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Introduction 
 

Purpose of the Joint Comprehensive Plan 
 

The Joint Pike County and Cities Comprehensive Plan update has been completed in accordance with the Georgia 

Planning Act of 1989 and the Georgia Department of Community Affairs Minimum Standards and Procedures for Local 

Comprehensive Planning. 

The plan is meant to be used to promote the vision of each community for the next 20 years, provide guidance and policy 

standards for future growth and development, and to encourage strategic planning among all governments.   

The plan also identifies needs and opportunities, sets forth goals and strategies, for a broad range 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, character areas 

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 government as action items 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 25, 2022, offered citizens 

an overview about the comprehensive plan update and the planning process. A second public hearing was held once the 

plan was drafted, on September 27, 2022, giving citizens opportunities to review and comment on the plan and that a 

formal review period would begin prior to approval and formal adoption.  

As part of the public participation component, a county-wide 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. 

{ǘŀǘƛƻƴǎ ŀǎƪŜŘ ǉǳŜǎǘƛƻƴǎ ǎǳŎƘ ŀǎΣ άǿƘŀǘ Řƻ ȅƻǳ ƭƻǾŜ ŀōƻǳǘ tƛƪŜ /ƻǳƴǘȅΚέΣ άǿƘŀǘ ǿƻǳƭŘ ȅƻǳ ŎƘŀƴƎŜ ŀōƻǳǘ tƛƪŜ /ƻǳƴǘȅΚέΣ 

the participants favorite places, 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 Joint Comprehensive Plan Steering Committee including various countywide stakeholders, elected officials and staff of 

local governments was put convened. Through a series of topic-centered meetings, the committee offered their 

prospective on the priorities, needs and goals for the comprehensive plan update. A list of the committee participants is 

found on the following page. A detailed schedule, meeting agendas, and sign-in sheets can be found in the appendix.  
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WhLb¢ tLY9 /h¦b¢¸ !b5 /L¢L9{ {¢99wLbD /haaL¢¢99 

bŀƳŜ !Ŷƭƛŀǝƻƴ  

WŀƴŜǘ aƛƴǘŜǊ /ƛǘȅ ƻŦ aŜŀƴǎǾƛƭƭŜΣ /ƛǘȅ /ƻǳƴŎƛƭ 

¢ǊƛŎƛŀ Dǿȅƴ tƛƪŜ /ƻǳƴǘȅ .ƻŀǊŘ ƻŦ !ǇǇŜŀƭǎ 

Wŀǎƻƴ [ŜŀǘƘŜǊƳŀƴ [ƻŎŀƭ ōǳǎƛƴŜǎǎ ƻǿƴŜǊ 

WƻŜ ²ŀƭǘŜǊ /ƛǘȅ ƻŦ ½ŜōǳƭƻƴΣ aŀȅƻǊ 

{ǘŜǇƘŜƴ .ǊŜƴǘƭƛƴƎŜǊ tƛƪŜ /ƻǳƴǘȅ 5ŜǾŜƭƻǇƳŜƴǘ !ǳǘƘƻǊƛǘȅ 

.ǊƛŀǊ WƻƘƴǎƻƴ tƛƪŜ /ƻǳƴǘȅ .ƻŀǊŘ ƻŦ /ƻƳƳƛǎǎƛƻƴŜǊǎΣ /ƘŀƛǊƳŀƴ 

.ǊŀƴŘƻƴ wƻƎŜǊǎ tƛƪŜ /ƻǳƴǘȅ !ŘƳƛƴƛǎǘǊŀǝƻƴΣ /ƻǳƴǘȅ aŀƴŀƎŜǊ 

aŀǊƪ ²ƘƛǘƭŜȅ tƛƪŜ /ƻǳƴǘȅ ²ŀǘŜǊ !ǳǘƘƻǊƛǘȅ 

WŜǊŜƳȅ DƛƭōŜǊǘ tƛƪŜ /ƻǳƴǘȅ tƭŀƴƴƛƴƎ ϧ 5ŜǾŜƭƻǇƳŜƴǘ 5ƛǊŜŎǘƻǊ 

5ƻǳƎ bŜŀǘƘ /ƛǘȅ ƻŦ /ƻƴŎƻǊŘΣ ²ŀǘŜǊ ϧ ²ŀǎǘŜǿŀǘŜǊ {ǳǇŜǊǾƛǎƻǊ 
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Defining the 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 known for, 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 residential can be achieved with smart 

planning principles. New commerce and industry need to be concentrated in certain commercial and 

industrial corridors. 
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The City of Concord  
 

