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INTRODUCTION

Background

Dodge County is a geographically large county in the Southern Coastal Plain of Georgia,
strategically located in south central Georgia along U.S. highways 23, 341, and 280
approximately one hour southeast of Macon. Georgia’s 30" largest county in geographic size,
Dodge County has an estimated current population of about 20,500 persons. While its landscape
remains a rural, verdant paradise of forests predominated by southern yellow pines, livestock,
and small grain and vegetable based agriculture, it has a growing industrial base and retail sector
offering a diverse economy. The Middle Georgia College Aviation Campus in Eastman is
becoming a leading aviation education/instruction program. The City of Eastman, the county
seat, has a population of about 5,700 persons. It is located in central Dodge County along U.S.
341 and 23, and is the principal location of county commercial, industrial, governmental and
social activity. Other county municipalities include the City of Chauncey (2008 population
estimate of 304), the Town of Chester (1,514), and the cities of Milan (1,027) and Rhine (433).

Dodge County was established in 1870 from parts of Pulaski, Telfair, and Montgomery
counties. The area had originally been opened for settlement in 1805 following signing of a
treaty with the Creek Indians. The presence of the Ocmulgee River, fertile agricultural lands, and
abundant yellow pine forests encouraged its early growth. There were numerous, and sometimes
infamous, disputes over land ownership through the years. Transportation via railroad
development and exploitation of timber resources provided the most explosive growth in Dodge
County history. Its population grew to about 14,000 in 1900 and then exploded to 20,000 in
1910. This growth reached a peak of 22,500 in 1920, after which it decreased to less than 21,600
in 1930. The county continued to lose population until the 1970s, when slow, steady growth
resumed. Dodge County’s Census population was 15,658 in 1970, 16,955 in 1980, 17,607 in
1990, and 19,171 in 2000. Dodge County has not yet reached its 1920 population of 22,500, but
is projected to do so sometime in the early 2020s. Location, transportation, much available land
for all uses, community facilities, natural and cultural resources, and quality of life, along with
economic opportunity, continue to figure prominently in Dodge County’s future growth and
development as they have in the past.
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Purpose

The Dodge County Joint Comprehensive Plan is a comprehensive plan prepared under
the Standards and Procedures for Local Comprehensive Planning (Local Planning Requirements)
of the Georgia Planning Act of 1989. It is a joint plan for Dodge County and its municipalities
of Chauncey, Chester, Eastman, Milan, and Rhine. The plan was designed to meet the
legislation’s requirements for each local government to have a plan for its future growth and
development in accordance with the state standards. It is a full update of the previously joint
comprehensive plan first adopted in 1993, but is basically a new plan, prepared under new
standards.

As a comprehensive plan, The Dodge County Joint Comprehensive Plan is a critical
self-examination of Dodge County and its municipalities in the areas of population, economic
development, natural and cultural resources, community facilities and services, housing, land
use, intergovernmental cooperation, and service delivery; and a path for the community’s future
growth and development. The plan is truly a reflection of the community’s concerns and desires
for the future.

Format

The plan is organized by the two main components required by the Georgia Planning Act
and the “Local Planning Requirements:” the Community Assessment and the Community Agenda.
The plan does address the elements recommended for a comprehensive plan, an inventory and
assessment to determine where the community is and has been, what are the current trends, and
to help delineate and define issues and opportunities facing Dodge County and its municipalities.
The first section of the comprehensive plan, the Community Assessment, provides foundation and
context to decide what the community desires for its future growth and development, and how it
plans to achieve its vision.

This Community Assessment component and its examination of the community is
organized by element and the requirements of the “Local Planning Requirements.” It is an
objective inventory and analysis to illustrate existing conditions, issues, needs and opportunities.
It is written in executive summary format with accompanying detailed addendum to provide an
overview of major findings, to illustrate current conditions and trends, and to help frame the
context of identified issues and opportunities. It provides a concise and easily reviewed
foundation for consideration by the community and its decision-makers as they proceed to
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develop the comprehensive plan’s second, and truly most important section, the Community
Agenda.

The Community Agenda will delineate an overall community vision as well as specific
policies, implementation strategies for the community and its differing character areas. It outlines
the implementation program and activities which the community will utilize to achieve its vision
and address identified issues and opportunities. It will specify the pathways for achieving the
desired patterns of growth and development and realizing the community’s vision of a better
place to live, work, and recreate.

This Community Assessment includes the following:

» An analysis of existing development patterns and land use, including an
identification of areas requiring special attention and recommended character
areas for consideration in developing the Community Agenda;

e An evaluation of current community policies, activities, and development
patterns for consistency with DCA’s Quality Community Objectives;

e A list of potential issues and opportunities which the community may wish to
address; and

e A summary of key findings by planning element, the Summary Needs
Analysis, which helps illustrate identified needs, issues and opportunities and
provides context for the Community Assessment.

