
THOMASVILLE
CODE UPDATE

11.15.22
BRIEFING



2018







WHAT DOES THIS CODE DO? 
• Updates a 1950s Zoning/Building Code which made rebuilding Downtown illegal 

• Building Height and Density:
• Sets a building height limit to match existing buildings

(Currently buildings can be as tall as highest ladder truck can service)
• Controls density through building form and requires storefronts in specific areas

• Parking: 
• In the Downtown Core it removes parking requirements to allow upper floor residential 

and office space in existing buildings. BUT residential parking not allowed on Broad, 
Madison, Jackson (Mandatory Shopfront Areas)

• In the Downtown General & Downtown Edge it reduces required parking

• Bike Parking: 
• Adds a requirement for bike parking in the Downtown

• Vacant commercial buildings need a plan



HARD TO BUILD PLACES



HARD TO BUILD PLACES



HARD TO BUILD PLACES



LIVING UPSTAIRS? OFFICE UPSTAIRS?



Jackson Street – Looking North

Creative District – Art and Events



Murals painted onto blank walls by local artists

Creative District – Art and Events



Vacant lot used for temporary events until redeveloped

Creative District – Art and Events



Jefferson Street

existing conditions



Jefferson Street

improved sidewalks



Jefferson Street

street trees



Jefferson Street

storefronts



Jefferson Street

hotel















BUILD -TO -LINE ( JACKSON STREET)

BUILD -TO -LINE (BROAD STREET)

BUILD -TO -LINE (BROAD STREET)BUILD -TO -LINE (MADISON STREET)



less street wall

more street wall

NO

YES



BROAD STREET (LOOKING SOUTH)

BROAD STREET (LOOKING NORTH)



TERMINATED VISTATERMINATED VISTA

















NO

IN THE DOWNTOWN

YES



SHOPFRONTS

LIVE-WORKS, RETAIL & DINING



NO YES

IN THE DOWNTOWN



PARKING



GAS STATIONS



GAS STATIONSGAS STATIONS

http://www.doverkohl.com/project.aspx?id=111&type=0


GAS STATIONS

F R O N T  ( 2  N W  7 9 T H S T R E E T,  M I A M I )

B A C K



PARKING GARAGE:  COVINGTON KENTUCKY

DON’T DO THIS



LINED PARKING GARAGE:   SANATA ROW SAN JOSE CA

DO THIS



DON’T SO THISDO THIS … IN MIAMIDO THIS

PARKING GARAGE:  MISSOULA MONTANA



DO THIS

PARKING GARAGE
ALPHARETTA ,  GA



• Requires owners of 
Vacant Commercial 
Buildings to 
register with the 
City and have a 
plan to reuse or at 
minimum maintain 
the building to 
prevent blight.



DOWNTOWN SECTIONS INCLUDED IN OVERALL CODE

• Use Specific Standards including Temporary Uses
• Food Trucks
• Outdoor Café Seating
• Farmer’s Markets

• Green Building Standards & Incentives

• Affordable Housing Requirements & Incentives



IMPLEMENTING THE COMPREHENSIVE PLAN

FUTURE CHARACTER 
AREAS

INVESTMENT SECTOR 
STRATEGIES YOUTH WALKSHEDS

Keep the momentum going. 



Lester Street

street & sidewalk improvements



Lester Street

street & sidewalk improvements



Lester Street

street trees



Lester Street

infill housing



Lester Street

repaired housing



Lester Street

additional infill housing



A RANGE OF DIFFERENT HOUSING TYPES FOR A RANGE OF DIFFERENT PEOPLE

Mixed-use Live-work Rental Apartments

Townhomes Small homes Mid/Large Homes

MISSING MIDDLE HOUSING
Duplexes & Triplexes

ADUs





1. Consolidate regulations in one place, and preserve internal consistency with rest of City Code.
2. Make the regulations easy to understand.
3. Update the tree and landscaping regulations with regard to placement, species protected, and .
4. Adapt our regulations to context and use.   For example: fenestration requirements discouraging 

adaptive reuse of warehouses.
5. Revise parking ratios and surfacing.
6. Encourage adaptive reuse of our existing, historic building fabric.
7. Transitional standards for single-family neighborhoods to more intense development.
8. Uses to address:

• Short-term rentals
• Missing middle housing.
• Craft brewers.
• Storage units – expand allowed activities (e.g., car storage)
• Mark’s Quail Shack.