Vision Statement 

The City of Concord is adorned 

with historic buildings which 

today still echo its past. Standing 

tall the preserved old buildings 

ǎȅƳōƻƭƛȊŜ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ǇǊƛŘŜ 

in its history. Concord is 

committed to working with area 

businesses, community groups 

and other citizens to improve the 

place in which we live.  Our goal 

is to implement growth that will 

benefit our community socially 

and economically while 

preserving and promoting the 

ǘƻǿƴΩǎ ƘŜǊƛǘŀƎŜΦ 
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The City of Meansville 
 

Vision Statement  

The City of Meansville is 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 pursued with thoughtful 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 town life. 
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The City of Williamson 
 

Vision Statement 

²ƛƭƭƛŀƳǎƻƴ ƛǎ ŀ ǎƳŀƭƭ ǘƻǿƴ ǿƛǘƘ ŀ ōƛƎ ƘŜŀǊǘΦ  IŜǊŜΣ ǿŜ ǘǊȅ ǘƻ ǎǘŀȅ ǘǊǳŜ ǘƻ ƻǳǊ Ŏƛǘȅ ƳƻǘǘƻΣ ά/ƘŜǊƛǎƘ ƻǳǊ ǇŀǎǘΣ 

Ǉƭŀƴ ƻǳǊ ŦǳǘǳǊŜΦέ LƴŘŜŜŘΣ ǘƘŜ Ǉŀǎǘ ŀƴŘ ŦǳǘǳǊŜ ƳŜƭŘ ƛƴ ²ƛƭƭƛŀƳǎƻƴΣ ǿƛǘƘ ǊŜƳƛƴŘŜǊǎ ƻŦ ƻǳǊ ƭƻƴƎ ŀƎƻ ǊǳǊŀƭ 

roots alongside newer offerings. We will preserve the small town community spirit while accepting and 

guiding the changes that time and growth will bring. We will 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 
 

Vision Statement 

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 along with 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 
 

Intergovernmental Collaboration and Partnership 
Goal:  

Pike County and the Cities of Concord, Meansville, Molena, Williamson, and Zebulon strive to strengthen their efforts 

toward collaboration and partnership to address mutual needs and initiatives that benefit the community as a whole.  

Needs and Opportunities 

¶ 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 planning forum for all governments to have a place at the table to discuss future 
growth and development 

¶ Increased directional signage within the community would be mutually beneficial to the county and cities such 
as the recreation facilities to downtown Zebulon 

 

Strategies: 

¶ Seek opportunities to share services and facilities with neighboring jurisdictions when mutually beneficial 

¶ Increase communication and cooperation between all governments through a more formalized structure and 
possibly a new position within the government 

¶ Use the Service Delivery Strategy to share resources that mutually benefit all citizens in Pike County  
 

Economic Development 
Goal: 

Pike County and the Cities of Concord, Meansville, Molena, Williamson, and Zebulon seek sustainable economic 

development growth along a variety of sectors including the expansion of diverse business, specialty retail, downtown 

development, light industrial and tourism.  

Needs and Opportunities 

¶ Increased industry and employment opportunities to keep residents in the community for work and to 

strengthen sources of revenue for the community 

¶ The local industrial park in Zebulon is under-occupied 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 River 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 

¶ Water infrastructure is in need of expansion and upgrading 

¶ There is a need to ensure local agricultural practices are maintained and protected as an important part of the 

economy 
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¶ There is a need to market local artisans and farmers their products 

¶ There is a need to consider drafting and adopting hotel/motel tax legislation for future accommodation 

development 

¶ If appropriate infrastructure improvements were made the community could host big tournaments and 
recreational events 
 

Strategies 

¶ Pike County and its cities will work to broaden the tax base to create a healthier residential / commercial / 
industrial ratio 

¶ Seek new businesses and industries which are the right scope and size for Pike County 

¶ Strengthen partnerships between local governments, chamber, and development authorities to promote 
mutually beneficial economic development projects and tourism 

¶ Expand commercial space and support increased downtown development  

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

¶ Provide economic incentives for prospective businesses especially those with less than 25 employees  

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

¶ Further promote agri-tourism and eco-tourism in Pike County 

¶ Identify areas suitable for hotel and motel development 

¶ Support the Chamber of Commerce in marketing local business and events within Pike County 

¶ Further promote the movie industry in Pike County 

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

¶ 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 Zebulon know the importance of broadband 

access for citizens, students, and businesses in the community and will work in partnership with service providers and 

other public entities to expand broadband services in all parts of the county.  

