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Introduction

Purpose of thdointGomprehensive Plan

The Joint Pike County and Cities ComprehensiveuBtiate has been completeid accordance with the Georgia
Planning Act of 1989 and the Georgia Department of Community Affairs Minimum Standards and Procedures for Local
Comprehensive Planning.

Theplan is meant to be usdd promotethe vision of each communitgr the next 20 yearprovide guidance and policy
standards fofuture growth and development, and to encourage strategic planning among all governments.

The plan also identifies needs and opportunjteeds forth galsand strategies, for a broad rge of subjects including
intergovernmental collaboration and partnership, economic development, broadband, housing, community facilities and
services, transportation, natural and cultural resources, and land use. As part of the land use element, aleaacter

are identified to implement the geographic vision for the future.

Plan implementation takes place when the needs, goals, and strategies are addressed. Priority needs and strategies are
included in the Community Work Programs for each governmertias #ems to accomplish in the next five years.

Planning Process

Public Engagement

Two public hearings were held in regards to the comprehensive plan. The first held on January @Be@aikdtizens

an overviewabout the comprehensive plan ugdandthe planning process. A second public hearing was held once the
plan was drafted, on September 27, 2022, giving citigppertunitiesto review and comment on the plan and that a
formal review period would begin prior to approval and formal adoptio

As part of the public participation component, a coumigie community visioning open house was held at the historic
Strickland Building in the City of Concord. This public engagement activity was held on June 20, 2022 to gather input from
the citizens Various stations were set up to elicit specific viewpoints regarding the future of Pike County and its cities.
{GFrdA2ya a1SR l[dzSadAz2ya adzOK | as a¢KFG R2 @&2dz £t 20S | «
the participants favorit@laces, their commute and shopping patterns, thoughts on how to grow, wish list for housing

for younger families and seniors, and a budget priority station. Specific feedback from the event can be found in the
appendix.

Steering Committee

A JointComprelensive Plan Steering Commitieeluding variousountywidestakeholders, elected officials and staff of
local governments was put convenethrough a seriesf topic-centered meetings, he committee offered their
prospective on the priorities, needs armhts for the comprehensive plan update. A list ofciramittee participants is
foundon the following pagéA cetailed schedule, meeting agendas, and-giggheets can be found in the appendix.
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Definingthe Vision

Pike County

Vision Statement

Pike County strives to continue to maintain the appearance of rural character and quality of life that Pike
County is knowtfior, while, at the same time, supporting and promoting appropriate commercial and
industrial growth, in order to broaden the tax base and relieve homeowners of carrying the majority of
the tax burden. A proper balance of commercial, industrial, and neisgdlean be achieved with smart
planning principles. New commerce and industry need to be concentrated in certain commercial and
industrial corridors.

i
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The City of Concord

VisionStatement

The City of Concord is adorned
with historic buildings which
today still echo its past. Standing
tall the preserved old buildings
advYoz2tAl S GKS O
in its history. Concord is
committed to working with area
businesses, community groups
and other citizens to improve the
place in which we live. Ogoal

is to implement growth that will
benefit our community socially
and economically while
preserving and promoting the
G26yQa KSNARGFIASA
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The City of Meansville

VisionStatement

The City of Meansvilis a diverse and welcoming community that celebrates our small town character,
while seeking sustainable growth that protects our natural and historic resources, and preserves our
values, qualities, and culture.
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The City of Molena

Vision Statement

Molena is a historic small town with strong community spirit. While honoring and promoting the heritage
which makes Molena unique and embracing the past we will welcome the new. The diversification of the
economy and opportunities for growth will be pursuathwhoughtful planning and citizen involvement.

The historic town center of Molena will be the social and cultural heart of the community and

neighborhoods will exude a small town charm where people feel safe and secure, away from the stresses
of big townlife.
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The City of Williamson

Vision Statement

2AfEAlLYaz2zy A& | avlrftt 26y 6AGK | 6A3 KSINIO® |
plan2 dzNJ F dzi dzZNB®¢ LYRSSR>X (GKS LI &ad IyR Fdzidz2NB YSft
roots alongside newer offerings. We will preserve the small town community spirit while accepting and
guiding the changes that time and growth will bring. el pursue opportunities for growth with
thoughtful planning and citizen input. We will maintain our roots as a rural Georgia railroad town while
reaching toward the future with a modern, convenient and thriving homestyle community.
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The City of Zebulon

VisionStatement

The City of Zebulon, with its sense of place, historic resources, sustainable businesses, and strong
community pride, will support diverse economic development, employment options and housing
opportunities alongwith community, cultural and recreational services for its citizens. The City will
achieve this through sound business recruitment, planned growth, and utilization of its many resources.
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Plan Elements

IntergovernmentaCollaboration and Partnership

Goal:

Pike County and the Cities of Concord, Meansville, Molena, Williamson, and Zgbuéoto strengthen their efforts
toward collaboration and partnership to address mutual needs and initiatives that benefit the community as a whole.