9. Reduce trips to Board of Architectural Review and Zoning Appeals (ARZA).
10. Eliminate / recast TND and PUD districts.

TOP 10 IDEAS







NO YES

IN THE DOWNTOWN



AFFORDABLE CITY TOOLKIT

Allow Accessory 
Dwelling Units

Z O N I N G  &  P L A N N I N G  
F O R  A F F O R DA B L E  H O U S I N G

Demolition Delay 
on NOAH units

“Missing Middle” 
Exemption 
Standards

TOD Zoning with 
Density 

Minimums 

Low Income 
Housing Tax 

Credit (LIHTC)

F I N A N C I N G  &  F U N D I N G
F O R  A F F O R A B L E  H O U S I N G

Homeowner 
Rehab Grants

Assessment 
Districts 

(BID or TIF)

Waive Review + 
Permit Fees

Tax Relief for 
Residents or 
Affordable 
Housing 

General 
Operating Funds 
to Build Housing

O P E N  
S PA C E S

Rescue Existing 
Parks with Non-

Profit Help

Community 
Land Trust

M O B I L I T Y

Representation in 
Eviction Cases & 
Rental Assistance

Section 8 
Housing Voucher

Extend 
Paratransit & 
Local Busses

Extend Street 
Cars & Bus Rapid 

Transit

Rezone R-1 to 
R-2 or R-3

Micro Units & 
Design Incentives

Job/Housing 
Linkage Fees

GO Bonds / One 
Cent Sales Taxes 

for Housing

Land Banks & 
Public Lands for 

Housing

Millage Increase 
on Property Taxes 

for Housing

Economic 
Development 

Incentives

Make On-street 
Dining Easier to 

Permit 

Mandatory 
Inclusionary 

Zoning

State Override 
for Affordable 

Housing
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Historic Districts 
to Preserve 

NOAHs

Parking/ Setback 
Reductions

Conservation 
Districts to 

Preserve NOAHs

S M A L L  B U S I N E S S  
S U P P O R T

Open Space 
Requirements  

Rezone Main 
Streets Back to 

Commercial

Shared 
Workspaces Built 

by an EDC

Community 
Benefit 

Agreements 
(CBA)s

One-stop 
Permitting

Funding for 
Infrastructure & 

Open Space

Public-Private 
Partnerships

Main Street 
Program or Small 
Business Office

Density Bonuses 
for Affordable 

Housing
(units/height/ lot size/ FAR)

Add Sidewalks & 
Bike Lanes

Zero Fair 
Transit

Add Bus Shelters 
Design a 

Dignified Wait

Parking Garages 
& Public Parking



AFFORDABLE HOUSING SPECTRUM

Density 
Bonuses

(Height/ FAR)

Fees in 
Lieu 

into a 
Housing Fund

Allow 
Accessory 

Dwelling Units

Start slow. Build your own local capacity to deliver affordable housing.  

Mandatory 
Inclusionary 

Zoning 
up to 10%

State 
Override of 

Local Zoning

Mandatory 
Inclusionary 

Zoning 
up to 30%

Rezoning Res-1 
Districts to 

Allow 2 Units

Rezoning Multi-
Res Districts to 

Allow Many Units

Millage 
Increase on 

property taxes

Micro-
Units and 

design 
Incentives

Affordable 
Housing GO 

Bonds



Commercial Addresses
Hotels

15

7



Preservation

Parks

Streets

Neighborhoods

Shopping

Mix of Uses

Compactness

Infill

Natural Features







DOWNTOWN SECTIONS INCLUDED IN OVERALL CODE
• Rules of Interpretation 

• Use Specific Standards including Temporary Uses
• Food Trucks
• Outdoor Café Seating
• Farmer’s Markets