Needs and Opportunities 

¶ Broadband coverage is increasing due to partnerships between providers and utilities but many parts of the 

county are not part of the expansion 

¶ There is a need to identify areas that have the need for broadband access but are not covered by expansions, 

such as areas covered by Georgia Power, or that do not qualify for funding programs 

¶ Access to broadband may be unaffordable for some households thus a need for increased plan options by 

providers 

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

¶ There may be a need to prioritize downtowns and historic town centers for broadband expansion and increased 

speeds to support business 

¶ Public wifi in 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 

¶ Approximately 20 percent of households in Pike County do not have an internet subscription 

 
 

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 

Total Households: 6163 
    Has a computer: 5686 
        With dial-up Internet subscription alone 5 
        With a broadband Internet subscription 4855 
        Without an Internet subscription 826 
    No computer 477 
Source: U.S. Census 2020 ACS 5-Year Estimates 

 

Strategies 

¶ Consider applying for the Georgia Broadband Ready 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 utilities and providers to reach as many households and businesses within Pike County as possible 
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As part of the Georgia Department of Community Affairs ς Georgia Broadband Deployment Initiative (GBDI), the state 

partnered with the Georgia Technology Authority to map 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. The map below shows the served 

and unserved parts of Pike County prior to recent laws such as allowing internet service providers to use Georgia Electric 

Membership Cooperatives (EMC) utility poles for broadband infrastructure.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Map of Served and Unserved Census Tracts. Source: DCA GBDI 
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The map below shows future and ongoing expansion initiatives that have resulted from RDOF, ARPA funding. Compared 

to the previous map, one can see that broadband coverage had and will increase drastically in recent years.  

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

of area along the southern county line and in an area immediately north of the City of Zebulon and east of Williamson-

Zebulon Road and west of Elkins Creek.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

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

Goal:  

Pike County and the Cities of Concord, Meansville, Molena, Williamson, and Zebulon desire to offer quality housing that 

serves the needs of all citizens and at all stages of life. Housing stock within Pike County would ideally include a wide 

range of types, sizes, acreage, and levels of pricing.  

 

Needs and Opportunities 

¶ The ratio of homes to employment within the county weighs heavily to residential. Although 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 bedroom community 

¶ Current subdivisions will soon be built out. Once complete, new housing construction will be limited 

¶ Cities with water and sewer infrastructure such as Concord, Williamson and Zebulon are positioned to support 

new housing development 

¶ Lack of affordable housing for workforce and young families. New housing is unattainable for some residents 

due to price and size 

¶ More homes are needed at various price points and size 

¶ Additional housing is needed for the senior population 

¶ Increased water infrastructure in north Pike County will likely increase housing development 

¶ New housing development is needed alongside the need to protect the rural sense of place 

¶ New housing near downtown Zebulon could support increased business and redevelopment 

¶ Zoning and development ordinances need to be updated. Revisions could include increased lot sizes in the most 

rural parts of the county 

¶ Infill housing within the municipalities presents opportunity for smaller scale housing, use of existing 

infrastructure, and increased walkability 

¶ There is a need to address blight and dilapidated housing throughout the county and cities 

¶ The Georgia Initiative for Community Housing (GICH) offers the opportunity to explore housing strategies and 

approaches to addressing housing needs 

¶ Additional housing through increased density and mixed-use development is possible especially around 

downtown Zebulon and north along highway corridor 

Strategies 

¶ Support housing development where it is best served by infrastructure 

¶ Encourage infill housing within the municipalities and increased density in appropriate growth areas 

¶ Eliminate substandard or dilapidated housing in our community 

¶ Encourage development that is sensitive to the historic context, sense of place, and overall setting of the 

community 

¶ Encourage development whose design, landscaping, lighting, signage and scale add value to our community 

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

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

identity 



 

 

19 

Pike County and Cities Joint Comprehensive Plan 2022-2042 

¶ Partner with development authorities and chamber of commerce to support increased employment 

opportunities within the county to create additional number of residents within the county, jobs, and sources 

of revenue 

 

Community Facilities and Services 
 

Goal: 

Pike County and the Cities of Concord, Meansville, Molena, Williamson, and Zebulon will 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.  

 

Needs and Opportunities 

¶ There is a need for community wide event and 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 cellular coverage is needed 

¶ Significant needs are coming from stormwater issues 

¶ Limited infrastructure such as county water limits growth which can be used to guide growth  

¶ There is a need to expand and enhance recreation facilities to support the active and regional sports events 

¶ 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 sources of funding for infrastructure repairs and upgrades due to ineligibility 
for CDBG in many areas due to income levels 

¶ There is a need to start planning for MS4 stormwater systems 

¶ There is a need to work towards providing locally sourced water instead of buying from outside jurisdictions 

¶ Upgrades are needed with jail facilities 

¶ Expand and improve public safety communications capabilities 
 

Strategies 

¶ Encourage growth where planned water infrastructure will be expanded and using the completed water 
resources management plan 

