be made available to individuals
that may need assistance in fixing up their existing homes.

Increase Affordable Housing Options
The City of Thomasville, local churches, and the Land Bank
own or control numerous properties throughout the City
and should facilitate the development of these properties
to attract new investment to maintain and increase the
City’s stock of affordable homes. At present, the City is
predominately single-family, however, a greater range of
housing options including townhomes, duplexes, homes-
above-retail, “tiny homes,” and accessory dwelling units
could make effective use of land and decrease the cost of
homeownership.

Housing providers have successfully partnered with the City
in the past. Subsidized, deed-restricted, income-targeted
units are the best way to provide new housing that stays
affordable. Federal, state, and local resources can also be
used to rehabilitate existing homes and may allow residents
to remain in the community. The community recommends
successfully integrating subsidized housing into the
community by:
1. Recommending that subsidized units look like middle-
class housing to avoid stigmatization;

2. Encouraging the siting of homes in a way that ensures
subsidized housing units are not too densely aggregated;
and

3. Identifying places were housing can be built within close
distance to jobs, schools, and parks.

Build Greater Variety of Housing Types
The dominant housing type in Thomasville is single-family
homes. New development at the market rate will need to
be more varied and diverse while still fitting in with the
existing structures. A mix of housing types can help attract
prospective new homeowners or renters.

Housing types that could mix well into the existing
neighborhood while attracting different buyers include small
mixed-use buildings, townhouses, duplexes, cottage courts,
and apartments above storefronts in the downtown.

Welcome All Incomes & Ages

A variety of housing types makes it possible to accommodate
a more vibrant and diverse population, including a full range
of incomes and age groups including seniors and students.

A sustainable community allows one the opportunity to buy
a first home, then later move to a larger home as a family
grows, and afterwards downsize as one ages - all without
leaving the support of familiar neighborhood services and
social connections behind.

Options for loan programs and social networks that work to
build home ownership among existing residents should be
explored.

Attract Homeowners

One of the main desires of this effort is to find ways to make
Thomasville an attractive city for businesses and residents
to live and own. Recent affordable housing interventions
can be a start to creating a diverse portfolio to attract new
homeowners.

Housing trends are typically driven by the convergence of
the two largest generations in the history of America: the
79 million Baby Boomers, and the 77 million Millennials.
The baby boomer generation that drove the trend for single
family homes outside the city centers are now aging and
wishing to downsize at the same time that their children
are leaving home and starting professional careers. Both of
these groups of consumers are looking for smaller homes,
with small yards or courtyards in areas close to amenities.

Thomasville is doing a great job at attracting Baby Boomers
as they retire, but Millennials are moving away to larger
cities. Once they have established careers, some Millennials
will return to raise kids, but they will still want smaller
homes and the ability to bike or walk as well as drive.

A range of additional housing types such as smaller
single family homes on small lots, townhouses, and
apartments above retail, particularly in the downtown,
can accommodate the housing needs of both these
demographics.
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Continue to Work with Community

Partners

There are numerous non-profit organizations working in
partnership with the City to develop and provide benefits
to the local community. Development and turning around

a neighborhood in both reality and perception is not an
easy feat. It takes many partners working from many angles
for even a single project to come together. The community
should continue to work within existing partnerships and
build new ones to further the redevelopment of housing
stock in Thomasville.

Local churches are more than structures—they are critical

in communicating with and activating the Thomasville
community, and are one of the most effective groups for
leading positive change. Churches have a long history of
providing community services and many have expressed

a willing interest in assisting in the renovation of existing
housing and the creation of new housing. With City
assistance in design, construction, and code compliance, the
local churches could organize several initiatives to aid in the
renovation of neighborhoods.

One example to consider is the Service Over Self program

in Memphis, Tennessee, a faith based initiative that
renovates close to 40 units per year while teaching young
community members construction techniques. Service Over
Self is funded through federal grants called Community
Development Block Grants.

Through the Land Bank, the City has control over numerous
lots throughout the City. The City can partner with non-
profit organizations and donate the land to assist in

the development of affordable housing throughout the
community.

