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Background & Introduction

background

Thomaston Mills, 1907 postcard, Thomaston-Upson Archives

Since its founding in 1825, the story of Thomaston has been woven inextricably into the cotton and textile industries
of Middle Georgia. Truly a product of its environment, the city’s location in the fertile lower Piedmont region and
proximity to Fall Line shoals in the Flint River watershed granted it early economic success. Thomaston became one
of the top textile producers in the nation and a leading peach exporter following a rush of farmers and businessmen to
the area after the acquisition of land from the indigenous Creek people in 1821. The town developed quickly. A central
business district, which served as a hub for commerce in Upson County, transitioned outward into large residential
parcels, expansive farms and plantations, and small, water-powered mills. Cotton and textiles were particularly
conducive to the growth and development of the city, even late into the Civil War, until Union forces destroyed
most of the city’s industrial infrastructure in 1865. In the aftermath, almost every mill and plantation laid in ruins.
To rebuild, landowners came to rely on tenant farming to continue producing cotton or transitioned to peaches.
Unlike other mills in the region, rebuilding the textile industry in Thomaston was largely funded locally rather than
by northern investors. Once again, textile production would drive economic growth, even at the height of the Great
Depression and arrival of the boll weevil, which ravaged the once-dominant cotton fields. By the 1950’s, the Southern
textile industry was processing over 80 percent of the nation’s cotton and was a reliable job provider. However, the
advent of new technologies in the following two decades made textile mills more automated and less reliant on human
labor, resulting in a drastic reduction in the workforce. Furthermore, in the late 1900’s it became more cost efficient
for domestic textile companies to outsource their labor to the Asian textile industry. Thomaston’s once prosperous
Martha Mills succumbed to these and other economic pressures and closed its doors in 2006. The physical building
was subsequently demolished. Thomaston Mills was stressed to the point of bankruptcy in 2001 and was purchased by
manufacturing and distribution company, ATD-American, and continues to operate at a smaller scale today than at its
former peak.
Despite periods of both economic boom and hardships, residents of Thomaston have valued and sought to maintain
the city’s rural charm. Downtown Thomaston has remained largely intact since the early 1900’s with some infill
development and cosmetic alterations having been made to the historic building stock. The city boasts several historic
homes of exceptional architectural quality, quiet neighborhoods, and nearby natural areas that offer outdoor recreation
opportunities. As interest in historic downtown revitalization has grown nationally, the City of Thomaston is in a
position to take advantage of that renewed interest by preserving its existing assets, enhancing the experience of the
city, and growing gently while maintaining the qualities that make Thomaston unique.
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The goal of this master plan is to provide a vision that allows the city to protect and capitalize on
its existing assets and guide future growth. While an emphasis is placed on the Downtown Historic
District, land use concepts and visioning for the downtown periphery are included that will
indirectly strengthen the historic core of the city and enhance the quality of life for residents and
visitors alike. Strategies to implement in downtown include expanding streetscape elements like
trees and lighting, enhancing the roadway in a manner that calms traffic, is pedestrian-friendly and
visually appealing, and utilizing unused spaces in the city fabric as multi-purpose, functional areas.
Outside of the historic core, the plan provides conceptual designs and visioning for parcels and
historic structures that are under-utilized and land that has potential use as green or civic space.

Background & Introduction

plan overview & process

Development of this master plan was led by WLA Studio, a landscape architecture, historic
preservation and planning office. Urban Partners, a community and economic development
consulting firm, was also involved in the process, conducting market analysis and economic
feasibilty research from both independently gathered and existing market data. The process was
completed in a 6-month timeline that consisted of site analysis and inventory, historic research,
review of past planning efforts, and final master planning and visioning. Represented are the best
efforts of the parties involved to provide the City of Thomaston with an actionable plan that reflects
the desires of the community and generates economic and social momentum.

Research
February - April

Visioning
April - June

Action
May - July

•
•
•
•
•

Historical research and study of spatial features in historic context
Review and analysis of previous planning efforts
Urban Partners economic development and feasibility research
Development of GIS database using existing and collected data
Site visits for aerial and street-level photography

•
•
•
•
•

Interpretation of data and information gathered from research
Classification of study area character features and zones
Identification of opportunity areas and possible interventions
Development of strategies based on precedent studies
Conceptual design and graphic production

•
•
•
•

Prioritization of proposed projects and phasing
Refining proposed project design concepts
Refining GIS map and condensing associated data
Completion of master plan

City of Thomaston Master Plan
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study area context

The master plan’s study area of approximately
222 acres encompasses the historic downtown
and extends outward to include nearby
commercial properties, both vacant and
occupied, and undeveloped land. Outside of the
downtown core are predominantly single-family
neighborhoods mixed with some commercial
parcels. To the northeast and northwest, the
mill town residences of Thomaston Mill and
Silvertown, respectively, border the study
area. On a regional scale, the city is
centrally located in Upson County
and within a triangle created by
three of Georgia’s major cities and
top five population centers: Atlanta,
Macon, and Columbus. Each of the
three major roadways connecting
Upson County to those cities
runs through downtown.

City of Thomaston Master Plan

The study area extends north to Walker Street and south to Mallory Street. The central north-south axis is
made up largely of commercial parcels. The eastern boundary divides Beall Street and traces parcels located
on the eastern side of Bethel Street to the north. The boundary extends to the west to include two large,
undeveloped parcels between Church and Crawley Streets and traces parcels on the southern side of Gordon
Street west to the Upson Regional Medical Center office park.

City of Thomaston Master Plan
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STUDY AREA MAP:
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previous planning efforts
The City of Thomaston has taken part in regional and county-level planning efforts in recent years.
Each of those plans has been examined and used to inform this master plan. In 2018, the city
participated in a community revitalization program directed by Community Heart & Soul, a national
organization that provides training and guidance for small towns seeking community feedback to
inform policy decisions. This county-wide effort collected 2,817 data points from a wide range of
businesses, organizations, and demographics. The results have been outlined below. To satisfy the
standards outlined in the Georgia Planning Act, an updated joint comprehensive plan between
Upson County, Thomaston, and Yatesville was completed in 2018, effective for a 20-year period.
The plan was reviewed by the 10-county Three Rivers Regional Commission and the Department
of Community Affairs. The results from the Upson County joint comprehensive plan and the Three
Rivers Regional Commission are outlined on the following page.

The responses generated by the Heart &
Soul initiative revealed local enthusiasm
for enhancing downtown and the
surrounding area by creating more civic
spaces for programming opportunities
and investing in infrastructure that
compliments existing businesses and
recruits new businesses downtown.

Participants:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
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Thomaston-Upson Chamber of Commerce
Upson County Employees
Downtown Development Authority
Thomaston-Upson School System
Thomaston Main Street
Thomaston Housing Authority
Emancipation Committee
Miss Annie’s Guest House
Flint Rose Studios
Rescue Me Market
Upson Regional Medical Center
Kiwanis Club
English’s Cafe
Upson Regional Medical Center
Sertoma Club
Kiwanis Club
Thomaston-Upson Senior Center

City of Thomaston Master Plan

2,817
DATA POINTS

6,770
RESIDENTS

742

SURVEY
RESPONSES

From Thomaston-Upson Community Heart & Soul

Updating the Thomaston-Upson Joint
Comprehensive Plan was done simultaneously
with the Community Heart & Soul planning
efforts. The Steering Committee was
appointed by the elected officials representing
Upson County, Thomaston, and Yatesville.
Over a series of meetings open to the public,
the comprehenisve plan team developed a
5-year work program and a 20-year vision for
the county which was reviewed and approved
by the Three Rivers Regional Commission.
Shown are the results from a S.W.O.T. analysis
identifying strengths and areas of concern the
county faces.