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

¶ Leverage local, state and federal funding sources such as SPLOST, CDBG, GEFA, One Georgia, Rural 
Innovative 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 and upgrade County jail facilities 

¶ Provide latest technology to aid the Emergency / 911 system 

¶ Expand animal control services in Pike County and enlarge the animal control facility on County Farm Road 

¶ Provide an updated feasibility study on the prospect of natural gas lines in Pike County 



 

 

20 

Pike County and Cities Joint Comprehensive Plan 2022-2042 

¶ Improve cooperation and efficiency and clarify the scope of intergovernmental agreements and 
services between Pike County and the five cities 

¶ Improve broadband internet coverage throughout the county especially in areas that are not served by current 
initiatives 

¶ /ƻƴǘƛƴǳŜ ǘƻ ŜȄǇŀƴŘ ŎŜƭƭǳƭŀǊ ŎƻǾŜǊŀƎŜ ƛƴ tƛƪŜ /ƻǳƴǘȅ ŀƴŘ ŜƭƛƳƛƴŀǘŜ ƳŀƧƻǊ άŘŜŀŘ ȊƻƴŜǎέ 

¶ Continue to improve the condition of the ball fields at the Twin Oaks Road recreational complex 

¶ Enhance and expand both passive and active parks throughout the community 

¶ Expand the size and scope of the Twin Oaks Road recreational complex 

¶ 9ȄǇƭƻǊŜ ǘƘŜ Ǉƻǎǎƛōƛƭƛǘȅ ƻŦ ǎƳŀƭƭŜǊΣ άǎŀǘŜƭƭƛǘŜέ ǊŜŎǊŜŀǘƛƻƴŀƭ ŦƛŜƭŘǎ ƛƴ ŎƛǘƛŜǎ ƛƴ tƛƪŜ /ƻǳƴǘȅ ƻǘƘŜǊ ǘƘŀƴ Zebulon 

¶ Explore the possibility of adult sports leagues in Pike County 

¶ Explore the possibility of hosting traveling sports teams in Pike County as an alternate revenue source. 

¶ Utilize funding and resources such as Ga EPD Seed funds 

¶ Continue to study and seek ways to preserve the rehabilitate the old Zebulon School 

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

¶ Explore the possible development of a community recreation center with aquatics center and 
pools 
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Transportation 
Goal: 

Pike County and the Cities of Concord, Meansville, Molena, Williamson, and Zebulon desire safe and well maintained 

transportation infrastructure to support accessibility for residents, visitors, and commerce. This includes traditional 

modes of transportation as well as increased pedestrian accessibility 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 as part of the comprehensive 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 following needs and transportation system 

components will include and reflect all applicable areas within the county, including the cities.  

 

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

¶ A priority need is road paving and road maintenance throughout the county. Additional bridges crossings are 
needed for emergency response and increased connectivity 

¶ Connecting existing roads  

¶ More walking trails in the unincorporated County 

¶ Establishment of bicycle trails and appropriate cycling routes along roadways in the County 

¶ Repair of damaged roads in the County 

¶ More public transport for senior citizens and special needs group 

¶ Additional sidewalks, especially within the cities, to connect downtowns and town centers to adjacent 
neighborhoods for increased pedestrian connectivity and access 

¶ Establishment of sidewalks where none exist, especially along commercial corridors near residential 
developments 

¶ The completion of a joint comprehensive transportation plan will likely be needed as the Pike County area 
continues to grow 

¶ Excessive speeding and limited visibility create safety issues especially along highway corridors 

¶ One way pairs in downtown Zebulon encourage excess speeding. Need to seek ways to encourage slower 
speeds such as the installation of a camera system 

¶ Additional crosswalks are needed along highway and commercial corridors 
 

Road Network 

 Federal and State Highways 

o U.S. Route 19 

o U.S. Route 41 

o State Route 3 

o State Route 7 

o State Route 18 

o State Route 74 

o State Route 109 

o State Route 362 

Road Infrastructure 

The rural nature of Pike County is evidenced in the ratio of improved roads to that of dirt roads. Of 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, contains an active cyclists community. 

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

The Meriwether-Pike Scenic Byway is an officially designated Georgia Department of Transportation route and 

ƛǎ ǇǊƻƳƻǘŜŘ ŦƻǊ ƛǘǎ ǎŎŜƴƛŎ ŀƴŘ ǊǳǊŀƭ ŎƻǊǊƛŘƻǊǎ ƛŘŜŀƭ ŦƻǊ ōƛƪƛƴƎΦ ¢ƘŜ ŀƴƴǳŀƭ ά¢ƻǳǊ ŘŜ tƛƪŜέ ƛǎ ŀ ƭƻŎŀƭ ŜǾŜƴǘ ǿƘƛŎƘ 

brings hundreds of cyclists to the area. 
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Pedestrian 

Cities within Pike County including Concord, Molena, Williamson and Zebulon have made walking trails and the 

expansion of sidewalks a priority. Ongoing expansion of sidewalk networks is taking place. Priority extensions 

are include in the community work programs and will be supported by SPLOST funds if passes.  