Needs and Opptunities

1

il
1

There are opportunities for greater outreach and communication among all governments regarding
community wide events and projects

There is a need for a community wide marking and information coordination

There is a need for a strategic planrioigim for all governments to have a place at the table to discuss future
growth and development

91 Increased directional signage within the community would be mutually beneficial to the county and cities such
as the recreation facilitieg® downtown Zebulon
Strategies:
1 Seek opportunities to share services and facilities with neighboring jurisdictions when mutually beneficial
1 Increase communication and cooperation betwedrgovernmentshrough a more formalized structure and
possibly a new position withindgtgovernment
1 Use the Service Delivery Strategy to share resources that mutualfit béreitizens in Pike County

Economic Development

Goal:

Pike County and the Cities of Concord, Meansville, Molena, Williamson, and ZsmKgnstainableeconomic
developmentgrowth along a variety of sectors including éxpansion of diverse business, specialty retaintown
developmentlightindustrialand tourism.

Needsand Opportunities

1

=

Increased industry and emplognt opportunities to keep residents in tl@mmunity for work and to
strengthen sources of revenue for the community

The local industrial park in Zebulon is urdecupied and offers opportunity for new businesses

There is a need to improve the aesthetics and design of businesses along Highway 19

Need expanded business in downtowns and historic town centers within Pike County, especially expanded
commercial space in the City of Zebulon

Expansion of water infrastructure is needed to support future industrial and commercial development

The Flint Rr is an underutilized economic development asset

The expansion of broadband is needed to support businesses and residents throughout the county but especially
in the most rural areas

Waterinfrastructure is in eed of expansion and upgrading

There is a@ed to ensure local agricultural practices are maintained and protectedimpartant part of the
economy
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9 There is a need to market local artisans and farmers their products

1 There is a need to consider drafting and adoptiogel/motel tax legislatin for future accommodation
development

9 If appropriate infrastructure improvements were made the community duestibig tournamentand
recreational events

Strategies

1 Pike County and its cities will work t@&den the tax base to create a healthiesidential / commercial /
industrialratio

1 Seek new businesses and industries which are the right scope and sizeGauRtke

9 Strengthen partnerships between local governments, chamber, and development authmptiesiote
mutually beneficial economidevelopment projects and tourism

1 Expand commercial space and support increased downtown development

1 Continue to promote existing industrial parks and other appropriate sites such as along highway corridors for
the expansion of commercial and industdalelopment

1 Provide economic incentiveg fprospective businesses especially those with less than 25 employees

1 Consider the utilization of economic development tools such as the DCA Rural Zone Program, state and federal
opportunity zones and other takistricts

1 Further promote ag#iourism and eceourism in Pike County

1 Identify areas suitable for hotel and matelelopment

1 Support theChamber of Commerce marketing local business and evewithin PikeCounty

1 Further promote the movie industry irkBCounty

1 Partner with Meriwether County and Flint Rkesper on the promotion, utilization, and access to the Flint
River for outdoor recreation

1 Increase negotiation and partnerships with landowners for increased access to the Flint River
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Broadband

Goal:

Pike County and the Cities of Concord, Meansville, Molena, Williamson, and Kaebuldéhe importance of broadband
access for citizens, students, and businesses in the community and will work in partnership with service providers and
other public efities to expand broadband services in all parts of the county.

Needs and Opportunities

1 Broadband coverage is increasing due to partnerships between providers and utilit,eanyuparts of the
county are not part of the expansion

1 There is a need to idéfy areas that have the need for broadband access but are not covered by expansions,
such as areas covered by Georgia Power, or that dguadify for funding programs

1 Access to broadband may be unaffordable for some households thus a need for inplaasegtions by
providers

1 There is an increasing need for higher speeds to support existing and new businesses

1 There may be a need to prioritize downtowns and historic town centers for broadband expansion and increased
speeds to support business

91 Public wifin downtowns, historic town centers, and other activity centers would increase business and tourism.
The only public wifi available in Pike County is at the public library

1 Approximately 20 percent of households in Pike County do not have an internerigidis

Pike County Broadband Coverage

Unserved Locations 5,895
Served Locations 3,218
Percent Unserved 65%
Source:GA DCA GDBI

Types of Internet Access in Pike County

TotalHouseholds 6163

Has a computer: 5686
With dialup Internet subscription alone 5

With a broadband Internet subscription 4855

Without an Internet subscription 826

No computer 477

Source: U.S. Census 2020 AT&a5 Estimates

Strategies

1 Consider applying for the Georgia BroadbBeddy Community designation

Consider applying for the Georgia Broadband Ready Site designation

Continue to expand municipal wifi service

Consider expanding public wifi into downtowns, parks, and other publicly owned gathering places

Partner with utilitiesand providers to reach as many households and businesses within Pike County as possible

= =4 -4 A
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As part of the Georgia Department of Community Affaiéeorgia Broadband Deployment Initiative (GBDI), the state
partnered with the Georgia Technology Authorityrteap out broadband coverage. This mapping endeavor improved

greatly upon what the Federal Communications Commission (FCC) had produced. To be considered served on the
Georgia GBDI Map, 80% of the census tract must have broadband service available. Tlewrslys the served

and unserved parts of Pike County prior to recent laws such as aliotgimgt service providers to usgeorgia Electric
Membership Cooperatives (EM@ity poles for broadband infrastructure.
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The map below shows future and ongoing expansion initiatives that have resulted from RDOF, ARPA funding. Comparec
to the previous map, one can see that broadband coverage had and will increase grastieadint years.