Comprehensive
Plan Team:
CITY/COUNTY
STAFF

STRENGTHS
•
•
•
•
•
•
•
•
•
•
•

THE PUBLIC

(Three Rivers Regional Commission)

STEERING
COMMITTEE

•
•
•
•
•
•
•

WEAKNESSES
•
•
•
•
•

CONSULTANT
TEAM

•

•

•

ELECTED
OFFICIALS

Safe communities
Great teachers
Greenspace
Thomaston has its own power
supply
Progressive and energized
Thomaston City Council
Flint River
Positive cooperation between
Thomaston and Upson
County
Airport
Hospital
Parks
Historic resources

OPPORTUNITIES

•
•
•
•
•
•

Lack of citizen involvement
Section 8 housing imbalance
Lack of citizen motivation
Large amount of rental
properties
Citizens who tend to oppose
change
Stormwater management
issues
Lack of a trained/skilled
workforce
Blight
Lack of student motivation
Need for a new water resevoir
Lack of a trained and skilled
workforce
Lack of parking

Expanding recreation on the
Flint River
Building a resevoir in the NE
part of the county/artesian
well
More greenspace and park
development
Import-export highway
development
Strengthen and utilize code
enforcement
Recruit more industry and
commercial businesses
Adaptive use of mill houses
Golf cart communitiy in
Silvertown
Improve image of public
schools

Background & Introduction

THOMASTON-UPSON JOINT COMPREHENSIVE PLAN

THREATS
•
•
•
•

Apathetic society
Drugs
Fewer grants available
Road and bridge deterioration
(aging infrastructure)

Information on Thomaston-Upson Community Heart & Soul can be found at:
https://www.communityheartandsoul.org/towns/thomaston-upson-heart-soul/
A copy of the Three Rivers Regional Plan can be found at:
https://www.threeriversrc.com/planning-regional.php
A copy of the Upson County Joint Comprehensive Plan can be found at:
https://dca.ga.gov/sites/default/files/upsoncountythomastonadopted_jointcomprehensiveplanupdate2018-2038.pdf

City of Thomaston Master Plan
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market analysis

Bicycle Day during WWII, 1942, Thomaston-Upson Archives

DEMOGRAPHICS & EMPLOYMENT
The U.S. Census’s 2019 American Community Survey (2019 ACS) reports 8,774 residents in the City
of Thomaston and 26,236 in Upson County as a whole. The Georgia Governor’s Office of Planning and
Budget forecasts virtually no growth in Upson County through 2040; however, Upson County officials’
expectation for growth is much more optimistic--noting that in 2020 alone, there were 98 building
permits issued. The majority of future growth will likely occur within Thomaston.
The 2019 ACS identified 4,252 housing units in Thomaston including 710 vacant units. There were
roughly equal numbers of owners and renters. Thomaston reported a median household income of
$32,378 compared to $37,640 for Upson County and $58,700 for the State of Georgia.
The Census Bureau’s OnTheMap application, identified 5,001 jobs in Thomaston in 2018 including
1,346 in health care/social assistance; 855 in retail trade; 454 in accommodations & food services; 388
in manufacturing; and 387 in public administration. Major growing sectors included transportation &
warehousing, health care, and professional services. About half of workers employed in Thomaston live
in Upson County (47.8% of all employees--812 Thomaston residents and 1,579 Upson County residents
living outside Thomaston).
There were 3,737 employed residents of Thomaston in 2018. Manufacturing; Health Care and Social
Assistance; Retail Trade; and Educational Services were the top four sectors in which Thomaston
residents were employed. About 25% of these workers were employed in Upson County; three-fourths
commuted outside the county for work.

10 City of Thomaston Master Plan

The retail supply in Downtown Thomaston encompasses 68 retail businesses occupying 208,000 square
feet of store space, including:
•
•
•
•
•
•
•
•
•
•
•
•
•

Market Analysis

RETAIL MARKET ANALYSIS
12 Hair salons & barbers
9 Convenience stores
A supermarket
A pharmacy
A general merchandise store
8 Home furnishing stores, including art galleries and antiques
7 Limited-service restaurants
7 Full-service restaurants
3 Used merchandise stores
3 Apparel stores
2 Tattoo parlors
2 Electronics stores
2 Gift shops.

To examine the potential for additional retail establishments in the downtown, we have identified the
trade area from where potential customers would likely originate: three census tracts that represent
Thomaston; Upson County as a whole; and a 20-mile radius.

City of Thomaston Master Plan 11

Market Analysis

Using information from Environics Analysis about the retail spending behavior of trade area residents,
we estimate that the residents within the three Thomaston Census Tracts spend approximately
$126.57 million on retail goods annually; for the trade area comprising the County limits, household
expenditures for retail goods add up to $219.39 million annually; and for the larger 20-mile trade area,
retail expenditures total $621.59 million annually.
Similar estimates of the supply of retail goods and services (measured in estimated sales; adjusted
by Urban Partners slightly based on field observation) yield $238.4 million in sales for stores located
within the City of Thomaston; $253.6 million for all stores in these categories in Upson County; and
$451.1 million for all stores within the larger 20-mile trade area radius. From this data, we observe:
•
•
•

94% of Upson County’s retail supply is located in the City of Thomaston;
53% of the retail supply in the entire 20-mile trade area is located in Thomaston;
Nearly three-quarters of the retail supply located in the more distant portions of the
20-mile trade area (outside Upson County) is in common convenience goods categories
where customers seek stores very close to their homes: supermarkets & grocery stores,
convenience stores, pharmacies, dollar stores, auto parts, and limited-service restaurants.

From this analysis we conclude that Thomaston is the hub of retailing for this 20-mile trade area
and, other than convenience goods, can be highly competitive in capturing currently unmet retail
demand from this larger 20-mile area.
In retail categories other than convenience goods, key gaps in supply at the 20-mile trade area scale
total $136 million, including:
•
•
•
•
•
•
•
•
•

$53.4 million gap in larger general merchandise stores (warehouse clubs)
$30.0 million gap in full-service restaurants
$18.1 million gap in clothing stores
$10.0 million gap in furniture and home furnishings
$7.4 million gap in electronics and appliance stores
$5.1 million gap in shoe stores
$3.5 million gap in jewelry stores
$3.3 million gap in drinking establishments
$2.0 million gap in hobby, toy, and game stores

Similarly, the more compact Upson County market is underserved in certain convenience goods categories, including:
• $11.9 million gap in supermarkets
• $2.7 million gap in dollar stores & miscellaneous general merchandise
• $2.0 million gap in non-alcoholic beverage bars
• $1.1 million gap in cosmetics, beauty supplies, and perfumes
• $1.0 million gap in specialty foods
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Market Analysis

Not all these retail opportunities can be appropriately captured in Downtown Thomaston. However,
within this larger set of opportunities, several niches seem good candidates for the downtown area:
Expanded Dining & Entertainment
The largest available market gap appropriate for Downtown Thomaston is the $30 million potential for
expansion of full-service dining. Given current offerings in the region, Downtown Thomaston could
become the major hub for dining and related nightlife. As an initial objective, Downtown Thomaston
could seek to add six to ten new restaurants (18,000 to 20,000 SF), capturing 25% of this gap--$7.5
million in sales growth. Major challenges in achieving this restaurant growth are both entrepreneurial
(identifying chefs, restaurant concepts, ownership models) and financial (funding the high costs of
restaurant equipment, fit-out, and décor).
Related to this restaurant potential would also be capture of a significant portion of the $3.3 million gap
in drinking establishments. An initial capture of 60% of this drinking establishment gap would support
6,000 to 7,000 SF of new bar space, ideally including at least one venue large enough to support
regular music entertainment. Capturing this niche would benefit from growing other entertainment
activities in parallel. Other supportive entertainment activities would include re-opening the Ritz
movie theater in some format and “in-Downtown” theater or other performing arts activities.
The $2.0 million gap in non-alcoholic beverage bars is a related opportunity. One or two coffee/snack
bars (Starbucks-like) would need to capture 25% to 30% of this identified Upson County market gap.
Specialty Home Furnishings
There are now eight businesses occupying nearly 40,000 SF of space scattered around the greater
downtown area selling a variety of home furnishings-related items. Some of these businesses attract
customers from well beyond the 20-mile trade area, especially on weekends. Additional businesses of
this type would (1) capture a share of the $10 million gap in furniture and home furnishings stores;
(2) expand the customer draw from more distant locations; and (3) as a destination draw, supplement
the market for dining and entertainment businesses. Reasonable growth in this sector would occupy
20,000 to 30,000 additional square feet of space, though not necessarily right on the courthouse
square.
Women’s Apparel and Related Items
A niche in women’s fashion and related products could be established by adding to the current
downtown apparel offerings and capturing a portion of the $3.7 million gap in women’s apparel stores,
the $5.1 million gap in shoe stores, the $3.5 million gap in jewelry, and $1.1 million gap in cosmetics
and beauty supplies. A reasonable initial objective would be to add six to nine stores capturing 25% of
this gap and occupying 10,000 to 11,000 SF of space.
Other Downtown Market Potential
A few other freestanding opportunities could be captured downtown including:
•
•

a 1,500 SF hobby/toy/game store
one or two smaller specialty foods stores (bakery, ethnic food specialties). Some of this potential
could also be captured by creating a permanent weekly outdoor farmers’ market with multiple fresh
food, prepared food, and craft vendors.
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Total Initial Downtown Market Potential
Summarizing these market opportunities, a reasonable initial market capture strategy for Downtown
Thomaston would add 20 to 30 establishments with 60,000 to 75,000 SF, including:
•
•
•
•
•
•
•

Six to ten full-service restaurants occupying 18,000 to 20,000 SF
One or two new drinking establishments occupying 6,000 to 7,000 SF
One or two non-alcoholic beverage bars occupying 1,500 to 3,000 SF
Four to six additional home furnishings businesses occupying 20,000 to 30,000 SF
Six to nine new women’s apparel related stores occupying 10,000 to 11,000 SF
A 1,500 SF hobby/toy/game store
One or two smaller specialty foods stores occupying 1,500 to 3,000 SF.