Parking 

Parking needs are mostly relevant to the downtowns, town centers, and activity centers within 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 most need. Safety 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 land use in the MPO area contains suburban style residential with heavy commercial and 

light industrial along U.S. Highway 41. This resembles similar land use patterns in Spalding County immediately 

to the north. Other residential development within the more rural parts of the county will 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 increased residential and heavy commercial land uses. Increased attention to buffering between 

residential and commercial and industrial uses will be needed especially within the MPO area. The county has 

adopted an overlay district ordinance for the U.S. Highway 19 and 41 corridors. This district will be discussed 

further as part of the Character Area and future land use narrative.  

Strategies 

¶ Encourage increased connectivity of the road network within and to commercial and residential 
developments 

¶ Identify appropriate locations for future sidewalk extensions to create increased accessibility to 
neighborhoods, downtowns, and activity centers 

¶ Incorporate multi-modal transportation infrastructure, such as bike lanes, where feasible 

¶ Consider Complete Streets policies when building a new road or resurfacing 

¶ Encourage the use and increase access to the public transit service 

¶ Our communities, where appropriate, will implement traffic calming and other design considerations to 
address excessive vehicular traffic and speeding. This includes speed bumps/tables, landscaping, and other 
measures 

¶ Pike County and its cities will continue to partner with GDOT on road improvements, bridge replacements, 
safety measures and improved accessibility 

¶ Promote and enhance the Arterial Overlay Corridor ordinance to maintain quality design and aesthetics  
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Natural and Cultural Resources 
 

Goal: 

Pike County and the Cities of Concord, Meansville, Molena, Williamson, and Zebulon make up a community rich with 

natural and cultural resources, which attributes to the collective sense of place. It is their desire to protect, promote, and 

preserve these resources to maintain ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ƛŘŜƴǘƛǘȅΣ ǇǊƻǘŜŎǘ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘΣ ŀƴŘ ǘƻ ǇǊƻƳƻǘŜ ǘƻǳǊƛǎƳΦ 

  

Need and Opportunities  

¶ Seek ways to balance growth and preserve and rural sense of place 

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

¶ The Flint River should be utilized more fully as an asset for eco-tourism and environmental education and blue 

trail 

¶ Improved access to the Flint River is needed 

¶ Continued and enhanced protection of the Flint River and its tributaries Pike County shall better protect its most 

important natural resource, the Flint River and its tributaries, through strict adherence to the Watershed 

Protection Districts established in the Zoning Code, and by establishing new minimum lot size requirements 

along the Flint River corridor 

¶ An updated survey of historical and cultural landmarks is needed with the possibility of creating new regulations for 

their preservation 

¶ There is a need for greater tree preservation and replacement standards for new developments, which would 

ŜǎǘŀōƭƛǎƘ ƻǾŜǊŀƭƭ Ǉƭŀƴǘ ŘŜƴǎƛǘȅ ǊŜǉǳƛǊŜƳŜƴǘǎ ŀƴŘ ƛƴŎŜƴǘƛǾŜǎ ŦƻǊ ǎŀǾƛƴƎ άǎƛƎƴƛŦƛŎŀƴǘ ǘǊŜŜǎέΦ 

¶ Flat Shoals on the Flint River has the potential to be an ideal park and attraction 

¶ Protect water supply watersheds and groundwater resources 

¶ Preserve rural scenery and local farming practices 

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

¶ Recognition and preservation of historical and cultural landmarks is 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 Fund should be greater utilized 

¶ Public restrooms are needed to support visitors 

 

Strategies 

¶ Promote environmentally responsible, public, recreation opportunities along the Flint River 

¶ Promote more interconnectivity between the communities in Pike County, through the development of more 

public walking and bicycle trails, and the designation of public green spaces and parks 

¶ Pike County shall better protect its most important natural resource, the Flint River and its tributaries, through 

strict adherence to the Watershed Protection Districts established in the Zoning Code, and by establishing new 

minimum lot size requirements along the Flint River corridor 

¶ Partner with Flint Riverkeeper for the promotion of the Flint River and to advocate for increased access 