Pocket of unserved areas will still exist after these expansions take place. Areas remaining unserved include a large swatl

of area along the southern county line and in an area immediately north of the City of Zebulon and east of Williamson
Zebulon Roadral west of Elkins Creek.

Legend

Census Block Status

Served
Unserved
No Lecations

Unserved Locations

'. Unserved at publication

Post Publication Impacts
Bl impacted Blocks

Broadband Programs

US0A Reconnect (Approved)
Bl o RDOF (Terrestrial)
Bl  :RPA Grant Projects

- 7 { MNTLA BIF [Approved)

Map of Served, Unserved, and Future Expansion Census Tracts. Source: DCA GBDI
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Housing

Goal:

Pike County and the Cities of Con¢cdéansville, Molena, Williamson, and Zebudesireto offer qualityhousing that
serves the needs of all citizeasd at all stages of liféelousing stock within Pike County would ideally include a wide
range of types, sizes, acreage, and levels of pricing.

Needs and Opportunities

1 The ratio of homes to employment within the county weighs heavily to residéitiedugh this maintains the
rural sense of place, it creates a tax burden on the community. Increased jobs are needed to alleviate the area
being a ledroom community

9 Currentsubdivisionsvill soon be built out. Once complete, new housing constructiomeviimited

91 Cities with water and sewer infrastructure such as Concord, Williamson and Zebulon are posisappdrto
new housing development

91 Lack of affordable housing fatorkforce and young familiedlew housing is unattainable for some residents
due to price and size

1 More homes are needed marious price points and size

9 Additional housing is needed filve seniompopulation

1 Increased water infrastructure in north Pikeu@ty will likey increase housing development

1 New housing development is needed alongside the neetbtegi the rural sense of place

1 New housing near downtown Zebulon could support esed business and redevelopment

1 Zoning and development ordinance=ed to be updated. Revisions could include increased lot sizes in the most
rural parts of the county

1 Infill housing within the municipalities presents opportunity for smaller scale housing, use of existing
infrastrucure, and increased walkability

1 There isa need to address blight and dilapidated housimgubhout the county and cities

1 The Georgia Initiative for Community Housing (GICH) offers the opportunity to explore housing strategies and
approates to addressing housing needs

1 Additional housinghrough increased density and mixese development is possible especially around
downtown Zebulon ahnorth along highway corridor

Strategies

1 Support housing development where it is best served by infrastructure

1 Encourage infill housing within the munalipes and increased density in appropriate growth areas

1 Himinatesubstandarar dilapidatedhousingn our community

1 Encourage development that is sensitive to the histooictext, sense of place, and overall setting of the
community

1 Encouragelevelopnent whose design, landscaping, lighting, signage and scale add valuedmpoumity

1 Update codes and ordinances to support desired types and quality of development within our communities

1 Consider increased minimum lot sizes in the most rural parts bty to maintain sense of place and rural

identity
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9 Partner with development authorities and chamber of commerce to support increased employment
opportunities within the county to create additional number of residents within the cpjofity, and sources
of revenue

Community Facilities ar##rvices

Goal:

Pike County and the Cities of Cong¢dvibansville, Molena, Williamson, and Zebulati provide safe, quality and
dependable services to its citizens and businesses. Prime facilities and services include drinking water, wastewater,
recreation parks, public safety, and the expansion of broadband.

Needsand Opportunities

There is a naetfor community wide everdind gathering spaces

Small scale public parks exist but the Pike County area needs additional parks

There is a priority need for expanded broadband service throughout the community

Improved cellulacoveragas needed

Significanheeds are coming from stormwatssues

Limited infrastructuresuch as county watdimits growthwhich can be used to guide growth

There is a need to expand and enhance recreation facilities to support the active and regional/eptats
There is a priority need to upgrade and replace water systems and wastewater treatment plants

There is a need to build a new county government and administration complex that is appropriately sized for
the community

There is a need to find additional sowwad# funding for infrastructureepairs and upgrades due to ineligibility
for CDBG in many areas duértoome levels

There is a need to start planning for MS4 stormwater systems

There is a need to work towards providing locally sourced water insteagling litom outside jurisdictions
Upgradesare needed with jail facilities

Expand and improve public safety communications capabilities

= =4 -4 -8 -8 8 4 -8 9
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Strategies

9 Encourage growth where planneaterinfrastructure will be expandeahd using the completedater
resources managemeptan

Expand recreational facilities to accommodate the demamnd use and utilize recreation master plan
for future growth

Leverage local, state and federal funding sources such as SPLOST, CDBG, GEFdfiaRer&eo
Innovatve Fund

Expand the public water line system to maintain the viability of the Pike County Water & Sewerage Authority,
better conserve groundwater resources, and provide better fire protection.