Housing Market Analysis
Recent construction/sales trends suggest a strengthening market in the Thomaston area. This
observation is further supported by two other factors:
•

•

Continued job growth in the healthcare sector – Upson Regional Medical Center and
other nearby healthcare providers will continue to respond to regional population
growth—even beyond Upson County. The more than 1,300 health care/social
assistance jobs currently located in the city put Thomaston is in good position to
absorb the housing demand originating from hospital staff and other healthcare
professionals.
Upson County’s growth policy – County policy is to encourage future development
in built areas as opposed to building on greenfields. As long as the County continues
to attract interest from home builders (in 2020 alone, there were 98 single-family
building permits issued), Thomaston should absorb a lion’s share of residential
development activity.

As a result, there is some potential for expanded owner-occupied and rental housing in Downtown
Thomaston.
Owner-Occupied Housing: Despite the relatively modest median price of $96,000 for all Thomaston
single-family homes (mostly resale), there are notable new construction developments within the city
that are achieving much higher sale prices. The most expensive new community is Fair Oaks located
just inside the municipal boundaries off Peach Belt Road. In the first quarter of 2021, two 4-bedroom
homes were sold for $255,000 and $287,000 (or $96 to $115 per SF). As of summer 2021, five additional
homes are on sale (three of which are pending sales). The asking prices range from $260,000 to
$310,000 for four-bedroom homes. Saw Mill Village located off of E. Lee Street in the southeast section
reported five new home sales from November 2020 to January 2021. Sale prices for these 3-bedroom
ranch-style homes ranged from $154,000 to $179,900 (or $100 to $125 per SF).
Though Fair Oaks and Saw Mill Village developments are located at the periphery of the city, it is
possible that development parcels within walking distance from the Square may be suitable locations
for new homes. Over time, denser owner-occupied products such as townhouses or single-family
homes on small lots may be introduced in the downtown but mostly likely following the addition of a
range of commercial services, dining/entertainment venues, and other residential types (such as upper
floor rental apartments).
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•
•
•
•
•

Most market-rate rental housing in Upson County is in single-family detached homes
and mobile homes.
For tenants seeking more operations and maintenance support in apartments and
mixed-use properties, there is currently limited availability of market rate options,
almost all of which is concentrated in the City of Thomaston.
With rare exceptions, this apartment supply is very dated (20 to 50 years old) with
virtually no vacancy.
Market-rate rents can reach up to $1,250, but most one- and two-bedroom marketrate apartments are renting in the $525 to $725 range.
The near-Downtown growing health care industry can provide a sustainable pool of
market-rate renters seeking lower-maintenance apartments.

Market Analysis

Rental Housing: Rental housing development in Downtown Thomaston is driven by these factors:

Based on these factors, we conclude that there is potential for development of additional market-rate
rental housing in Downtown Thomaston. This product could be new construction or substantial
renovation of upper floor loft apartments in mixed-use buildings. A mix of one- and two-bedroom
units would seem appropriate. Given the modest scale of the overall Thomaston/ Upson County
market-rate rental housing market, incremental product development would be prudent—perhaps an
initial phase of 20 to 40 units in multiple developments over the next five years.
Opportunities for upper floor apartment conversion in Downtown Thomaston are limited with only
two properties that can potentially accommodate more than four units each. This suggests that a
reasonable five-year aspiration would be four or five conversion properties with 15 to 25 total units. It
also suggests that at some point, phased new construction on available near-downtown sites will likely
be necessary to capture market share beyond the units that could be accommodated in current upper
floors. An initial phase of such new construction might be 20 units. We would expect rents for these
substantially rehabilitated or newly-constructed units to be 20% to 30% above current average rents.
Office Market Analysis
Major employment sectors in Downtown Thomaston are Health Care (824 jobs), Public Administration
(264 jobs), Finance and Insurance (117) and Professional and Technical Services (85). The health care
sector will continue to respond to regional growth. In the absence of a competing regional medical
center being established in adjacent counties, Thomaston (and Downtown Thomaston in particular) is
ideally situated to absorb the growing need for healthcare related office space.
Additionally, Thomaston’s status as the county seat benefits downtown’s office market. A majority of
the 264 Public Administration jobs located in Downtown Thomaston are related to county and city
government positions. We also observe that many of the Professional and Technical Services jobs are
law offices that are located within a short distance to the county courthouse. There is a proposal to
construct a new county courthouse and administrative building. If this new facility is located outside
downtown, there will be a substantial loss of downtown employment (perhaps 15% of all current jobs)
and the associated support for downtown restaurants and retailing.
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Hotel Market Analysis
Currently, there is no hotel or other lodging within the Rural Zone Boundary, though the two-room
Annie’s Guest House at 409 N. Church is adjacent and there is a proposal for a four or five room Bed
& Breakfast at the Woodall House (324 W. Main). Within 20 miles of Downtown Thomaston, there
are 15 identified hotels or B&Bs with a total of 394 rooms—eleven are older than 20 years classified
as “Economy” or “Independent”; four facilities with a total of 66 rooms are classified as better quality:
Annie’s; the two-unit Still Meadows Cabins about 7.5 miles out of Thomaston, the three-room Wild
Daisy Farm in Molena; and the 59-room Quality Inn. The Quality Inn, though classified “Midscale,” is
an older facility constructed in 1990. Approximately 20 to 30 miles from Downtown Thomaston there
are 13 better quality properties with 872 rooms in Warm Springs, Forsyth, and Griffin.
In short, travelers to Thomaston seeking quality accommodations face very limited options unless they
are willing to utilize facilities 20 to 30 miles away. In response to this shortage of quality hotel facilities,
there is a proposal for an 80-room Holiday Inn Express behind the new Chick-fil-A on U.S. 19 north of
downtown. In seems likely that any new chain hotel facility will locate along this heavy-traveled U.S. 19
commercial corridor. However, smaller boutique facilities could find a location within the Downtown.
The Woodall House Bed & Breakfast is one such opportunity, but there could be others.
The Downtown health care sector is one market niche supporting such smaller Downtown facilities.
The burgeoning antiques/home furnishing sector could be a second. Finally, there may be a market
for weddings and other small events that could use meeting space in Downtown and support a smaller
lodging facility. Appropriate facility types could include B&Bs, airbnbs, and small inns. Given current
market conditions, we could imagine adding 25 to 30 lodging rooms Downtown over the next five
to ten years beginning with the Woodall House B&B. This new supply would likely involve multiple
facilities
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Existing Conditions

existing conditions
Study Area Charcater
Within the study area, the most distinguishing
character is found in the Downtown Historic District.
The existing building stock dates as early as the 1880’s
and as late as 2006. The focal point of the downtown
square is the historic Upson County Courthouse which
sits at the highest point in Thomaston and provides
the most distinctive and character-defining element
of Thomaston’s Historic Downtown. Its imposing
scale and relationship with surrounding structures
and topography combine to convey a sense of visual
hierarchy and stability for the downtown layout. This
is typical of the “Washington” style city layout that was
popular in Georgia in the 1800’s. The “Washington”
layout can have variations, but it is characterized by
having a central courthouse square with adjacent blocks
emanating at right angles on a grid from the central
square. The blocks immediately outside the courthouse
square are divided into small parcels to accommodate
a dense business district. Further outward, parcels
increase in size for businesses with a larger building
footprint and residences with a garden and space for
livestock, historically. Today, parcels that were once
residential are host to large swaths of surface parking
and low-density commercial developments. This tends
to disrupt the more pedestrian-focused rhythm of the
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downtown core, especially on the north-south axis created
by U.S. Highway 19 where a commercial corridor has
developed between Downtown Thomaston and the historic
mill towns to the north. However, key undeveloped and
underutilized properties in the downtown periphery
offer potential for new development consistent with the
downtown identity.

From The Journal of Southern History, Vol. 75, No. 4, 2009

Existing Conditions

Comparing this aerial photo from 1930 to the present day, notable changes like vastly more surface
parking and the loss of some historic building stock are clear. It is also easier to see the spatial contrast
between newer developments and the building stock within the downtown core in the 2021 photo.

1930

2021
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Existing Conditions

VIEW NORTH

North of Downtown, U.S. Route 19 frames a commercial corridor characterized by large
areas of surface parking. Sidewalk extends approximately 3 miles from Downtown, north
to Hannah’s Mill. Bordering the highway to the west in the study area are large parcels of
undeveloped land, some with vacant structures. To the east are more large, vacant and
undeveloped parcels as well as several historic buildings and residences.