¶ Encourage landowners to utilize conservation easements 

¶ 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 historic overlays and historic districts to 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 DNR GOSA, Recreational Trails Program 

and the Trust for Public Land 

¶ Market local product through the Georgia Made Georgia Grown Program 

¶ Promote the Chestnut Oak Center 

¶ 9ƴŎƻǳǊŀƎŜ ŀŘŘƛǘƛƻƴŀƭ ά!ŘƻǇǘ-a-{ǘǊŜŀƳέ ƎǊƻǳǇǎ ŦƻǊ ǿŀǘŜǊ ǉǳŀƭƛǘȅ ƳƻƴƛǘƻǊƛƴƎ 

¶ tǊƻƳƻǘŜ ǘƘŜ άtƛŎƪǳǇ tƛƪŜέ ƎǊƻǳǇ ŦƻǊ ƭƛǘǘŜǊ ǊŜŘǳŎǘƛƻƴ 

¶ Study the feasibility of a county-wide tourism and marketing director 

¶ Promote and Meriwether-Pike Scenic Byway 

¶ Continue enhancements to local municipal parks and walking trails 

¶ Consider the completion of a parks and trails master plan to build upon the Zebulon Tomorrow study. 

¶ Continue to utilize and enhance the Pike Pathways phone application,  

¶ Promote the historic downtowns and historic town centers in Pike County 

¶ Seek ways to expand passive parks in prime conservation areas such as Pine Mountain that runs through the 
south of the county 

¶ Promote public access to Mountain Gap historic and recreation area 
 

 

Land Use 
Goal: 

Pike County and the Cities of Concord, Meansville, Molena, Williamson, and Zebulon will work to implement land use 

policy that encourages the best use of land within the community. This will be achieved by focusing on factors such as 

quality, proper placement of new development, increased connectivity, revitalization, and downtown development with 

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

of place. 

Needs and Opportunities 

¶ A priority need is to maintain quality of life and rural sense of place as growth and development increases 

¶ The community should strive to aǾƻƛŘ ŎƻƳƳŜǊŎƛŀƭ ŀƴŘ ƛƴŘǳǎǘǊƛŀƭ άǎǇƻǘ ȊƻƴƛƴƎέ ǘƘǊƻǳƎƘƻǳǘ ǘƘŜ County and 
encourage more nodal development along highway corridors 

¶ There is a need for improved design standards for housing, businesses, and industry throughout the 
County 

¶ There is a need to concentrate business and industry on the main arterial corridors in the county. 

¶ In the most rural parts of the county, the three  acre minimum residential lot sizes may need to increase 

¶ There is a need to improve the aesthetics of businesses along highway corridors 

¶ Home improvement and maintenance is a challenge for some citizens  

¶ Need to increase density or redevelop underdeveloped lots especially adjacent to downtown and historic town 
centers 

¶ New residential growth needs to be encouraged to locate near centers of activity such as downtowns, historic 
town centers, school campuses, and employment centers 

¶ There is a need to increase housing, including possible multi-family options, that is affordable for the local 
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workforce 

¶ Growth and development should be limited groundwater recharge areas and water supply watersheds 

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

¶ The highway corridor north of the City of Zebulon to Pike Plaza would be an ideal location for increased 
density and increased connectivity  
 

Strategies 

¶ Encourage development of commercial nodes, activity centers, and employment centers to meet the service 
needs of citizens while avoiding unattractive and inefficient strip development along major roadways 

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

¶ Encourage infill and small urban environments around downtowns and historic town centers 

¶ Consider larger minimum lot sizes in the most rural parts of the county, especially the southern area, where 
infrastructure is likely to remain 

¶ Protect and promote Centennial Farms 

¶ Promote the use conservation subdivisions  

¶ Encourage the preservation of historic agricultural buildings and their possible re- purposing as 
event venues 

¶ Update the zoning and development codes to achieve a balance of growth and rural preservation 

¶ Encourage mixed uses within nodes along highway corridors 

¶ make efficient use of existing infrastructure and public facilities in order to minimize the need for costly 

new/expanded facilities and service 

¶ Limit development within our community to areas that can be reasonably served by public infrastructure 
¶ Promote the continuation of agri-business, farming, equestrian, and timber, which help 

maintain the rural character 

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

¶ Protect the Flint River and promote conservation along the corridor as vital natural resource  
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Character Areas 
 

Character Areas are geographic sub-areas of a community that contain unique characteristics and physical form and 

serve to guide local future land use policy. According 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 development issues. Character Areas may be identified by the types 

of development or lack of development, which purposefully seeks to protect natural features such as greenspace or 

parkland, and in the case of Pike County, the Flint River.  

 

The following list identifies character areas found within Pike County and the Cities of Concord, Meansville, Molena, 

Williamson, and Zebulon. Each character area listed contains a description and desired development patterns, 

recommended land uses, and a list of implementation measures.  

