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|. Executive Summary

Established in 1826 as the county seat, the City of Thomasville is the largest city in Thomas County and the
commercial hub for the county and surrounding areas. It boasts an award-winning Main Street with an active and
vibrant downtown.

Thomasville is well known for the numerous historic districts and the large number of historic homes dating from
the 1800°s located throughout the city. The City’s population is 18,718 according to the 2010 US Census and the
2016 Area Median Income is $44,000 for a family of four.

The 2005-2025 Thomas County-Thomasville Comprehensive Plan outlines numerous goals to improve the quality
of life for the citizens of the area and to foster strong economic development (Appendix 1). In 2014 the City
Council and Staff developed a Strategic Plan with specific Goals, Objectives and Strategies that can best be
accomplished by the establishment of an Urban Redevelopment Area (URA).

The City of Thomasville recognizes that a general decline is taking place in a number of high poverty census
block groups that are within walking distance of the downtown core. In 2009, the City created the Victoria Place
Urban Redevelopment Area/Revitalization Area Strategy (VPURA/RAS) in a severely blighted neighborhood
adjacent to and just southeast of downtown. Many accomplishments outlined in the VPURA plan have been
successfully completed and other work is in progress. In addition, the City developed a plan for a fifteen mile
multi-use trail that is funded through a Special Purpose Local Option Sales Tax (SPLOST); construction of this
trail is underway.

The Gateways Urban Redevelopment Plan (GURA) outlined in this document is based on a planning, visioning
and community engagement process that builds on the successes of the VPURA and the multi-use Community
Trail now under construction. The GURA is divided into two Sectors (See Map 1) that suffer from high poverty,
high crime, infrastructure deficiencies and a significant number of dilapidated, deteriorated or substandard
structures and vacant properties (see Section VII, Documentation of Existing Conditions). The City has chosen to
use this URA format to combat, mitigate, and correct substandard conditions in two distinct corridors and the
adjacent neighborhoods in need of revitalization.

The proposed GURA includes two commercial corridors, namely (1) the northwest portion of Madison St. and N
Broad St. from Monroe St to North Ave and (2) W Jackson St. from Victoria Place to Pinetree Blvd, that suffer
from general decline, a lack of investment, faulty traffic patterns and poor visual appeal. The GURA plan draws
from a comprehensive city-wide Corridor Study completed in 2007 with the assistance of the FSU Department of
Urban and Regional Planning and a 2016 plan for the West Jackson St Corridor (see Appendix 3), itself a major
gateway from the south into the City center.

The “Creative District” is a commercial special purpose area that connects the low income neighborhoods, the
downtown core, the already existing Victoria Place URA and the commercial corridors. Planning efforts already
underway for the Creative District will be incorporated into this URA plan (see Appendix 2).

The Gateways URA plan is intended to foster responsible growth and set a framework for sustainable
redevelopment. In addition, the City will apply for Opportunity Zone status as a strategy to incentivize private
investment and job creation in the two URA Sectors.

Planning will be consistent with New Urban and Smart Growth principles such as mixed-use, compact
development; multi-modal transportation and transit supportive land use patterns; highly connected roads,
sidewalks, and paths to encourage a variety of economic and recreational activities. This effort will emphasize
improvements to the public realm and the creation of quality public spaces.
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[Il. Basis of Determination and Designation of Implementing Agency

Under the Urban Redevelopment Act (O.C.G.A. 36-61-2(18) et. seq.), the City of Thomasville is authorized to
create an urban redevelopment area. Pursuant to that power, the Mayor and City Council adopted a Resolution of
Necessity for the City of Thomasville, Georgia to Exercise Urban Redevelopment Powers on May 9, 2016
(Exhibit 1), finding that an area within the community defined as the Gateways Urban Redevelopment Area
(GURA) met the definition of a slum area in accordance with OCGA 36-61-2(18). The City of Thomasville is
designated as the implementing agency of the Gateways Urban Redevelopment Plan. This designation provides
the community with consistent administrative support for ongoing plan activities.