VIEW EAST

The eastern portion of the study area is comprised of several undeveloped land parcels
and businesses with large amounts of surface parking. Small commercial parcels line the
boundary and transition to mostly residential. State Route 74 connects Downtown to UpsonLee Middle School and splits into a one-way pair in the study area, supplying less daily traffic
than U.S. Route 19, but a significantly higher percentage of large truck traffic.
20 City of Thomaston Master Plan

Existing Conditions

VIEW SOUTH

South of Downtown, pockets of residential areas are bordered by commercial properites.
Immediately outside of the Downtown commercial blocks, much of the space is occupied
by the R.E. Lee Institute and Glenwood Cemetery. Other historically significant sites include
the Old First Methodist Church, the Thomaston-Upson Archives, Britt House, Grace Primitive
Baptist Church, and Scott-McDaniel Home.

VIEW WEST

Like the southern portion of the study area, the west contains residential pockets. Several
of the historic homes here are of high architectural quality, including the Atwater, Crawford,
Gibson, and Woodall Homes. State Route 74 divides the area, splitting and becoming bidirectional immediately outside of Downtown. As can be seen in the aerial image, the First
Baptist Church occupies much of the space here, a lot of which is surface parking.
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STUDY AREA FACTS

• 218 COMMERCIAL

The study area consists predominantly of commercial properties with
an existing building footprint, both active and vacant. High-density
parcel vacancy can be found in the blocks surrounding the courthouse
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MARKET ANALYSIS

While a variety of businesses currently operate downtown,
vacancies present an opportunity for supportive retail,
particularly dining and entertainment. In the entire study
area, only seven dining options are available, none of which
classify as “fine dining”. Only three options are availabe in
the historic district. The Ritz Theater is currently the sole
property offering entertainment downtown and will remain
a vital asset. A high number of salons and law offices exist,
but there are few open retail spaces and few downtown
living options. Worth noting, too, is that the courthouse
square is one of the few public spaces in the study area.
However, existing back-of-building lots and alleys provide
opportunities for making pedestrian-focused spaces out of
underutilized property.

$30 million

market gap for full-service dining

$18 million

$10 million

N Green St

N Church St

N Center St

market gap for home furnishing stores
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Downtown Thomaston

OFFICES

REALTY

E Main St

W Main St

MASSAGE &
CHURCH
TATTOO
PHOTOGRAPHY
BILLIARDS

UPSON COUNTY
COURTHOUSE
HOME GOODS

CAR MUSEUM

WAREHOUSE

E Gordon St

W Gordon St
SALON
DINING
BEAUTY
DINING
BANK
SUPPLY
BOUTIQUE

LAW OFFICE,
LOANS

SALON

CONSIGNMENT
RADIO STATION

S Church St

AUTO
DETAIL

WINDSTREAM

DINING

S Center St

S Green St

FIRST BAPTIST CHURCH

W Lee St

S Hightower St

RITZ THEATER

SALON

CONVENIENCE
STORE/GAS

LEATHER
REPAIR

E Lee St

S Hightower St

BANK

S Church St

BANK

City of Thomaston Master Plan 23

Existing Conditions

Building Conditions
A healthy stock of historic buildings exists within the study area, many of which are in acceptable
condition. These buildings reside primarily within the Downtown Historic District and to the
northeast of downtown around the historic train depot. The most common treatment observed
on downtown buildings was the attachment of metal cladding, concealing much of the facade.
Fortunately, this tends to be a superficial treatment that is easily reversible. Back-of-building spaces
tend to be cluttered with utilities and somewhat neglected aesthetically, though generally not altered to
the same extent as the facades.
In the area this master plan refers to as the Rail District, several historic buildings remain including
the former Upson Alliance Cotton Warehouse, Freight and Passenger Depot, and former Thomaston
Lumber Company building. In most urgent need of revitalization is the warehouse building which
appears to have suffered roof damage. Preserving and achieving an active commercial use of this and
the other historic buildings in this area would be a significant accomplishment and valuable ammenity
for the city.

Former Upson Alliance Cotton Warehouse

Metal cladding covering facade, Center Street

Behind Center Street building, near Hightower

Boarded facade, Church Street
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1948
Comparing this aerial photo of Gordon Street from 1948 to the present day, changes to the building
facades are clear. Like several other buildings downtown, 109 W Gordon Street has had alterations to
the entry and metal cladding placed over its facade, concelaing the transom windows. This building
and present-day Slices Pizzeria at 113 W Gordon Street were covered with stucco at some point in their
history. This is generally an irreversible treatment and should be discouraged.

2021
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Existing Conditions

STREET PRESENCE:
Street presence describes how the design of a building allows it to interact with its
surroundings. A visual connection between the street, sidewalk, and building can greatly
influence how much pedestrian interaction a building receieves, and, therefore, be a major
factor in the success or failure of the occupant business.

While the materiality of this building is appropriate for downtown, its interaction with
the street is limited to the corner of the block. Its side brick expanse facing the courthouse
square tends to disrupt the rhythm of other downtown facades. When possible, the city
should discourage infill development that doesn’t add to the downtown street presence.

When necessary to alter facades, business owners should be encouraged to avoid using
materials that clash with historic buildings, detract from the character of downtown, or
create an ominous or unwelcoming aesthetic. Developing a pallette of historically mindful
colors and materials to implement downtown could help avoid such situations.
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Existing Conditions

These historic buildings
located downtown
exemplify the concept of
positive street presence.
Open, uncluttered
facades make them
appear welcoming and
each is in harmony with
the historic character
of downtown. Left,
preserved materials like
the prismatic glass tiles
in the building’s transom
are unique aspects of
historic buildings whose
preservation should be
encouraged. Below,
seating and items
displayed on the sidewalk
blur the boundary between
building and pedestrian
space, encouraging
passers-by to interact and
explore.
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Existing Conditions

Existing Streetscape & Pedestrian Infrastructure
Streetscape refers to the features and conditions of an urban roadway design. Successfully designed
streetscapes recognize streets as a place for people of all ages and abilities as they engage in diverse
activities, regardless of their mode of transportation, and can help define community identity, health,
economic activity, social cohesion, aesthetic quality, opportunity, and mobility. Currently, Thomaston’s
streetscape infrastructure is concentrated in the area immediately outside the courthouse square on
Center, Church, Gordon, and Main Streets.
New street trees have been installed on Gordon
Street which will greatly enhance those spaces
in the future. However, the pattern of lighting,
benches, and street trees generally does not
extend past the courthouse square’s immediate
vicinity. Extending the current pattern to the
peripheral streets of the courthouse square would
likely be effective in activating less frequented
areas, calming traffic by presenting visual cues
one is entering a pedestrian-centered area, and
spreading the existing aesthetic appeal of the
streets framing the square.
Bumpouts around courthouse square provide seating and shade

MAIN STREET

GORDON STREET

Generous sidewalks and street trees improve the feel of downtown. Expanding this aesthetic will be highly impactful.

CENTER STREET

HIGHTOWER STREET

The pattern of streetscape ends outside of the courthouse square. These areas tend to be less accomodating to pedestrians.
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DOWNTOWN STREETSCAPE ANALYSIS
Pictured below and identified on the following map are deficiencies identified in the existing
streetscape. Some examples included missing crosswalks, excessive curb cuts, and signage and
utilities obstructing the sidewalks, creating unsafe or awkward conditions for pedestrian traffic.