 

Character areas within Pike County include: 

¶ Historic Downtown  

¶ Historic Town Center  

¶ Traditional Residential  

¶ Developing Residential 

¶ Hilltop Community 

¶ Arterial Overlay Corridor  

¶ Parks and Conservation 

¶ Flint River Corridor  

¶ Rural Residential and Agriculture 

¶ Commercial and Industrial Nodes 

¶ Gateway Development  

¶ Institutional  

¶ Industrial  
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Historic Downtown 

Description 

Historic Downtown Character Areas are designated within the 

Cities of Concord, Molena and Zebulon. These Character Areas 

contain a concentration of historic commercial and other notable 

landmarks such as city halls and in the case of Zebulon, the county 

seat, the historic Pike County Courthouse. These Historic 

Downtowns remain the focal point and gathering 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 preservation of historic structures. 

This includes improving existing structures with context sensitive 

site plans and building design, which also considers pedestrian 

oriented site placement with parking in rear. Connections to 

existing sidewalk network should also be considered. Infill 

development and redevelopment should match the character and scale of existing historic fabric. 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, Mixed-Use, Residential, and Parks 

 

 

 

 

 

 

Figure 1: Downtown Molena 

Figure 3: Strickland Building in Downtown Concord Figure 2: Pike County Courthouse in 
Downtown Zebulon 
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Implementation Measures 

ü Consider the use of historic overlay districts and other design measures to protect historic sense of place 

ü Consider listing downtowns as historic districts or individual properties on the National Register of Historic 

Places for recognition and possible use of preservation tax incentives for rehabilitation projects 

ü Promote connectivity within the downtown and from surrounding residential neighborhoods 

ü Encourage appropriate infill development and redevelopment 

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

ü Promote context appropriate transportation improvements such on street parking, traffic calming measures, 

beautification of roadways, and expanded sidewalks and crosswalks 

ü Continue streetscape improvements where appropriate and feasible 

ü Promote mixed-use such as residential above commercial 

ü Improved appeal of existing commercial structures 

ü Implement wayfinding and informational signage 

ü Participate and utilize, 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 Cities of Meansville 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 storefronts. Historic homes can also be found 

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

 

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 desired aesthetics of the community. Park spaces and trails remain an important part of the area.  

 

Suggested Land Use 

Small scale commercial, residential, public/government, and parks.  

 

Implementation Measures 

ü Continued beautification efforts 

ü Welcome signage 

ü Traffic calming and other roadway safety improvements where feasible 

ü Improved code enforcement 

ü Residential and commercial infill  

 

 

 

 

Figure 4: Old Bank Building in Meansville Figure 5: Small Store in Williamson 
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Traditional Residential 

 

Description 

Traditional Residential Character Areas are located within the Cities of Concord, Meansville, Molena, and Zebulon and 

surround or are adjacent to the Historic Downtowns and Historic Town Centers. This consists of well-maintained housing, 

similar lot sizes, common street orientation, street interconnectivity is common, and many homes are historic and display 

distinct architectural style.  

  

 

 

 

 

 

 

 

 

 

 

 

 

Desired Development Patterns 

Desired development outcomes will focus on maintaining the character of the traditional neighborhood. New 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 Historic Town Centers will be encouraged. Residential 

neighborhoods or Individual homes could be eligible for listing on the National Register of Historic Places and would be 

able to utilize historic tax incentives for rehabilitation work.  

 

Suggested Land Uses 

Single-family residential and park space.  

 

Implementation Measures 

ü Encourage appropriate infill design and scale 
ü Promote the listing of properties or districts on the National Register of Historic Places 
ü Encourage street and sidewalk connectivity to downtowns and town centers 
ü Strict enforcement of codes 
ü Traffic calming improvements where appropriate 

 

Figure 6: Traditional Residence in Molena Figure 7: Infill House in Zebulon 
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Developing Residential 

Description 

Due to existing infrastructure, planned expansion of water systems, availability of broadband and planned school 

expansion, unincorporated areas within Pike County that are between and adjacent surrounding the Cities of Concord, 

Williamson, and Zebulon have the potential for increased residential growth. Currently these areas are rural and contain 

estate residential, farmland, and occasional residential subdivisions. Future annexations by municipalities are likely if 

residential development continues outward from current subdivisions and are supported by the availability of 

infrastructure. Developing residential also exists within the Cities of Molena, Concord, Williamson, and Zebulon. 

Desired Development Patterns 

Quality residential development will be encouraged within the character area and will be supported by updated 

ordinance and the likely expansion of water and wastewater infrastructure. Pike County has adopted a conservation 

subdivision ordinance, which could be implemented within the area. Emphasis will be placed on quality design, access to 

transportation corridors and availability of community facilities and services. Residential development in this area is 

intended to allow for greater density than the Rural Residential and Agriculture Character Area.  