According to the aforementioned Act this designated area is defined as a slum area and eligible to be designated
as an Urban Redevelopment Area under the law. The State Legislature defines a “slum area” as (O.C.G.A. 36-61-

2(18)):

“an area which by reason of the presence of a substantial number of slum, deteriorated, or deteriorating structures;
predominance of defective or inadequate street layout; faulty lot layout in relation to size, adequacy, accessibility,
or usefulness; unsanitary or unsafe conditions; deterioration of site or other improvements; tax or special
assessment delinquency exceeding the fair value of the land; the existence of conditions which endanger life or
property by fire and other causes: by having development impaired by airport or transportation noise or by other
environmental hazards; or any combination of such factors substantially impairs or arrests the sound growth of a
Governmental Entity, retards the provisions of housing accommodations, or constitutes an economic or social
liability and is a menace to the public health, safety, morals, or welfare in its present condition or use.”

The conditions in the Gateways Urban Redevelopment Plan include the following:

e Census block groups with poverty greater than 24%;

e Deteriorating neighborhoods with a substantial number of vacant parcels and vacant structures that are
dilapidated, deteriorated or substandard;

e A crime rate higher than citywide average:

¢ Disinterest in private residential and commercial investment;

e Lower numbers of building permits than elsewhere in the city;

e Commercial corridors with dilapidated, obsolete or underperforming structures;

e Inefficient street layout;

e Lack of streetscaping and signage that provide a safe pedestrian environment;

e Areas with site deterioration and infrastructure deficiencies injurious to public health and safety;

The findings necessary for the Council Resolution were based on an evaluation of readily apparent conditions in
the GURA; confirmed by public input and studies conducted by City Planning/Code Enforcement/Engineering
staff and others.

From the findings recounted in this plan and visually represented on the maps and appendices incorporated herein,
it is evident that the GURA’s conditions indicate that the GURA exhibits most of the state-defined conditions and
as such constitutes a “slum area” as defined by OCGA 36-61-2(18).

It must be noted that not all properties in the targeted Sectors exhibit blighted or slum conditions; some properties
are productive and in good condition. Although not all properties will be affected by the implementation of the
GURA plan, most will be enhanced by the proposed improvements to zoning, infrastructure, civic spaces,
businesses, work access, housing and more as the strategies outlined in the Gateways Redevelopment Plan are
implemented.

All of the corridors and the primarily residential neighborhoods share many common characteristics. For
specifics regarding those conditions for the Gateways URA Sectors, see Section VII, Documentation of Existing
Conditions.
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[ll.  Public Input Process

On May 9, 2016, the City Council reviewed the draft Gateways Urban Redevelopment Plan and accompanying
maps and passed a resolution to define the boundaries of the area. An initial public meeting was held on May 24,
2016 following publication on the city website to infroduce the draft plan and solicit comments. The plan was
further discussed at the City Council Workshop on June 13, 2016 prior to Council’s final approval and
designation of the City as the implementing agency.

The City will continue to seek public participation while developing and implementing the goals and strategies
addressed in this plan. The process of updating the Comprehensive Plan and rewriting the city’s Zoning Code
beginning in 2016 will further implement this plan. Public participation will be a key component of all of these
planning efforts.

In early 2014, the Creative District Charrette provided ample opportunities for citizens to participate in writing the
vision plan, express concerns, provide clarification, and raise questions. Sponsoring partners in this effort
included the City Planning Department, the Office of Main Street and Tourism, the Thomasville Center for the
Arts (TCA), and Thomasville Landmarks Inc. Over one hundred residents participated in the Charrette.