Intersection of Hightower and Thompson Streets

Intersection of Church and Lee Streets (NE)

Intersection of Church and Thompson Streets

Intersection of Center and Lee Street (NW)

Intersection of Center and Lee Streets (NE)
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Intersection of Center and Thompson Streets

Missing ADA ramp

Oversized Curb Cuts

No Curb

THOMPSON ST

No Curb
Undersized Bumpouts
Obstacles in Sidewalk
No Crosswalk
Narrow Sidewalk

Missing
Crosswalks

No Sidewalk
Substandard Parking
No Landscape Buffers

Pavement
Deteriorated

Oversized Curb Cuts
Narrow Sidewalk

No Curb

No Curb

Missing Crosswalks

MAIN ST

No Curb

HIGHTOWNER ST

CENTER ST

GREEN ST

CHURCH ST

Only One
Accessible
Entrance

Missing Crosswalk

GORDON ST

Continuity of Urban Fabric:
- building setbacks close to sidewalk
- building density
- historic buildings
- foot traffic, activity
- feeling of walkability

Excessive Curb Cuts
Undersized Bump Outs
Driveway Impedes Sidewalk

Utilities in Sidewalk

Accessibility Concerns
at Intersection :
- Missing ADA ramp
-Obstacles in sidewalk
-Missing Crosswalks

Narrow Sidewalk
No Crosswalk
& Excessive Curb Cuts

Poor Sidewalk Condition
Excessive Curb Cuts
Excessive Curb Cuts

Excessive Curb Cuts
Very Poor Accessibility
Obstacles in Sidewalk
& Undersized Bump Outs
Unnecessary Curb Cuts

LEE ST

Existing Conditions

Vehicular Circulation
Because Upson County’s three main
arterial roads converge in Downtown
Thomaston, the city is subjected
to high volumes of traffic daily, a
notable portion of which is large truck
traffic. While this can be beneficial
in providing visibility for businesses
downtown, persistent traffic can create
an intimidating pedestrian experience
as well as increased noise. Additionally,
slip lanes make up the perimeter of the
courthouse square bordering rows of
angled parking. This design not only
results in increased road widths overall,
but makes it necessary for pedestrians
to enter the slip lanes and use striped
traffic islands to cross the road.
Aerial view of traffic circulation around courthouse square.
Because wide roads tend to correlate
with increased rates of speed, especially in the absence of visual cues that indicate pedestrian use,
mitigating these issues will be vital for the success of Downtown.
With the exception of U.S Route 19, the one-way pair roads transition to two-way immediately
outside the Downtown Historic District. While daily traffic counts are somewhat reduced in
those areas, the percentage of large truck traffic increases and the roads remain relativley wide,
many having several feet of unused surface outside of the lanes.

Curbline-to-curbline widths.

34 City of Thomaston Master Plan

Pedestrian entering traffic island at intersection of
Church and Gordon Streets

Existing Conditions

REGIONAL DRIVE TIMES & DAILY TRAFFIC COUNTS:

1 hr
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UPSON COUNTY
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Regional Drive Times
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N Hightower St

N Church St

N Center St

W Thompson St
N Green St

Existing Conditions

Parking

E Thompson St

Public parking in the study area is concentrated
downtown on the streets and blocks immediatedly
surrounding the courthouse square, and southeast of
downtown, near the R.E. Lee Institute. The majority
of public parking in the Downtown Historic District
is angled or parallel, with the exception of three
paved surface lots totalling 42 spaces. As can be
seen in the aerial image below, a large portion of the
public spaces downtown line the courthouse square,
bordered by slip lanes, opposite parallel parking
lining the commercial building frontage. While
angled parking within the slip lanes and parallel
spaces on the active highways create a precarious
condition, street parking has a traffic calming effect,
generally, and should be preserved in some capacity
Map of downtown showing public parking in green hatching
if not hazardous.

E Main St

S Church St

W Main St

and private lots in black hatching.

It does not seem that downtown is deficient in
parking, though the perception of limited parking STUDY AREA STATS:
seems to be an issue. Strategies for shifting that
focus could include better signage indicating
public parking, designating a lot for court traffic,
PUBLIC
PRIVATE
which is prominent downtown, and encouraging
SPACES
SPACES
pedestrian traffic, from both within and outside
downtown, with improved streetscapes.

S Center St

S Green St

W Lee St

E Lee St

DOWNTOWN STATS:

S Hightower St

E Gordon St

W Gordon St

Public Parking

Cedarwood Ln

Aerial view of downtown with public parking spaces highlighted in green.
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S Church St

450 1800 251 234
Private Parking

Building Footprints

PUBLIC
SPACES

PRIVATE
SPACES

PUBLIC PARKING

Though a high amount of surface area is devoted to parking, particularly in the downtown periphery
where several large surface lots exist, much of it is private. Many have signs prohibiting public use. These
lots are generally vacant as they tend to be larger than the affiliated business demands for parking. Some
are also in poor condition with fatigue cracking, potholes, and crumbling edges. Exploring agreements
with private owners of these lots that creates public parking or purchasing the parcels for an alternate use
should be a long-term strategy for the city.

Corner of S. Hightower Street and E. Gordon Street

Corner of N. Hightower Street and E. Main Street

S. Hightower Street, behind 106-116 E. Main Street

S. Hightower Street, behind 103 E. Gordon Street

Corner of E. Thompson Street and N. Hightower Street

N. Church Street and N. Center Street

Existing Conditions

PRIVATE PARKING
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Internet Service
The City of Thomaston is currently serviced by two primary internet providers: Windstream and Charter.
In Downtown Thomaston, Windstream is in the process of installing fiber optic cable which, upon
completion, will provide downtown with up to 1 gigabit (1000 megabits) per second internet connection.
This will be a vital step towards recruiting businesses downtown and allowing existing businesses to run
more efficiently and expand.
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Vision & Implementation

visioning
Preserve, Enhance, Expand
The visioning & implementation process for this master plan prioritizes the celebration of
Thomaston’s hisoric features through architectural and urban design best practices that reinforce
the character of the city. The existing stock of historic buildings, including the Upson County
Courthouse, Ritz Theater, historic homes, churches, commercial and industrial buildings, are
valuable assets that establish the identity of the city and make it unique. Proper treatment of
these assets, both aesthetic and structural, is vital to the success of downtown. Vital, too, is the
fabric that establishes connectivity between those assets. Enhancing pedestrian and streetscape
infrastructure like sidewalks, lighting, and street trees not only adds to the aesthetic appeal, but
creates a welcoming and safe environment for pedestrian activity. Enhancing neglected spaces in
the urban fabric like alleys and back-of-buildings also improves the pedestrain experience and
creates incentives for new businesses. Vacant structures and underutilized parcels in the study area
outside of downtown will eventually present an opportunity for growth. While the initial focus
should be on achieving a thriving downtown, using space in the downtown periphery to meet the
gaps in community needs and desires should remain a long-term goal. For example, as indicated
by the market analysis, lodging and market-rate sales and rental housing are unmet demands in
Thomaston. Large, underutilized parcels like those northeast of downtown are ideal locations to
integrate both housing and lodging that also make use of historic assets in that area like the cotton
warehouse and train depot. Gentle growth that is sensitive to site context not only fills market
voids in this case, but also serves to protect the historic structures that give the place its unique
character.
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The visioning concepts that follow have been informed by a thorough market analysis
of the study area and Upson County, broadly, and six strategic elements developed from
that analysis. Each concept is a small part of a holistic vision with the goal of fostering
conditions in Thomaston that are conducive to healthy economic growth and a high
quality of life for residents of the city.

Vision & Implementation

Informed Design...

Strategy Element Breakdown:
1. EXPAND DINING AND ENTERTAINMENT: Dining and entertainment is the largest

2.
3.

market gap in Thomaston and the most appropriate for downtown. Market analyis
recommends an inital square footage of 18,000 to 20,000 be added to the study area, and
at least one venue large enough to support regular music entertainment.
ENCOURAGE UPPER FLOOR MARKET-RATE LOFT APARTMENTS: Market analysis
recommends the addition of 15 to 25 units as part of an upper floor apartment conversion
downtown.
PROMOTE & EXPAND SPECIALTY HOME FURNISHINGS: Specialty home furnishings is
a $10 million gap. Thomaston is currently something of a hub for the market as it attracts
customers from well beyond a 20-mile radius. Market analysis recommends an additional
20,000 to 30,000 square feet be added.

4. ENCOURAGE CONSTRUCTION OF NEW MARKET-RATE SALES & RENTAL HOUSING:

5.

6.

Demand for near-downtown one- and two-bedroom market-rate apartments presents an
opportunity for underutilized parcels to accomodate new construction, particularly those
within walking distance of downtown. Market analysis recommends an initial addition of
20 new apartments.
ENCOURAGE BOUTIQUE LODGING FACILITIES: The lack of lodging in the study area
should be addressed as it is a sector that would support both the existing activity at the
regional medical center and the growing home furnishings market. Market analysis
recommends the addition of 25 to 30 lodging rooms over the next five to ten years.
GROW WOMEN’S APPAREL AND RELATED ITEMS RETAILING: Women’s fashion
is a growing niche in the retail market in Thomaston, making up 25% of the $13.4
million market gap in clothing stores. Market analysis recommends adding 10,000 to
11,000 square feet to downtown in the form of boutiques, jewelers, cosmetic and beauty
suppliers.
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Vision & Implementation

Strategy Element Support:
Addressing each strategy element will require support from the City of Thomaston. Responsive
entrepreneurial technical assistance to support early-stage restauranteurs and retailers should be
prioritized. Joint efforts by the Thomaston-Upson Chamber of Commerce and the Georgia Small
Business Development Center can meet this need. For example, establishing a restaurant loan
fund to finance a portion of the higher fit-out and equipment costs of restaurants compared to
other retail/service businesses would proactively help recruit restauranteurs and close the large
market gap for full-service restaurants in Thomaston. Coordinated promotion and marketing
of the multiple local businesses in the home furnishings sector under the umbrella of a citywide marketing initiative would also be highly impactful, along with expanding business/civic/
governmental events and entertainement programming targeted to attracting more distant
home furnishings customers, especially on designated weekends. These initiatives would, in
turn, support local restaurants and lodging. Expanding arts & entertainment programming in
Downtown Thomaston would also be supportive of the historic Ritz Theater, a unique downtown
asset with great potential.
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preserve
Building Enhancement
Exhibiting “street presence” and aesthetic cohesion with the setting are two vital qualities historic
buildings contribute to a successful downtown. A building will inevitably be subjected to alterations
over time, either for structural upkeep or aesthetic modification. The goal should not necessarily be to
achieve the purest form of restoration, but to assure the building maintains its historic character and is
a functional asset to the city. Generally, the most impactful way to reactivate a historic building that has
undergone significant alterations is by enhancing its facade. As the building’s face on the street, the facade
is the first feature we encounter and by which our first impression of a building, and, therefore, business is
made.
Within the study area, several historic structures have undergone alterations which have detracted from
their historic character. Some examples have been included on the following page. Fortunately, the vast
majority are impermanent, superficial modifications. It is vital that the city prioritize the enhancement of
modified buildings and the preservation of those in good condition to ensure a successful downtown.