 

Suggested Land Uses 

Single family residential, neighborhood commercial and public/institutional, parks. 

 

Implementation Measures 

ü Promote traditional neighborhood design (TND) principles.  
ü Promote the use of conservation subdivisions. 
ü Connect new development to existing streets and to other highway corridors 
ü Preserve greenspace and create neighborhood parks when feasible. 
ü Promote quality design and affordability  

Figure 8: New Housing Development in Rural Pike County 
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Hilltop Community 

 

Description 

Hilltop is a unique residential area within the City of Concord that is separate from most the of established residential 

area. There is little commercial property. This community has an active committee that invites its citizens to help 

clean up and restore blighted areas. The Hilltop committee also schedules and promotes events annually for citizens.  

 

Desired Development Patterns 

The City of Concord will focus on strategic public 

investments to improve conditions, appropriate 

infill development on scattered vacant sites, and 

encouraging more homeownership and 

maintenance or upgrade of existing properties. 

Hilltop has a Boys and Girls Club which is an activity 

center that serves residents. Efforts to annex the 

unincorporated portions of the neighborhood may 

assist in the future delivery of community facilities 

and services.  

 

Suggested Land Uses 

Residential, neighborhood commercial, and institutional. 

 

Implementation Measures 

ü Housing for Low to Moderate-Income 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 
for moderate-income, first-time homebuyers; 

ü Continue assisting The Hilltop Community Committee with cleanup projects. 
ü Increase connectivity within the neighborhood by extending the sidewalk network 
ü Consider implementing welcome signage  

 

  

Figure 8: Typical Street Scene in Hilltop 
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Arterial Overlay Corridor 
 

Description 

Highway 19 and U.S. Highway 41, in Pike County are major entry corridors and vehicular arteries.  These corridors serve 

as important commercial corridors, especially Highway 19, which connects Pike County to Spalding and Upson Counties. 

Other major highways going through Pike County are State Route 18 in the middle of the County, State Route 362 to the 

north, and State Route Highway 109 to the south. There is a large variety of business and industry along  U.S. Route 19 

and U.S. Route 41, and these roads are recognized as the άŘŜǎƛǊŜŘ ōǳǎƛƴŜǎǎ ǊƻǳǘŜǎέ ŦƻǊ tƛƪŜ /ƻǳƴǘȅΩǎ ŦǳǘǳǊŜΦ ¢ƘŜǊŜ ƛǎ ƻƴƭȅ 

sporadic business and industry on highways 18, 362, and 109. 

 

Figure 9: Highway 19 North of Zebulon 

Desired Development Patterns 

In 2009, an Overlay District Ordinance was adopted to aid in the implementation of design standards for new commercial 

and industrial buildings (and enlargements of existing 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, but the ordinance has had a positive visual impact on the design of several 

new businesses recently. 

 

Suggested Land Uses 

Commercial, industrial, (both manufacturing and service industries), residential, and agriculture. 

 

Implementation Measures 

ü Maintain design standards of the Highway 19 and Highway 41 Overlay District Ordinance. Explore the possibility 

of extending the Overlay Corridor District to additional segments of the highways 

ü Consider regulations for any future commercial and industrial development along Highways 18, 362, and 109, 

with similar design standards as the Highway 19 / 41 Overlay District Ordinance 

ü Partner with GDOT and the Atlanta MPO on future strategies and transportation improvements 
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Parks and 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 the areas 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 new greenspace and parks will continue, 

as resources, property, and funding are available. This 

will include increased access to the Flint River.  

 

Suggested Land Uses 

Park/Conservation, Public/Institutional 

 

Implementation Measures 

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

ü Partner with organizations such as the Trust for Public Land, the Georgia Conservancy, and Flint Riverkeeper 

ü Utilize funding sources to expand parks and trails such as the Georgia Recreational Trails Program, Georgia 

Outdoor Stewardship Program, Land and Water Conservation Fund 

ü Encourage the use of conservation easements and farmland preservation measures 

ü 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 County. The Flint River is one of the few 

rivers in the United States that flows for 200 or more miles 

unimpeded by dams. Many people enjoy recreational pursuits in the 

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

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

access point to the Flint River in Pike County. The nearest boat ramp 

is in Meriwether County on State Route 18 and has recently been 

enhanced. Flat Shoals, a rocky, shallow area at the David Knott Bridge joining Pike and Meriwether Counties became 

privately owned a few decades ago and no longer allows any public access but remains an important scenic area. Access 

to the Flint River at Flat Shoals, on either side of the river, would increase recreational opportunities.  

Figure 10: Park in Concord 

Figure 11: Newly Upgraded Boat Ramp on the 
Flint River in neighboring Meriwether County 












































































