Upgrade and maintain water and wastewater facilities

Expand andipgrade County jdihcilities

Provide latest technology to aid the Emergency /9//ktem

Expand animal control services in Pike County and enlarge the animal controbfaCititynty FarrRoad
Provide an updated feasibility study on the prospect ainahgas lines in Pikounty

E = = =



Pike County and Cities Joint Comprehensive Plan-2022

)l
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Improve cooperation and efficiency and clarify the scopt@igovernmental agreements and

services between Pike County and the dities

Improve broadband internet coverage throughout the county especially in areasehait served by current
initiatives

| 2yiAydzS G2 SELIYR OSttdzZ I NI O20SN2@ESady tA1S [/ 2dzyi

Continue to improve the condition of the ball fields at the Twin OaksrBoadtional complex

Enhance and expand both passive activa parkgshroughout the community

Expand the size and scope of the Twin Oaks Road recreationaéx

9ELX 2NB G(GKS LRaaAroArtAaAide 2F avrttSNE aalZelubori AGS¢
Explore the possibility of adult speteagues in Pikeounty

Explore the possibility of hosting traveling sports teams in Pike Countgleseite revenueource.

Utilize funding and resmces such as Ga EPD Seed funds

Continueto study and seek ways to preserve the relitabe the oldZebulon School

Continue to upgrade and expand fire and ems facilities as needed in the community

Explore the possible developmentaafommunityrecreationcenter withaquaticscenter and
pools

NE
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Transportation

Goal:

Pike County and the Cities of Cong¢dfigansville, Molena, Williamson, and Zebulon desire safe and well maintained
transportation infrastructure to supposccessibility foresidents, visitors, and commercEhis includes traditional
modes of transportation as well as increased pedestitarssibility and safe roadways for cyclists.

A small portion of extreme northwest Pike County is located within the Atlanta Metropolitan Planning Organization
(MPO) jurisdiction. This requires an evaluation of the transportation system astpartomprehensive plan update
for the area within the MPO.

Transportation system components include the road network, alternative modes, parking, transportation and land use
coordination. Due to the small area of the MPO within Pike County, the folloedéuty and transportation system
components will include and reflect all applicable areas within the county, including the cities.

)
U

) ier

Spalding County

Piké-Coun-,ty (S /

Map of Atlanta MPO Area (shaded in orange). Source: Atlanta Regional Commission.
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Needs and Opportunities

1 A priorityneed is road pavingnd road maintenanciroughout the countyAdditional bridges crossings are

needed for emergency response and increased connectivity

Connecting existing roads

More walking trails in the unincorporat€bunty

Establishment of bicycteailsandappropriatecyclingroutes along roadwaya the County

Repair of damaged roadsthre County

More public transport for senior citizens and special ngeaisp

Additionalsidewalksespecially within the cities, to connect downtowns and townetsrio adjacent

neighborhoods foincreasel pecestrian connectivity and access

1 Establishment of sidewalks where none exist, especially along commercial copataesidential
developments

1 The completion of a joint comprehensive transportation plarilkely be needed as the PiReunty area

continues to grow

Excessive speeding and limited visibility create safety issuasadlypong highway corridors

One waypairs in downtown Zebulon encourage excess speeding. Need to seek ways to encourage slower

speeds such as thesitallation of a camera system

9 Additional crosswalks are needed along highway and commercial corridors

=A =4 -8 4 -8 9

E |

Road Network
Federal and State Highways

U.S. Route 19
U.S. Route 41
State Route 3
State Route 7
State Route 18
State Route 74
State Route 109
0 State Route 362

O O O o0 o o o

Road Infrastructure

The rural nature of Pike County is evidenced in the ratio of improved roads to thataddrtOf approximately
400 miles or roadway, 58% of roads or 192 miles are paved/improved and 42% or 181 miles are unimproved/dirt.

Alternative Modes

Cycling

Pike County, due to its scenic roads and lack of large scale development, conteiive absts community.

Outside the lesser trafficked rural roads, there exist litle bike infrastructure.

The MeriwethefPike Scenic Bywayan officially designate@eorgia Department of Transportatioyute and
ispromotedF 2 NJ Atla aOSyAO YR NHz2N}If O2NNAR2NE ARSIt F2N
brings lundreds of cyclists to the area.
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Pedestrian

Cities within Pike County including Concord, Molena, Williamson and Zebulon have made wallang tiagl
expansion of sidewalks a priori@ngoing expansion dfidewalk networks is taking place. Priority extensions
are includan the community work programs and will be supported by SPLOST funds if passes.