In March 2016, a W Jackson St. Corridor Plan (see Appendix 3) was created by Alta Planning + Design at a mini-
charrette with active participation from various city staff, City Council representatives and others. As the
improvements in the corridor are further developed and implemented, the City will engage the public in
significant ways, beginning with press releases and an initial public meeting on June 2, 2016, and continuing with
ongoing conversations, particularly with the business owners and nearby residents most affected by the
thoroughfare improvements.

V. Sectors

The Gateways URA is divided into two distinct Sectors. Sectors include several potential revitalization areas
anchored by commercial corridors, special-purpose areas and surrounding residential neighborhoods. While the
corridors are important gateways into the City, they demonstrate the general decline of the surrounding areas.
(Map 1). Boundary lines generally follow census block group boundaries with minor exceptions for consistency
with neighborhood identity and include properties on both sides of the outer streets/corridors.

The two Sectors and the corresponding Revitalization Areas are as follows:

1. Stevens St. Sector
a. Madison St. - N Broad St. Corridor
b. Stevens St. Neighborhood
c. Creative District

2. W Jackson St. Sector
a. W Jackson St Corridor
b. Residential Neighborhoods

The Sectors are described more fully in Section VII, Documentation of Existing Conditions.
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V. Opportunities to Craft Revitalization Area Strategies

As future projects emerge through the implementation of the goals of the Gateways Urban Redevelopment Plan,
the City of Thomasville will designate individual areas of focus with a Revitalization Area Strategy. Likely areas
include the commercial corridors and/or selected portions of the residential neighborhoods. Detailed planning for
these targeted areas will be completed as the need arises.

There are no plans for acquisition of property or relocation of displaced residents at this time. Any such activities,
if needed, will be incorporated into the strategies for targeted revitalization areas.

VI. Consistency with City/County Plans

1. 2005-2025 Thomas County-Thomasville Comprehensive Plan

The Gateways Urban Redevelopment Plan seeks to maintain compatibility and expand on the future
Development Strategies, Goals and Policies outlined in the 2005-2025 Thomas County/Thomasville
Comprehensive Plan (see selected content, Appendix 1).

The current comprehensive plan is up for renewal in 2018; planning will begin in 2016. The GURA plan will
be a starting point for the updated comprehensive plan and will be fully incorporated into it. Of specific
interest to the GURA plan is the Community Vision and the aspects of the comprehensive plan that continue
to guide future development.

2. City of Thomasville Strategic Plan 2014-2018

The City’s most recent Strategic Plan includes a number of Goals and Objectives that directly influence the
creation of the Gateways URA plan.

Goal One, Economic Development, Objective 5 is to identify areas to expand the City’s Opportunity Zone. This
Objective will be accomplished immediately following the adoption of the GURA.

Goal Two, Image and Brand has several objectives that will be incorporated into this plan. Objective 2,
“Develop a phased plan to improve the gateways and corridors into Thomasville, is central to the planned
corridor improvements. Objective 3, to “develop a plan for improving sidewalks™ will also be covered in the plan.

Goal Six, Community Relations & Development, includes several strategies that will be included in the GURA
plan, including improvements to fire safety and removal of dilapidated houses through code enforcement.

Although some of the goals and objectives will be initiated and directed by local government, public and private
partnerships are critical for success. Both the City’s Strategic Plan and in the GURA plan will emphasize
economic development and the involvement of the private sector in accomplishing the stated goals and objectives.

City of Thomasville Gateways Urban Redevelopment Plan 6




































X. Activities and Implementation

Both sectors have many elements, goals and strategies in common; yet they are unique in character, resulting in

specific implementation items. The timeline for implementation of the activities outlined in this section will vary
based on city priorities, market conditions, and funding availability.