BUILDINGS IDENTIFIED AS CANDIDATES FOR
FACADE ENHANCEMENT

MAIN STREET

GORDON STREET

CHURCH
STREET
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CENTER
STREET

103 E Gordon Street

108 E Main Street

107 S Center Street

106 S Center Street

110 W Main Street

114 E Main Street

Vision & Implementation

PHOTO SAMPLE OF FACADE ENHANCEMENT PROJECTS
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FACADE DESIGN ASSISTANCE
The City of Thomaston Downtown Development Authority currently offers a facade grant matching
up to $5000 for businesses located within the DDA District undergoing facade improvements. Making
new business owners aware of the program and ensuring downtown design standards are maintained
for recipients of the grant will be pivotal in transforming downtown and restoring its historic character.
Marketing city-sponsored business assistance like facade grants can also be a critical factor in drawing
new businesses to fill vacancies and should be included on marketing materials and city websites.
Furthermore, the city can consider expanding the grant to include back-of-building facades. As part of
a proposed effort in this master plan to utilize inner block spaces for pedestrian activity, enhancing the
exteriors that define those spaces will be an important step towards establishing their new function.

FACADE REDESIGN EXAMPLE
low-profile
storefront lighting

historic color
palette

transom
windows
flat metal
awning

period
accurate
commercial
storefront

This building at 107 S Center Street should be considered a priority for facade enhancement
as it is located downtown around the courhouse square. The existing condition of this
building is pictured on the previous page. As the rendering shows, minor changes to the
building facade can greatly enhance the appearance.
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3/4 lite
wood
commercial
door

The addition of residential units to a downtown can create new energy and expand economic growth
while simultaneously strengthening the sense of community. Residential units bring human investment
vital for future social and economic revitalization efforts. Increasing residential use of the downtown can
spur the growth of markets that cater to morning, evening, and weekend crowds, families, students, and
professionals. New residents offer on-the-ground resources to support the expansion and diversification
of downtown’s businesses and hours-of-operation while activating the city core and offering advocacy
and volunteerism that can be harnessed to grow programmatic opportunities like festivals and markets.
Ultimately, the potential for positive outgrowth that results from the addition of residential units to a
downtown can be leveraged to improve the quality of life for all of Thomaston’s residents.

Vision & Implementation

Market-Rate Loft Apartments

Highlighted below are properties downtown with a second story either
immediately available to accomodate apartment-style residential or expected
to be available in the near future.

~50,000 SQ.FT. TOTAL
POTENTIAL UPPER FLOOR
APARTMENT SPACE
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Thomaston can support successful adaptive reuse projects that incorporate upper floor residential
units through both policy-focused and financial measures in order to stimulate initial investment in
the idea. In particular, the gap between rental prices and investment costs may need bridging through
city investment. Investment approaches could include working with a group of local lenders to create a
public/private Upper Floor Apartment Loan Fund to finance rehabilitation/conversion costs of the first
15-20 apartments. This is an avenue worth exploring on the part of the City of Thomaston as prolonged
building vacancies disrupt downtown’s vibrancy, add to the building’s risk of further degradation, and
steal the potential of these properties to support future growth.
Targeted economic policy may also take the form of city investment in residential-supporting
infrastructure projects. These investments might include the conversion of city parking lots to
consolidated residential lots, the provision of additional street furniture and lighting to downtown
streets, parking lots, and alleyways, assistance to property owners by building consolidated emergency
and rear access stairs, and guaranteeing utility tie-ins. Facade improvement grants also offer Thomaston
the opportunity to prioritize projects that include upper floor residential conversions during funding
considerations.

In addition to economic investment, Thomaston can invest in the promotion
of the adaptive reuse of vacant upper floor real estate for residential use by:

• surveying all vacant buldings and identifying those with the best potential for
reuse
• reconsidering and amending current bulding codes to better facilitate the process
of adaptive reuse and residential reclamation
• facilitating the creation of shared parking and shared access agreements between
properties
• streamlining the permitting process for property owners and builders
• partnering with property owners to actively market a few prime properties
• offering “ready to go” investment opportunities of key properties: these are
adaptive reuse projects that have gone through the architectural and engineering
process, and have been pre-approved and pre-permitted for conversion to
residential housing units.

GORDON STREET
~5,000 sq.ft. potential apartment space
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CENTER STREET
~2,500 sq.ft. potential apartment space

“Preservation through purpose” conveys the importance of active businesses occupying historic
buildings and keeping vacancies low. One of the most important determinants of a building’s fate is
its sustained occupation. Thomaston is fortunate to have several properties as candidates for adaptive
reuse development both immediately and in the near future. Strategic reuse of these properties has the
potential to generate strong economic momentum for the city.

Vision & Implementation

BUILDING & PARCEL REUSE

Thomaston Fire Department
Following relocation of the
deparment, the building at 121
W Thompson Street will provide
an opportunity for a market
gap in Thomaston to be filled.
A restaurant offering indoor/
outdoor dining, brewery, bakery,
or coffee shop would be logical
businesses to fill the space near
the historic downtown.

EXISTING

PROPOSED
Completed, the former fire department building will be capable of providing 5,600 sq.ft.
market space for a restaurant, coffee shop, brewery, or related business.
City of Thomaston Master Plan 49

Vision & Implementation

Upson Alliance Cotton Warehouse
The Upson Alliance Cotton Warehouse at 308 N Hightower Street is part of a character area described in
this master plan as the Rail District and one of a number of buildings in its area that formerly operated
around railroad commerce. The building appears to have significant roof damage, but maintains its
historic character. The large space (over 17,000 sq.ft.) has the potential to accomodate a variety of
businesses that fill the market gaps identified such as a brewery, restaurant, or event venue. The large
parcel would also afford the business enough outdoor space to place seating and a stage. This property is
also seen as particularly valuable due its proximity to downtown and location a block off busy US-19.

BEFORE

AFTER

109 S Briggs Street, Valdosta, Georgia. This former waterworks building for the City of Valdosta was over 100 years
old when it was converted to a brewery. Period-correct structural renovations and a flexible outdoor space allowed
the business owners to refresh the building for modern use while maintaining its historic integrity.
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Community input sessions highlighted the demand for a farmer’s market in the study area. A vacant parcel
owned by the city on the corner of Gordon Street and Hightower Street offers ample space for a permanent
structure to host a regular farmer’s market, as well as city events. The conceptual renderings below
illustrate a layout that provides parking, concentrated at the edges of the parcel away from the street and
sidewalk, a permenanent structure, and flexible-use space for seating or additional vendor stations.

Vision & Implementation

Downtown Farmer’s Market

Perspective view

HIGHTOWER STREET

GORDON STREET

Plan view
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Upson County Courthouse & Square
In light of proposals to construct a new
county courthouse and administrative
building, adaptive reuse of the existing
courthouse downtown should begin to be
considered by the City of Thomaston and
Upson County. Mindful of maintaining
the historic integrity of the building, it is
recommended the second floor be utilized
as an event space or similar use that would
incur minimal changes. The lower floor
presents an opportunity for a number of
uses. The subdivided rooms could offer
short- and long-term incubator spaces for
small-footprint retail or professional offices.
It may also be possible to incorporate a
permanent welcome center on this floor.
A second consideration for the courthouse square is removal of the slip lane and alteration of the parking
layout. A commonly echoed concern about downtown is the speed and noise of traffic for which the
city has explored and advocated rerouting at least one of the major roads. As state and U.S. highways,
alterations to the road would entail cooperation and approval from the bodies governing them. Regardless,
having plans ready will put the city in a much better position to capitalize on the opportunity when it
arises. Lastly, to maximize usable lawn space, future additions to the square such as landscaping and
monuments should be consolidated at the building perimeter. Shown below are two potential iterations
of the courthouse square.

extended lawn space

Removing parallel parking spaces on the blocks surrounding
the courthouse square and the slip lane increases sidewalk
width and constricts the road, helping to reduce traffic speeds
in downtown.
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Removing half of the angled parking spaces on the
courthouse square and eliminating half of the parallel
parking spaces on the blocks surrounding the square, as
well as the slip lane, increases pedestrian space around the
courthouse, constricts the road, and allows more trees to be
planted downtown.