Parking

Parking needs ammostly relevanto the downtowrs, town centers and activity centersvithin Pike County.
Businesses within these areas depend on the availability of parking along with other institutions and local
government buildings. The Cities of Molena and Zebulon have the mosGaéety. is also a concern for these
cities as much of the on street parking is located on busy State Routes.

Transportation and Land Use

Current and future landsae in the MPO area contaiesburban style residential with heavy commercial and

light industrial along U.S. Highway 41. Tésemblessimilar land use patterns Bpalding Countynmediately

to the north. Other esidential developmenwithin the more rural parts of the countill depend on access to

paved roads and other infrastructure. Transportation and access to water is located mainly in the northern part
of the county.Special road safety measures and access along the two State Routes in northwest Pike County
due to increasedesidential and heavy commercial land udesreased attention to uffering between
residential anccommercial and industrial uses will be needed especially within the MPO area. The county has
adopted an overlay district ordinance for the U.S. Highwaanti941 corridors. This district will be discussed
further as part of theCharacter Area and future land use narrative.

Strategies

1 Encourage increased corutiwity of the road network within and to commeilciand residential
developments

i Identify appropite locations for future sidewalk extensions to create increased accessibility to

neighborhoods, downtowns, and activity centers

Incorporate multimodal transportation infrastructure, suels bike lanes, where feasible

Consider Complete Streets policiesswliibuiting a new road or resurfacing

Encourage the use and increase access to the public transit service

Our communities, where appropriatejll implementtraffic calming ad other design considerations to

addressexcessive vehicular trafflmd speedingThis includes speed bumps/tablesdscaping, and other

measures

9 Pike County and its cities will continue to partner with GDOT on road improvements, bridge replacement
safety measureand improved accessibility

1 Promote and enhance the Arterial Ovei@grridor ordinancéo maintain quality design and aesthetics

=A =4 =4 =4
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Naturaland Cultural Resources

Goal:

Pike County and the Cities of Con¢di@ansville, Molena, Williamson, and Zebulon make up a community rich with
natural and culturadlesources, whichttributes to the collective sense of place. It is their desire to protect, promote, and

preserve these resources to maintdirK S 02 YYdzy Al e Qa ARSyidAdex LINRPGSOG GKS

Need and Opportunities

1 Seek ways to balance growth giréserve and rural sense of place

1 There is a need to incentivize the protection of rural land and farmland from being developed

1 The Flint River should be utilized more fully as an asset fdoegsm and environmntal education and blue
trail

1 Improvedaccess to the Flint River is needed

1 Continued and enhanced protection of the Flint River and its tribuRilkesCounty shall better protect its most
important natural resource, the Flint River and its tributaries, through strict adherence to the Watershe
Protection Districtgstablished in the Zoning Code, and by establishing new minimum lot size requirements
along the Flint Riveorridor

1 An updated survey dfistorical and cultural landmarissneededhith the possibility afreating new regulations ifo
theirpreservation

1 There is a need for greatgee preservation and replacement standards for new developments, which would

SatrotAakK 20SNIff LIyl RSyaaride NONBIBENBEYSyiGa FyR A

Flat Shoalsn the Flint River hake potential to be an ideal park and attraction

Protectwater supply watersheds amgloundwater resources

Preserve ruratcenery and local farmiqgactices

There is a need to increase the promotion of local farm products

Recognition ad preservation ofistorical anctulturallandmarkds needed

Lifsey Springs has the potential to be a local park and tourism resource

There is a need to enhance and increase education regarding the Austin Dabney story

The Zebulon Downtown Development Revolving Loan$hmdd be greater utilized

Public restrooms are needed to support visitors

= =4 4 4 48 a8 - -5 -4

Strategies

1 Promote environmentally responsible, public, recreation opportunities alorgithdRiver

1 Promote more interconnectivity between the communities in Pike Cotimtyyghthe development of more
public walking and bicycle trails, and the designation of public green spaqesieand

1 Pike County shall better protect its most important natural resource, the Flint River and its tributaries, through
strict adherence tohte Watershed Protection Distrietstablished in the Zoning Code, and by establishing new
minimum lot size requirements along the Flint Roegridor

91 Partner with FlinRiverkeepefor the promotion of the Flint River and to advocate for increased access

Encourage landowners to utilize conservation easements

1 Promote the use of the conservation subdivision ordinance

=
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Encourage the listing of historic properties on the National Register of Historic Places to recognize significant
sites

Consider the use of hgic overlays and historic districts protect historic resources and encourage
appropriate design

Enhance public education regarding the Pike County Agribusiness Authority

Utilize funding opportunities and support resources such as the Georgia DNRRE&@&AIonal Trails Program

and the Trust for Public Land

Market local product through the Georgia Made Georgia Grown Program

Promote the Chestnut Oak Center

9y O02dzNI 3S | RRAUINRIYY S H_INPRRUWA F2NJ 6F GSNI ljdzr ft AGe Y2yA
t NEY230S (KS¢ aINBOAQzIdLF 2 W1t A GG SN NBRdAzOGA2Y

Study the feasibility of a countyide tourism and marketing director

Promote and MeriwethePike Scenic Byway

Continue enhancements to local municipal parks and walking trails

Consider the completion of a parks and trailsster plan to build upon the Zebulon Tomorrow study.