Homebuyer Assistance

There is a need for education for new homeowners.
Programs exist that can assist residents in area
neighborhoods and can be made available to potential
buyers. Fannie Mae can assist with such efforts and has
programs for education. Workshops could be publicized and
hosted through the local churches for interested residents.
The relatively inexpensive housing in this area makes it
affordable for less affluent first-time homeowners. Providing
these potential buyers with education and resources can
assist them in making the leap from renter to owner.

Small and Medium Single-Family Homes

Mansion Apartment

Duplex

Townhomes
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1

Grow & Attract While Protecting & Enhancing Character

Activities for All Ages

Activities for all ages are needed in Thomasville. Several
groups of kids and teenagers participated in the charrette.
They mentioned wanting more activities geared toward their
age group. The Boys & Girls Club has activities, but more

are needed. Participants mentioned more places to hang
out, rotating weekly events, midnight basketball, movies,
bowling, rock climbing, escape rooms, laser tag, geocaching,
music festivals, scavenger hunts, a trampoline park,
miniature golf, bonfires, make your own pizza, dance parties,
and other activities. Many of these could be accomplished
with just organization, a location, or minimal infrastructure.
A teen center that has weekly events or activities is a great
start. As the City parks are reconsidered, some of this
infrastructure for teen activities could be included.

The Big Oak

Historic Preservation

Thomasville has a strong sense of self and values historic
preservation. Numerous federal and local historic districts, as
well as historic landmarks have been designated throughout
the city. A continued focus on historic preservation and
fixing and repurposing existing buildings will help to enliven
the streets and fill them with different types of retail,
restaurants, cafés, and entertainment venues at the street
level.

Storefronts throughout the downtown have been revitalized,
however upper stories are often still vacant. The upper
stories of these revitalized buildings could hold a mix of
offices to create a central employment center as well as
opportunities for housing. Attracting a vibrant mixture of
uses in downtown will generate activity at all times of the
day, making downtown and Thomasville as a whole more
sustainable.

Historic preservation should continue to be embraced
and promoted as an effective economic development
and revitalization tool and as part of a holistic strategy to
promote walkable, livable, and humane placemaking.
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Enhance Local Character in Parks

Parks are one of the places that bring a community together
and set the character of a community. Thomasville is the
City of Roses. Roses should be everywhere. Every park
should have roses. They could even be a part of the street
landscaping. When roses are in bloom, they should be
everywhere you look.

In addition to roses, parks and streetscapes should be filled
with native plantings. Nothing denotes a sense of place
more than plantings that are native to an area. Local art also
enhances a sense of place. There is an active art community
in Thomasville, and these talents should be encouraged
throughout the community. Every park can have some form
of public art.

Keep the Streets Green

Street trees are one of the greatest assets a community

can have. Neighborhoods with more mature and healthy
street trees tend to have higher resale values and less crime.
Trees provide shade for pedestrians and make sitting on
your front steps with a friend more pleasant. The Big Oak is
a great example that even something as simple as a single
tree can become an attraction given enough time and the
opportunity to prosper.

Trees are just a start. Plantings, grass or flowers beautify while
also making the area feel well-tended. Another way to green
the street is to have flower baskets that hang from light poles.

Encourage Diverse Local Businesses
National chains are often too large to care about a single
store or neighborhood while draining the community of its
money and sending profits on to headquarters elsewhere.
Local business proprietors have a stake in the community
they serve. The money they earn is reinvested in the
neighborhood through improvements and sourcing local
materials and good.

More local businesses should be encouraged. There is

a cumulative effect to local businesses employing local
residents in the community. Local businesses can also tailor
products and services to the needs of the community and be
responsive as those needs evolve.

Rose Garden

Make the City a Weekend Getaway
Thomasville is often visited by people from the surrounding
area for an evening out or for a day when there are special
events. The City should work to expand its offerings as a
weekend getaway. The City has numerous attractions for
people to visit, but it lacks the appeal for visitors staying
overnight. A longer stay will mean that people spend more
of their money in the community.

There is a wonderful bed and breakfast choice for visitors to
stay in town, but rooms are limited. Additional hotel options
for visitors are needed within town. There are some hotels
off of Pinetree Road on the edge of town, but weekend
visitors will want more charming in-town options. Additional
bed and breakfast options or a boutique in-town hotel will
allow people the option of remaining overnight or for a long
weekend, and will echo the “Resort Era” of Thomasville.