Streetscape
Like most historic downtowns, Thomaston was designed at a pedestrian scale. Blocks are reasonably
sized, creating a permeability and interconnectedness inherent in the town layout that can be harnessed
to build a dense network of pedestrian routes and accomodate automobile traffic simultaneously. A wellfunctioning streetscape as the physical environment that establishes the relationship between pedestrian
and vehicular traffic is vital for the success of a downtown.

Vision & Implementation

enhance

Interventions to the streetscape should initially involve improving the existing infrastructure. For
instance, repairing damaged curbs and sidewalks, enlarging bumpouts, replacing vegetation and
installing crosswalks should be a priority for the city. As aforementioned, streetscape infrastructure
like lighting and trees are currently concentrated downtown on the streets immediately outside the
courthouse square. The second priority should be to expand streetscape infrastructure. Enhancing
peripheral streets will not only help activate those areas and improve pedestrian safety, but will also be a
visual indicator to motorists that announces the entrance to downtown.

crosswalks

Part of the overall strategy for reducing traffic speeds and enhancing pedestrian safety is installing
crosswalks where they do not currently exist and creating more visually acute crosswalks in the
downtown and downtown periphery. Doing so will create one visual cue to alert motorists that
they are entering a reduced speed, pedestrian-centric zone. Short-term, painted or thermoplastic
brick should be considered. The city may also find locations to incorporate artistically inspired
crosswalk designs. Long-term the city may decide to persue a more permanent option such as raised
pedestrian intersections.

Thermoplastic brick print crosswalk

Graphic demonstrating raised intersection,
National Association of City Transportation Officials

City of Thomaston Master Plan 53

Vision & Implementation

curb extensions
Like crosswalks, curb extensions, or bumpouts,
contribute to pedestrian safety and traffic calming.
Several streets in the study area are wider than
necessary. When lanes are constricted, drivers tend
to slow down. Curb extensions also provide a buffer
between pedestrians and the roadway and access into
and out of the crosswalk.

street trees

Graphic demonstrating gateway curb extension,
National Association of City Transportation

The traffic calming effect of curb extensions can be
bolstered by the presence of street trees. Tree-lined
streets visually constrict the roadway and encourage
slower driving. Having sufficient tree coverage can
also create significantly cooler surface conditions and
overall provides a softer, more welcoming aesthetic.
Below, the rendering shows how visually acute crosswalks, enlarged
curb extensions, and ample vegetation can alter the condition of an
intersection.

INTERSECTION OF CHURCH STREET AND MAIN STREET
aerial view

TREES,
SHRUBS,
FLOWERING
PLANTS

ENLARGED
CURB
EXTENSION

RAISED
PEDESTRIAN
ISLAND
VISUALLY
ACUTE
CROSSWALK

54 City of Thomaston Master Plan

EXISTING

Currently, street trees and lighting are concentrated on the streets around the courthouse square. This plan
recommends implementing a system of street hierarchies for the study area that guides future expansion of
streetscape outward from downtown. Identifying street hierarchies can streamline the application of streetscaping
standards and assist in determining priority streets most in need of intervention. For instance, primary
streetscapes will be those found in the commercial downtown core and should prioritize pedestrian-level
interventions like landscaping, signage, furniture, and lighting. Streets that are connectors to residential areas will
be classified as secondary streets and will require fewer trash cans and benches, but will benefit from lighting and
trees. Secondary streetscapes will also serve to strengthen connections to areas of interest outside of downtwon
like the Upson Regional Medical Center and associated medical park.

Vision & Implementation

streetscape expansion

Investment in a cohesive set of streetscaping standards, applied thoughtfully throughout the study area, will
enhance walkability for visitors and residents while providing aesthetic and economic value for the city.
Expanding outward will also help achieve the goal of reducing traffic speeds entering downtown. Visual cues
like street trees and lighting notify motorists that downtown is approaching. Achieving that effect as far outside
downtown as possible can be expected to produce a safer environment for all.
PRIMARY STREETSCAPE
elevation

Primary streetscapes will exhibit more tightly spaced trees and lighting. This serves to keep the most active
pedestrian areas welcoming and shaded during the day, and well-lit in the evening for safety and enhancing
the nightlife of the city.

SECONDARY STREETSCAPE
elevation

Secondary streetscape improvements can expand the existing boundaries of the downtown core. Spacing
increases between the streetscape elements and lighting is typically heightened to cast more light on the road.
Transitioning to a secondary streetscape from primary keeps the study area unified while meeting the needs
of streets that are predominantly residential.
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One goal of expanding streetscapes is activating peripheral spaces. While filling vacancies in
the downtown core—the buildings immediately surrounding the courthouse square—should
remain a priority for the city, activating downtown’s periphery by providing the infrastructure that
will make those spaces more attractive to pedestrians and potential business owners will allow
more gaps in the market to be filled and establish a more solidified downtown footprint. As a
natural corridor to the northeast portion of the Historic District and the proposed Rail District,
Hightower Street is a candidate area for streetscape enhancements, particularly where there are
currently vacancies. Hightower Street also experiences reduced traffic being one block removed
from US-19 North. While this can create a safer pedestrian experience, it can also leave the area
overlooked by visitors if vacancies persist.

Vision & Implementation

Activating the periphery:

HIGHTOWER STREET
perspective, view north

This rendering shows how a streetscape enhancement of Hightower Street may appear. Removing 4-5 parking
spaces allows for curb extentions to be installed with street trees and plantings without reducing the sidewalk.
Uplighting trees along with exterior building lighting can suffice when space is too limited for street lights.
While removing parking spaces is generally met with resistance, the impact would be minor at this location.
Additionally, a large parking lot directly across the buildings shown would be sufficient to service the
businesses at this location and the adjacent block were the city able to secure it for public use.
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Alleyways & Inner Blocks
Simple enhancements to existing alleyways hold exciting potential to increase the “people spaces”
available in downtown Thomaston with relatively low financial burden. Clean, back-of-building
spaces appear intended for pedestrian use while neglected spaces tend to be underutilized.
Simple interventions can make an outsized impact in terms of inviting people to these overlooked
amenities, and enhancing the overall downtown experience. Areas too narrow for permanent seating
or other traditional park-like repurposing projects, can be elevated with decorative lighting, paver
material changes, or with rotating art installations or murals.
Utility relocations or screenings should also receive consideration during alley enhancement
projects. Utilities may interrupt the perception of alleys as safe and active areas for human use.
Once these alleyways are reborn as “people-space,” they can supplement alternative transportation
network improvements, connect complimentary businesses (fine dining options and movie theatres,
for example), and further emphasize the historic character of Thomaston’s downtown.
Building new pedestrian spaces for diverse uses will add to the vibrancy of the downtown experience
and become increasingly important as residential units are added downtown. As the boundaries of
Thomaston’s downtown expand and infill development progresses, it will require an ongoing effort
of the part of the city to simultaneously expand the network of public spaces alongside and into new
developments.

Alley improvements between Center Street and Church Street including replacemnt of windows
and doors, potted plants, and lighting. Simple enhancements can activate back-of-building
spaces, providing a new experience for business patrons.
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The map of downtown below highlights the multiple locations where existing alleys and back-of-building
space can be utilized to create the pedestrian-centric spaces, which are currently scarce, that residents wish
to see based on community input. Existing sidewalks are traced in yellow dash. Alleyways are traced in
green dash with arrows. Inner block spaces are highlighted in green. Conceptual plans for the North and
South blocks of downtown are shown on the pages that follow.

Vision & Implementation

PEDESTRIAN CONNECTIVITY

NORTH BLOCK
CENTER STREET

CHURCH STREET

MAIN STREET

GORDON STREET

SOUTH BLOCK

City of Thomaston Master Plan 59

Vision & Implementation

SOUTH INNER BLOCK

Even with limited space,
back-of-buildings and large
alleys can accomodate
seating and vegetation,
as this character example
shows. Adding bistro tables,
lighting, vegetation, and
hardscape made what was
a vacant lot, formerly a
building, into a functional
pedestrian space between
two restaurants.
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PLAN VIEW

Vision & Implementation

The block immediately south
of the courthouse square is
currently the most active
commercial space. It also
offers one of the the three
public parking lots near
downtown and alleyway
access to both Church and
Center Streets. A successful
inner block pedestrian space
here would offer flexibility to
accomodate a varity of uses
and enhance the experience
for patrons of the adjoining
businesses.