Sector / " . .
Activities Specific Area Responsible Timeline Potential Funding
Agency Sources
of Focus
1 Ensure that GURA goals, strategies and implementation actions are included in the 2018 City of Thomasville
Comprehensive Plan.
1.a | Publish RFQ/RFP to recruit planning Citywide Planning, Summer | City General Funds
consultant. Consulting 2016
Firm
1.b | Establish framework and work groups to Citywide Planning, Winter City General Funds
compose plan. Consulting 2017
Firm
1.c | Adopt the 2018 Comprehensive Plan. Citywide Planning December | City General Funds
2018
2 | Incrementally create Zoning Overlay Districts in GURA sectors
2.a | Identify areas of higher intensity Sector 1 and Planning/ Summer | City General Funds
development that range in scale and form, Sector 2 GIS 2017
including: crossroads, neighborhood centers
and urban centers.
2.b | Create illustrative plans and maps. Sector 1 and Planning/ Spring City General Funds
Sector 2 GIS 2017
i. | Creative District plan (see Appendix 2) | Sector 1 Planning, Completed | City General
Charrette 2014 Funds, TCA,
Team Landmarks
ii. | W Jackson St. Vision Plan Sector 2 Planning, Completed | City General Funds
Consultant 2016
2.c | Establish and/or adopt prescriptive design Sector 1 and Planning Fall City General Funds
and development standards. Sector 2 2017
3 | Promote ongoing and future development of civic sites, including new buildings and spaces.
3.a | Construct Thomasville Community Trail, Sector 1 and Engineering 2017 SPLOST, City
Phase 2 Sector 2 General Fund
3.b | Construct trailhead/amphitheater and Creative Engineering, Winter | SPLOST, City
associated trail sections on Stevens St. to W District, W Planning, 2016 General Fund
Jackson St. Jackson St. Main Street
Corridor
3.c | Renovate City Engineering Office Building W Jackson St. Engineering Spring | City Capital
Corridor 2017 Improvements
3.d | Develop a master plan for Balfour Park and Sector 1 and Planning 2017-18 | City General Fund,
Flipper Park. Sector 2 Grants
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Appendix 1: Thomas County-Thomasville Comprehensive Plan

Selected Content:

Economic Development
Goal 1 Support and expand existing businesses within the City.

Policy 1.1 Target assistance to businesses in Thomasville’s declining neighborhoods, particularly in areas
with underutilized sites or buildings.

Policy 1.2 Support programs for retention, expansion and creation of businesses that fit well with the
community’s economy in terms of job skill requirements and linkages to existing business.

Goal 2 Strengthen the tourism industry in Downtown Thomasville.

Policy 2.2 Promote and support commercial revitalization in the downtown areas that provide services
and retail opportunities that serve both the local buying market and tourists.
Housing

Goal 1 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.

Policy 1.1 Create programs to promote maintenance, rehabilitation, and enhancement of existing housing
stock.

Policy 1.2 Regulate infill development in historic neighborhoods that is high quality, compatible, and
keeps in character with the existing housing stock and surrounding environment.

Policy 1.3 Support and expand continued efforts to preserve historic neighborhoods and structures in
Thomasville.

Goal 2 Encourage compatible infill development and redevelopment, especially in the Downtown.

Policy 2.1 Inventory vacant land and land suitable for redevelopment to identify prime parcels/tracts for
redevelopment.

Policy 2.2 Create guidelines for infill development for each historic neighborhood so that it maintains,
and even enhances the character of the existing neighborhood.

Policy 2.3 Develop a database of priority sites, which may include dilapidated properties and tax
delinquent properties in order to identify prime opportunities for redevelopment and provide background
information on those properties to assist in their development.

Goal 3 Promote increased owner-occupied housing within neighborhoods in the City.

Policy 3.1 Encourage the public sector and nonprofit organizations to establish programs that offer
deferred payment loans for low income homeowners to upgrade eligible housing units in need of repair or
rehabilitation.

Land Use
Goal 1 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.

Policy 1.1 Create an infill development ordinance to promote connectivity between existing structures
and new development to ensure compatibility.

Policy 1.2 Develop or improve and use, design guidelines to insure that the inherent aesthetic character of
each jurisdiction is preserved.
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