Coordinated and regular business hours are also needed

to cater to weekend visitors. Even if people have a place to
stay, there are few evening or Sunday activities or places for
people to eat. There are stores along the main street, but
they are often closed in the evenings. People want a place to
stroll after they have a meal.

Many of the offerings in the downtown cater to a limited
audience. A greater diversity of retail and food services will
offer more options to a greater variety of people.

First Fridays, Thomasville Antiques Show and Sale,
Thomasville Rose Show and Festival, Thomasville 4th of July
Fireworks Show and Festivities, Thomasville Fly-in, Covey
Film Festival, Plantation Wildlife Arts Festival, and Victorian
Christmas Festival are annual draws that bring people to the
community. Offering festivities and activities in tandem and
in addition to these main events help to keep people in the
community and wanting to come back to see more.

Easy Parking

Bringing more people to town also means that they will
need a convenient place to park. Thomasville has sufficient
parking in and around downtown. However, the parking is
not always right in front of a business or destination, and
therefore can be difficult to find — especially for first-time
visitors. Thomasville should create simple wayfinding to
help people locate public parking areas in and around
destinations.
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A Prosperous, Inclusive City

One Thomasville

Creating a prosperous, inclusive, and affordable city can
mean many things. At its simplest, it means ensuring that all
people, with a wide range of incomes, should be able to live
in safe and healthy housing. That can be accomplished by
providing a range of building types that cater to a variety of
age groups, household sizes and configurations, and income
levels.

Thomasville is a compact city encompassing approximately
15 square miles. It is never more than three miles from its
center to the edge. Yet residents see a disconnect in the
community that is both physical and social. The City of
Thomasville is actively seeking to bridge this gap.

New physical connections for pedestrians and cyclists at
strategic locations could include making streets that are
more safe, comfortable, and interesting to walk. Cycling
facilities could connect neighborhoods to parks, schools and
commercial areas including the downtown.

More development is encouraged along corridors that cater
to the surrounding neighborhoods. At the same time, the
City should encourage and foster more diverse businesses
and business owners in the downtown so that there are
offerings for all people in the community, which encourages
more people to utilize downtown and identify it as “their
place.”

Design is key. More development along Jackson, Broad

and Smith streets could improve the pedestrian and cyclist
experience or make it worse depending on the design.
Neighborhood centers and crossroads could be filled with
walkable destinations that could host the jobs that residents
are currently driving to.

A social disconnect is harder to bridge, but city programs,
non-profit organizations, and local church organizations
can all work together. The creation of neighborhood
associations, neighborhood watches, and business
associations to reinforce a sense of ownership could help.
Additional community events spread through the different
neighborhoods and in parks can facilitate communication
and build pride. Thomasville has a unique history and
identity that can progress into an inclusive future.
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Creating real transportation choices can help to level the
field for creating a prosperous city. Investing in transit,
biking, and walking will benefit people in Thomasville who
are less mobile.

INTRODUCTION & COMMUNITY

1

Government and decision-making processes should
represent the full racial, socioeconomic, cultural, political
and demographic diversity of the population, as the City
actively seeks the public’s voices to guide policy. City
government should proactively support equity and the
quality of life for all residents when making decisions
related to future land use, resource allocation, project
implementation and other planning and policy decisions.

Help Small Businesses

Keeping Thomasville affordable to the community can also
mean supporting local businesses and artists in a range of
commercial opportunities. Greater variety of commercial
spaces can help support small and emerging businesses and
organizations in addition to larger “anchor” employers. In
turn, better jobs and opportunities can attract additional
businesses and foster entrepreneurship.

Opening a new business can be difficult and there are
unknown obstacles to navigate. The City can foster local
entrepreneurs and small businesses to attract a more diverse
set of businesses to the community. The City seeks to
expand and diversify entrepreneurship throughout the city.

The City should explore designating a point of contact

that potential business owners can work with to seek
answers about the process of opening a new business. This
point person or department can assist in filling out forms,
forming business plans and providing knowledge about
next steps. They can also assist in finding available locations
and pointing people to available resources or appropriate
contacts when unexpected hardships occur.

The City should foster a healthy mix of businesse