Continue to utilize and enhance tR&ePathwaysphone application

Promote the historic downtowns and historic town centers in Pike County

Seek ways to expand passive parks in prime conseraatias such asri® Mountainthat runsthrough the
south of the county
Promote pulit access to Mountain Gap historic and recreation area

Land Use

Goal:

Pike County and the Cities of Con¢digansville, Molena, Williamson, and Zebulon will work to imgpterdand use

policy that encourages the best use of land within the communitis will be achievday focusingn factors such as
quality, proper placement of new development, increased connectivity, revitalization, and downtown develgpment

the ultimate goal of maintaining a balance of growth and conservation while preserving the rural and small town sense
of place.

Needsand Opportunities

1

A priority need is to maintain quality of life and rural sense of place as growdeeldpment increases

Thecommunity should striveto2 A R 02 YYSNDA I f | YR Ay Rdzadowdand ¢ a L2
encourage more nodal development along highway corridors

There is a need for improvesign standards for housingysinessesand industry throughotuthe

County

There is a need taocentrate business and industry on the main arterial corridors iothrey.

In the most rural parts of the county, thtree acre minnum residential lot sizes may need to increase

There is a need to improve the aestheticbudinesses along highway corridors

Home improvement and maintenanceaishallenge fosome citizens

Need to increase density or redevelop underdevelopedekyecially adjacent towntown and historic town
centers

New residential growth needs to kacouraged to locate near centers of activity such as downtowns, historic
town centers, schoolaenpuses, and employment centers

There is a need to increase housing, including possiblefanalty options, that is affordable for the local
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workforce

1 Growthand development should be limited groundwater recharge areas and water supply watersheds

1 The limited water infrastructure in the community can be used to guide growth where future expansions
are planned

1 The highway corridor north of the City of ZebulmRike Plaza would be an ideal location for increased
density and increased connectivity

Strategies

1 Encouragedevelopment of commercial nodes, activity centers, and employment ceaterset the service
needs of citizens while avoiding unattractive arafficient strip @velopment along major roadways

1 Encourage growth within and outward from the municipalities where infrastructure exists and can be
expanded

1 Encouragénfill andsmall urban environmestaround downtowns and historic town centers

1 Considetarger minimum losizes in the most rural parts of the county, especially the southern area, where
infrastructure is likely to remain

1 Protectand promoteCentennial Fars

1 Promote the useonservation subdivisions

1 Encourage the preservation of historic agricultural buildings and their passipleposing as
event venues

1 Update the mningand development codes to achieve a balance of growth and rural preservation

1 Encouragenixed uses within nodes along highwayricors

1 make efficient use of existing infrastructure and puhbdities in order to minimize the need for costly
new/expanded facilities arskrvice

9 Limit development within our community to areas that ba&reasonably served by publtifrastructure

1 Promote the continuation of aghusiness, farming, equestrian, and timber, which help
maintainthe rural character

9 Utilize and guide future growth using the recommendations in the recently completed water
infrastructure plan

1 Protect theFlint Riveand pranote conservatiomlong the corridoes vital natural resource
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Character Areas

Character Areaare geographic suéireas of a community that contain unique characteristicsmnysical form and

serve to guide local future land use polidgcording to the Department of Community Affairs, Character areas have
unique or special characteristics, have potential to evolve into a unique area when provided specific and intentional
guidance, or require special attention due to unique developnsenes. Charactéreas may be identified by the types

of developmentor lackof development, whictpurposefully seeks to protedatural featuressuch as greenspace or
parkland, and in the case of Pike County, the Flint River.

The following list identd#s character areas found withiRike County and the Cities of Concord, Meansville, Molena,
Williamson, and ZebulorEach character area listed contains a description dexired development patterns,
recommended land uses, and a list of implementation oness

Character areas within Pike County include:

Historic Downtown

Historic Town Center
Traditional Residential
Developing Residential

Hilltop Community

Arterial Overlay Corridor
Parks andConservation

Flint River Quidor

Rural Residdial andAgriculture
Commercial and Industrial Nodes
Gateway Development
Institutional

Industrial

==
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Historic Downtown
Description

Historic Downtown Character Areas are designatédin the
Cities of Concord, Molena and Zebulon. These Character Aree
contain a concentration of historic commercial and other notable
landmarks such as city halls and in the case of Zebulon, the count
seat, the historic Pike County Courthouse. Thesstorit

Downtownsremain the focal point and dagring place for the

community. These areas are likely eligible for listing and
recognition as districts on the National Register of Historic Places,

Desired Development Patterns

Within the Historic Downtown Character Areas, development
focuses will involve continued @&rvation of historic structures.
This includegmproving existing structuresith context sensitive
site plans and buildig design whichalso considerpedestrian -
oriented site placement with parking in reaConnectionsto Figurel: Downtown Molena

existing sidewalk network should also be consideredll

development and redevelopmestould match the charactesind scaleof existing historic falir. A mix of uses will
remain vital for the health of Historic Downtowns that include commercial, public/government offices, and residential.