AERIAL VIEW
view north
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NORTH INNER BLOCK

Inner block spaces can become
highly functional and able to
accomodate a variety of uses. They
also offer respite from busy streets
and act as energetic nodes within
the greater pedestrian network.
For nearby businesses like
restaurants that can utilize them
for outdoor dining or hosting
events, they can be especially
valuable. This character example
exemplifies how an activated
back-of-building space in the
North Block of downtown could
be utilized.
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PLAN VIEW

Vision & Implementation

The block north of the
courthouse square currently
experiences less pedestrian
retail activity, but has high
potential with several
vacancies and a high building
density, most with access to
the large inner block space.
The interesting arrangement
of buildings and alleyways
creates an opportunity for a
unique pedestrian experience.
Like the south block, it will
be important for this space to
maintain flexibility of use to
accomodate the needs of all
businesses adjoing the space.

AERIAL VIEW
view northeast
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Announcement of Place
GATEWAYS
Gateways can take many forms. They often serve to welcome visitors with traditional signs, sculptures,
fountain, and/or landscaping elements. Gateways are also excellent opportunities to tie in branding
and marketing strategies, announce an identify to visitors, and celebrate city history. Importantly for
Downtown Thomaston, a gateway can make motorists aware the downtown is approaching, reducting
traffic speeds.

The proposed mural on Church Street welcomes motorists traveling south into Downtown Thomaston
on US-19. It is generally ill-advised to paint over historic brick. However, this building presents a great
opportunity for downtown entry signage as it has been painted over previously.
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Wayfinding elements can serve to guide downtown residents and visitors through the area, while
enhancing their understanding, experience, and comfort level. Successful wayfinding strategies rely
on consistent and clear visual communication to relay concise messaging. Wayfinding enhancements
can take the form of bright crosswalks, murals, street signage, street furniture, landscaping, and bike
infrastructure projects.
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WAYFINDING

This rendering of a proposed mural and plantings on Lee Street shows one way branding could be
incorporated into features like wayfinding and directing visitors to city amenities. This is shown on a
previously painted building, so covering historic brick is not a concern at this location.

BRANDING AND MARKETING
Downtown improvements can be bolstered
through coordinated branding and
marketing that redefines and reintroduces
Thomaston as a regional hub. It is
recommended that the City of Thomaston
contract a professional branding service
that allows input from community
organizations, such as the arts council, to
develop a branding and marketing strategy
that celebrates the history of the city, its
natural assets, and exhibits a concerted effort
by the city to draw visitors and potential
business. While a physical space may not be
immediately available for a welcome center,
deploying temporary, “pop-up” welcome
centers where feasible can be helpful in
dispersing marketing materials.
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expand

Greenway & Cycle Study
The map on the following page illustrates potential routes for bicycle infrastructure and multi-use greenways in
Thomaston. The suggested routes connect neighborhood residents to downtown Thomaston, local parks, schools,
and amenities. Suggested bike routes prioritize connectivity in the downtown core and extend into the adjacent
neighborhoods.
Neighborhood bike routes can be indicated with “sharrows” on pavement, with clearly marked signage at turns.
Sharrows indicate to both motorists and cyclists that a road is a designated bike route and experiences heavier than
normal bike traffic. Routes appropriate for “sharrow” marking are indicated in purple on the map.
Beyond roads with reduced speed limits, roads that can accommodate bicycle infrastructure are the next best
choice for bike routes. Roads equipped with protected bike lanes can be a safe and efficient option for cyclists to get
across town on larger roads or roads with heavy traffic at higher speeds. Routes appropriate for protected bike lanes
are indicated in yellow on the map.
As the following maps reveal, inactive rail, stream buffers, and lesser-traveled roads offer the potential for an
expansive greenway network for walking and cycling. Developing the greenway network using streams and rail
will also present an opportunity to expound on a city identity. Revitalizing and utilizing the natural and built assets
in the study area that were foundational in the development of the city lets the story of Thomaston be told in a
creative and functional way.

This heat map obtained from STRAVA showing frequency of bicycle traffic reveals that bikes are already
utilized to some degree on many roads in the study area. The proposed bike routes were informed by this
and other traffic data which gave an indication of the safest routes and the ones most likely to be used by
the public.
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“Rail District” Development
A notable gap in Thomaston’s current market is the absence of hotel or bed and breakfast style lodging. It was
also determined that there is potential for new market-rate sales and rental housing, but few options exist in
the study area. As the city begins to grow, opportunities to fill these gaps in the market should be pursued
carefully with consideration to location, size, and aesthetic. A portion of the study area north of downtown
this master plan describes as the Rail District is a likely location to accomodate larger developments.
Currently, this area consists of several vacant buildings and large, mostly underutilized parcels. Because
this master plan prioritizes expansion of markets like dining and retail downtown, these parcels have been
identified as potential locations for lodging and multifamily residential.

STRENGTHS:

•
•
•
•
•
•
•

concentrated historic building stock
near existing residential area
access to proposed rail-to-trail
walking distance to downtown
quiet, low-traffic street access
unique industrial character and history
support from medical center and
home furnishings market

Worn infrastructure can be a compelling feature in the
landscape that helps maintain a cohesiveness of character.
A weathered, industrial aesthetic should be maintained
wherever feasible.

Aerial view of the Rail District character area. Large, underutilized parcels, historic buildings and
infrastructure offer unique opportunities for development that fills gaps in the market.
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EARLY STAGE DEVELOPMENT
308 N HIGHTOWER STREET
GREEN SPACE
EXISTING BUILDING (cotton warehouse)

PROPOSED
RAIL-TO-TRAIL
ROUTE

EXISTING BUILDING

TRAIN DEPOT

This conceptual rendering shows how a hotel or similar development could fit in the Rail District character
area complementing the cotton warehouse on its large parcel. A considerable amount of pedestrian space is
made available, new streetscape infrastructure, and a shared open space between the cotton warehouse and
the new development. As shown in the Trail Study renderings, this location also has the advantage of being
near the proposed rail-to-trail route. Its proximity to downtown and separation from the busy US 19 split
one-way also add to this location’s potential.
Pictured below are existing hotels developed in a historic character area. Materiality, relationship with the
street, and thoughtful, human scale design allow these new developments to fit almost seamlessly into the
existing city fabric.

25 Lafayette Square, LaGrange, Georgia
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420 Williamson Street, Savannah, Georgia

Vision & Implementation

LATTER STAGE DEVELOPMENT
308-310 N HIGHTOWER STREET
APARTMENT/RESIDENTIAL

MIXED USE

EXISTING BUILDING
(cotton warehouse)

EXISTING BUILDING
PROPOSED
RAIL-TO-TRAIL
ROUTE

TRAIN DEPOT
EXISTING BUILDINGS

In this conceptual rendering, an apartment- or townhome-style development has been added, filling a
second gap in the market analysis. Pursuing this style of gentle density residential development is feasible
in the appropriate location. It is vital that any new development maintain the aesthetic of the Rail District
character area including through materiality, furnishings, streetscape infrastructure, and scale.
Pictured below are loft apartment-style developments and townhomes built at an appropriate scale and style for
their location. The materials exude an industrial feel, appropriate for the Rail District.

930 College Avenue, Athens, Georgia

2003 Marietta Road, Atlanta, Georgia
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COST ESTIMATE AND IMPLEMENTATION

5-year
•
•
•
•
•
•
•

Reuse of Thomaston Fire Department.................................................................................................$750,000
Branding and Marketing Strategy Development................................................................................$8,000
Farmer’s Market at The Crossing...........................................................................................................$225,000
Downtown Facade Improvement of Upson County Chamber of Commerce................................$40,000
Events and Business Use of Back-of-building Spaces.........................................................................$30,000
North Courthouse Square City- and County-Owned Property Designated Mixed Use..............City Council Approval
Alleyway Enhancements......................................................................................................................... $300,000

•
•
•
•

Streetscape Expansion and Improvement............................................................................................$1,500,000
Rail District Development......................................................................................................................$500,000
Begin Development of City Trail Network..........................................................................................$100,000
City Parking Lot Improvements .......................................................................................................... $100,000

10-year
beyond
•
•
•

Expansion and Completion of Trail Network.....................................................................................$1,500,000
Streetscape Expansion to Rail District.................................................................................................$500,000
Downtown Back-of-Building Pedestrian Spaces................................................................................$500,000