A separate Community Assessment Technical Addendum and Data Appendix provides
supporting data and information uncovered in the staff level inventory and analysis. Most data
tables can be found in this more detailed document. It contains more exhaustive background
information similar to the detailed inventory and analysis of the old comprehensive plan. This
data may be of potential interest to those wanting more specific information about the
community and its jurisdictions. The reader can refer to the Community Assessment Summary
Needs Analysis for a quick glance and summary of major findings and appropriate analysis of
existing conditions. It also provides information on potential issues, needs and opportunities
which the community may address.
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Community Participation Program

A Community Participation Program as required by the Local Planning Requirements to
identify the scope and techniques of planned public participation of the plan (most importantly,
the Community Agenda) is also included. The final components of the plan will include the
Community Agenda as well as other appendices to address the Dodge County Service Delivery
Strategy. The Service Delivery Strategy is being updated concurrently in accordance with
Georgia Department of Community Affairs’ requirements and to insure consistency and
coordination.

Plan Development

As stated, The Dodge County Joint Comprehensive Plan is being developed in
accordance with the guidelines of the Standards and Procedures for Local Comprehensive
Planning. It is being prepared with considerable community and public involvement, even at the
Community Assessment stage. The Dodge County Joint Comprehensive Plan Executive
Committee was comprised of elected and appointed members appointed by the Dodge County
Board of Commissioners and the municipalities. This Executive Committee was responsible for
policy direction and direct local government input and supervision. A Local Plan Coordination
Committee will be formed to seek wide community stakeholder input and help develop the
Community Agenda. It will be comprised of the Executive Committee members and other
representatives from public and private agencies, entities, and stakeholders important to the
planning process. This process will involve even more citizens. Representatives are planned to
include those from the Chamber of Commerce/Industrial Authority, school system, public
agencies, environmental and cultural groups, social organizations, and other business and
community leaders. This will allow for better coordination and a wider range of community
input, both public and private, while insuring direct liaison and representation of a steering
committee.

The public hearing required after the draft Community Assessment is prepared and prior
to its submittal was held on a joint basis February 18, 2010 at the Eastman City Council
Chambers. The Joint Plan Executive Committee met a number of times to review and help
identify any potential issues and opportunities and to delineate potential character areas. There
was extensive interaction. A final meeting to review the entire Community Assessment in draft
was also held. The Community Participation Program was reviewed and identified additional
planned public and community involvement.
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Staff from the Heart of Georgia Altamaha Regional Commission provided general
technical assistance, guidance, synthesis, analysis, mapping, writing, and editing assistance in
development of this plan. However, The Dodge County Joint Comprehensive Plan is a plan
being prepared by and for the people of Dodge County and its municipalities in the true spirit
and intent of the Georgia Planning Act of 1989. Ownership of this plan rests with the citizens
and governments of Dodge County. The overriding concern throughout the plan’s development
is the idea, “What can be done to make our community a better place to live and work in the
future?” It is the local citizenry who will benefit from plan implementation, and whose actions
are necessary to carry out the plan and bring about their desired future.
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EXISTING DEVELOPMENT PATTERNS AND
LAND USE

Introduction

Analysis of Dodge County and its cities’ existing development patterns and land
use is important in planning for the area’s future growth and development, including
provision of public services and facilities. Such planning can also help facilitate
sustainable economic development, natural and cultural resources conservation/
protection, rural landscape/character preservation, adequate and affordable housing

provision, and other desired community goals.

Existing Land Use

The existing land use patterns of Dodge County and its municipalities, or how the
land is presently being used, were examined by the Heart of Georgia Altamaha Regional
Commission’s Geographic Information Systems staff in 2009 by analyzing previous land
use studies, tax maps, and other available sources. A generalized land use map digitized
as a layer to an existing digital base map meeting DCA requirements resulted. Standard
land use classifications identified in the “Local Planning Requirements” were utilized as
categories, except that “agriculture” and “forestry” were separated because of the
dominance of these uses within Dodge County. The descriptions of these land use

classifications are defined as follows.
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Land Use Category Definitions

Residential: The predominant use of land within the residential category is for single-
family and multi-family dwelling units organized into general categories of net densities.

Commercial: This category is for land dedicated to non-industrial business uses,
including retail sales, office, service and entertainment facilities, organized into general
categories of intensities. Commercial uses may be located as a single use in one building
or grouped together in a shopping center or office building.

Industrial: This category is for land dedicated to manufacturing facilities, processing
plants, factories, warehousing and wholesale trade facilities, mining or mineral extraction
activities, or other similar uses.

Public/Institutional: This category includes certain state, federal or local government
uses, and institutional land uses. Government uses include city halls and government
building complexes, police and fire stations, libraries, prisons, post offices, schools,
military installations, etc. Examples of institutional land uses include colleges, churches,
cemeteries, hospitals, etc.