• Green Building Standards

• Affordable Housing 

• Demolition Delay on Historic Buildings

• Definitions



DOWNTOWN SECTIONS IN DOWNTOWN OVERLAY
• Purpose And Applicability 

• Regulating Plan

• Neighborhood and Lot Standards
• Special Requirements Plan
• Special Building Types
• Transect Standards
• Parking Standards

• Building Standards
• Building Entrances
• Façade Transparency
• Encroachments
• Frontage Type Requirements
• Vacant Commercial Building Standards



WHAT DOES THIS CODE DO? 
• Building Height: 

• Sets a building height limit to match existing buildings

• Density: 
• Controls Density through building form and height. 
• Allows residential within the downtown. 

• Parking: 
• Downtown Core – removes parking requirement to allow new buildings 

to be built and upper floor residential and office space in existing 
buildings to be created. 

• Downtown General & Downtown Edge: reduces required parking

• Bike Parking: 
• Adds a requirement for bike parking in the Downtown



WHAT DOES THIS CODE DO? 
• Requires Buildings to face a street with doors and windows

• Requires Façade Transparency: 
• Makes it so you can see into the building from the street.

• Encroachment Standards: 
• Sets standards for Balconies, Awnings and Marquees and other 

elements that encroach within the right-of-way (over the sidewalk)
• Overhead encroachments are permitted by right
• Encroachments that meet the ground need a right-of way agreement

• Vacant Commercial Building Requirements



WHAT DOES THIS CODE DO? 
• Adds Special Building Type Requirements for: 

• Drive-Thrus – limits access from the pedestrian realm

• Formula Businesses: Adds restrictions to Formula Businesses to keep 
Downtown Thomasville local

• Gas Stations – Must have pumps in the rear with the shopfront along 
the street

• Parking Garages – must be lined to have useable space along the street

• Civic Buildings – Adds flexibility for Civic functions



WHAT DOES THIS CODE DO? 
• Downtown Transects

• Downtown Core
• Downtown General
• Downtown Edge

• Transect Zones Regulate: 
• Building Location
• Building Height
• Parking Location
• Encroachments









REGULATING PLAN
• Sets Downtown 

Boundary

• Shows Where Form 
Based Transects are 
delineated in the 
Downtown 

• Downtown Core
• Downtown General
• Downtown Edge





SPECIAL REQUIREMENTS PLAN
• Sets Build-to Line

• Mandatory Shopfront 
locations

• Required Terminated
Vista Locations

• Shows Local Historic 
Districts Boundaries















PARKING REQUIREMENTS

• Parking: 
• Downtown Core – removes parking 

requirement to allow new buildings to 
be built and upper floor residential and 
office space in existing buildings to be 
created. 

• Downtown General & Downtown Edge: 
reduces required parking





BIKE PARKING REQUIREMENTS

• Adds Bike Parking Requirements for 
new Development



Parking Access Standards





WHAT DOES THIS CODE DO? 
• Requires Buildings to face a street with doors and windows

• Requires Façade Transparency: 
• Makes it so you can see into the building from the street.

• Encroachment Standards: 
• Sets standards for Balconies, Awnings and Marquees and other 

elements that encroach within the right-of-way (over the sidewalk)
• Overhead encroachments are permitted by right
• Encroachments that meet the ground need a right-of way agreement

• Vacant Commercial Building Requirements





FRONTAGE TYPES? 
• Frontage Types:

• Shopfronts
• Gallery/Arcade
• Forecourt
• Porch
• Stoop 

• Requirements:
• Use
• Sizes
• Heights
• Additional Considerations







• Requires owners of 
Vacant Commercial 
Buildings to 
register with the 
City and have a 
plan to reuse or at 
minimum maintain 
the building to 
prevent blight.
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