Suggested Land Uses

Commercial, Public/Government, Mixgde, Residential, and Parks

Figure3: Strickland Building in Downtown Concord Figure 2. Pike County Courthouse
Downtown Zebulon
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Implementation Measure

i
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Consider the use of historic overlay districts and other design measymexsect historic sense of place
Consider listing downtowns as historic distrartendividual propertiesn the National Register of Historic
Placedor recognition and possible use of preservation tax incentives for rehabilitation projects

Promote canectivity within the downtown and from surrounding residential neighborhoods

Encourage appropriate infill development and redevelopment

Expand the footprint of downtown, especially in the case of the City of Zebulon

Promote context appropriateansportation improvements such on street parking, traffic calming measures,
beautification of roadways, and expanded sidewalks and crosswalks

Continue streetscape improvements where appropriate and feasible

Promote mixeelise such as residential above eoarcial

Improved appeal of existing commercial structures

Implement wayfiding and informational signage

Participate anditilize, when appropriate such resources as the Georgia Downtown Association, Georgia Main
Street,and the Georgia DCA Rural Zone
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Historic Town Center

Description

Historic Town Center Character Areas are designated within Pike County Gigesisiille and Williamson. Similar to

the Historic Downtown Character Areas, the areas represent the historic and cultural heart of the community and contain
landmarks structures such as churches, rail depots, small commercial stordflistiec homes an also be found

within these areas and make up the small town sense of place.

Figure4: Old Bank Building in Meansville Figure5: Small Store in Williamson

Desired Development Patterns

Historic Town Centers, although contain less built environment, maintain the identity of the community and require
specific development types. Any new development or infill should be sensitive to scale and include appropriate design
reflective of the desad aesthetics of the community. Park spaces and trails remain an important part of the area.

Suggested.and Use

Small scaleommercial, reidential, public/government, and parks.

Implementation Measures

Continued beautification efforts

Welcome signage

Traffic calming and other roadway safety improvements where feasible
Improved code enforcement

Residential and commercial infill

B e et e ]
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Traditional Residential

Description

Traditional Residential Character Areas are located within the Cities of ConcandyilMeaViolena, and Zebulon and
surround or are adjacent to the Historic Downtowns and Historic Town Centers. This consistaaftadied housing,
similar lot sizes, common street orientation, street interconnectivity is common, and many homsaicednid display
distinct architectural style.

Figure6: Traditional Residence in Molena Figure 7: Infill House in Zebulon

Desired Development Patterns

Desired development outcomes will focus oaimainingthe character of the traditional neighborhaodew housing

and infill will utilize appropriate design, site plans, and scale is important. Maintaining and improving street connectivity
within neighborhoods and connections to Historic Downtowns and Hi3iowin Centers will be encouraged. Residential
neighborhoods omdividual homesould be eligibldor listing on the Natioal Register of Historic Places and would be
able to utilize historic tax incentives for rehabilitation work.

Suggested.and Uss

Snglefamily residential and park space.

Implementation Measures

Encourage apppriate infill design and scale

Promote the listing of propertiew districtson the Natimal Register of Historic Places
Encouragestreet and sidewalkonnectivity todowntowns and town centers

Strict enforcement bcodes

Traffic calming improvements where appropriate

[T i e e R



Pike County and Cities Joint Comprehensive Plan-2022
Developing Residential

Description

Due to existing infrastructure, planned expansion of water systawediability of broadband and planned school
expansion, unincorporated areas within Pike County that are between and adjacent surrounding the Cities of Concord,
Williamson, and Zebulon hathe potential for increased residential growth. Currently these areas are rurc@taih

estate residential, farmland, and occasional residential subdivigigiuse annexations by municipalitiese likely if
resicential development continues outward frourrent subdivisios and are supported by the availability of
infrastructure.Developingesidential also exists within the Cities of Molena, Concord, Williamson, and Zebulon.

Figure 8: New Housing Development in Rural Pike County

Desired Development Patterns

Quality esidential development will be encouraged within the character area and wéllggorted by updated
ordinance and the likely expansion of water and wastewater infrastructure. Pike County has adopted a conservation
subdivisiorordinance, whiclecould be impemented within the area. Emphasis will be placed on quality design, access to
transportation corridors and availability of community facilities and sernReessdential development in this area is
intended to allow for greater density than the Rural éRedial and Agriculture Character Area.

Suggested.and Uss

Single farity residential, neighborhood commegal and public/institutional, parks.

Implementation Measures

Promote traditional neighborhood design (TND) principles.

Promote the use of conseation subdivisions.

Connect new development toisking streets and to other highway corridors
Preserve greenspace and create neighborhood parks when feasible.
Promote quality design and affordability

i i et i e R
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Hilltop Community

Description

Hilltop isaunique residential area within the City of Concord that is separate from most the of bsthbdisidential
area. There ifitle commercial property. This community has an active committee that invites its citizens to help
clean up and restore blightedess. The Hilltop committee also schedules and promotes events annually for citizens.

Desired Development Patterns

The City of Concord will focus on strategic pub|

investments to improve conditions, appropriat

infill development on scattered vacant sites, arfg
encouraging more homeownership an(
maintenance or upgrade of existing properties
Hilltop has &oys andGrls Qub which is an activity
center that serves residents. Efforts to annex t
unincorporated portions of the neighborhood ma
assist in the future delivery of community faciliti
and services.

- e

Suggested Land Uses Figure 8: Typical Street Scene in Hilltop

Residential, neighborhood commercaid institutional.

Implementation Measures

i Housing for Low to Moderatemcome Households and Special Needs Populations; Affordable housing to
meet the needs of persons with disabilities; quality, affordable rental units for large families (rental units
with 3 or 4 bedrooms); affordable rental housing to serve the elderly population; or new single family units
formoderateincome, firsttime homebuyers;

U Continue assisting The Hilltop Community Committee aclédnupprojects.

Increase connectivity within éhtneighborhood by extending the sidewalk network

U Consider implementing welcome signage

c:
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Arterial Overlay Corridor

Desciption

Highway 19 and U.S. Highway 41, in Pike Caretyajor entrycorridors andsehicular arteries These corridors serve
asimportant commercial corridorgspecially Highway 1&hich connects Pike County$palding and Upson Counties.

Other major highways going thugh Pike County are State Roi®in the middle ofhe County, State Route 362 to the

north, and State Routdighway 109 to the south. There is a large variety of business and industrylatonigoutd 9

andU.S. Routd1, and these roads are recognized asitit S ANBR o6dzaAy Saada NRdziSaé¢ FT2NJIt
sporadic lisiness and industry on higaysl18, 362, and.09.

Figure 9: Highway 19 North of Zebulon

Desired Development Patterns

In 2009, an Overlay Distrotdinance was adopted to aid in tigplementation oflesign standards for new commercial

and industrial buildings (and enlargementsristing buildings) along the Highway 19 and Highway 41 corridors. The
standards include everything from building materials to landscaping to appropriate lighting and signage. There are many
exempt existing buildings along the Highways, bubttimancehas had a positive visual impact on the design of several

new businesses recently.

Suggested.and Usg

GCommercial industrial(both manufacturing and service industriggpidenial, and agriculture.

Implementation Measures

U Maintain design standardsf the Highway 19 and Highway 41 Overlay District OrdinBrp#ore the possibility
of extending the OverlagorridorDistrictto addiional segments of the highways

Ui Consideregulationsfor any future commercial and industrial developmaltng Highway$8, 362, and 109,
with similar design standards as the Highway 19 / 41 Overlay Oistlioance

U Partner with GDOT and the Atlanta MPO on future strategies and transportation improvements
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Parks an@Conservation

Description

Outdoor recreation plays an important role in the lives of Pike County residents and visitors. This includes active sports
parks and community greenspaces with trails. Other parks serve as venues for the promotion and educational activities
related to theareas agriculture such as the Chestnut Oak Center.

Desired Development Patterns

Pike County and the cities make it a priority to maintain
and enhance these public spaces to increase access
and use for its residents. Expansions and the
acquisition of nevgreenspace and parks vatintinue,

as resources, property, and funding are available. This
will include inceased access to the Flint River.

Suggested Land Uses

Park/Conservation, Public/Institutional

Figure 10: Park in Concord
ImplementationMeasures

U Expand parks, trails, ball fields, greenspace as feasible

U Partner with organizations such as the Trust for Public Land, the Georgia Conservancy,Rindrkéaper

U Utilize funding sources to expand parks and trails such as the Georgia Reardatds Program, Georgia
Outdoor Stewardship Program, Land and Water Conservation Fund

U Encourage the use of conservation easements and farmland preservation measures

U Acquire prime greenspace for future park expansion

Flint River Corridor

Description

The Flint River is one of the most important rivers in Georgia, and

forms the entire western boundary of Pike County, separating it from

its neighbor, Meriwether Caitly. The Flint River is one of the few

rivers in the United States that flows for 2@® more miles

unimpeded by damd#any people enjoy recreational pursuits in the

Flint River, such as boating, swimming, fishing, tubing, and canoeing;

however, there is wrently no public boat ramp or other primary

access point to the Flint River in Pike CouFttg. nearest boat ramp Figure 11: Newly Upgraded Boat Ramp on

is in Meriwether Canty on State Routé8 and has recently been "INt Riverin neighboring Meriwether Count
enhancedFlat Shoals, a rocky, shallow area at the David Knott BridgeyjBikie and Meriwether Counties became
privately owned a few decades ago andar@ekr allows any public access but remains an important sceni®apess
to the Flint River at Flat Shoals, on either side of the river, would increase recreationalrafpsrtu


































































































































