Transportation/Communications/Utilities: This category includes such uses as major
transportation routes, public transit stations, power generation plants, railroad facilities,
radio towers, telephone switching stations, airports, port facilities or other similar uses.

Park/Recreation/Conservation: This category is for land dedicated to active or passive
recreational uses. These areas may be either publicly or privately owned and may include
playgrounds, public parks, nature preserves, wildlife management areas, national forests,

golf courses, recreation centers or similar uses.

Agriculture: This category is for land dedicated to farming, such as fields, lots, pastures,
farmsteads, specialty farms, livestock/poultry production, etc., or other similar rural uses.

Forestry: Land dedicated to commercial timber or pulpwood production/harvesting or
other woodland use.

Undeveloped/Vacant: This category is for lots or tracts of land that are served by
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typical urban public services (water, sewer, etc.) but have not been developed for a
specific use or were developed for a specific use that has since been abandoned.

The generalized land use maps were provided to the local governments for review and
correction. The local governments utilized local knowledge by a number of staff and elected
officials to note corrections to the initial GIS maps. RC GIS staff then revised the digital
information. The resulting existing land use maps are shown on Map LU-1 for Dodge County;
Map LU-2 for the City of Chauncey; Map LU-3 for the Town of Chester; Map LU-4 for the
City of Eastman; Map LU-5 for the City of Milan; and Map LU-6 for the City of Rhine.

The GIS system is also able to determine acreages for the various land use
classifications in each jurisdiction. Table LU-1 provides the existing land use acreages for
Dodge County and each of its municipalities. Combined, agriculture and forestry land uses
account for about 89 percent of the land area of the county, with forestry accounting for over
two-thirds (67.4 percent) of all land use by itself. Agriculture and forestry land uses also
constitute nearly three-fourths (70.3 percent) of all land area land use in the City of Rhine,
followed by nearly two-thirds (64.6 percent) in the City of Milan, more than one-half (56.7
percent) in the City of Chauncey, and over two-fifths (42.8 percent) in the City of Chester. The
City of Eastman, the county seat, accounts for about 28 percent of total county population, and
about 63 percent of the county’s incorporated population. Eastman contains over 48 percent of
incorporated residential land use, although over 87 percent of county residential land use
acreage is in the unincorporated area. As expected, residential land uses are second highest
after Agriculture and Forestry combined for Dodge County and all of its municipalities.
Transportation/Communications/Utilities ranks next in land use county-wide, except in the
cities of Chauncey and Eastman where Public/Institutional land uses are the third most
prevalent (followed by Transportation/Communications/Utilities). Public/Institutional is next
highest for the county as a whole, although the cities of Chauncey and Milan have more
commercial land uses (7.6 and 2.6 percents, respectively) followed by Public/Institutional at
just under 2 percent each. Eastman has the most Public/Institutional land use at nearly 21

percent of its incorporated area, followed by Chester at 5.4 percent. Commercial land uses rank
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closely behind Public/Institutional county-wide with Eastman, not surprisingly having the
largest percentage of land used for commercial purposes in Dodge County with 10.8 percent.

Park/Recreation/Conservation ranks next in terms of county-wide land uses, with a total
of more than 600 acres identified. Chester has the largest percentage (2.0 percent), followed by
Rhine (1.0 percent), then Chauncey (0.3 percent). Eastman’s 0.2 percent is the same as Dodge

County’s total or overall percentage.

All of Dodge County’s Industrial land use is located within the City of Eastman (1.6
percent) or nearby in the unincorporated area of the county (214 acres or 0.07 percent of the
unincorporated area). As might be expected, Eastman has the largest concentration of
commercial, industrial, and public/institutional land uses in the county. About 23 percent of
county industrial land use acreage is in Eastman (more adjacent), as is 28 percent of county
commercial and 41 percent of county public/institutional land use.
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TABLE LU-1
Existing Land Use Distribution, 2010
(Acres)
Dodge County, Chauncey, Chester, Eastman, Milan, and Rhine
% of
Total % of Total Unincorporated | Unincorporated % of % of
Land Use Category County County County County Chauncey Chauncey Chester Chester

Agriculture 69,838 21.6 68,053 21.7 150 13.6 9 1.9
Forestry 217,878 67.4 215,273 68.6 475 43.1 209 40.9
Residential 21,616 6.7 18,924 6.0 298 27.1 177 34.7
Commercial 1,488 0.5 915 0.29 83 7.5 9 1.7
Industrial 278 0.1 214 0.07 0 0 0 0.00
Public/Institutional 1,994 0.6 1,077 0.34 20 1.8 28 5.4
Park/Recreation/ 610 0.2 566 0.18 3 0.3 10 2.0

Conservation
Transportation/ 9,484 29 8,607 2.74 72 6.5 69 134

Communications/Utilities
Total 323,186 100 313,629 99.9 1,101 99.9 510 100

% of
Land Use Cateqgory Eastman Eastman Milan % of Milan Rhine % of Rhine

Agriculture 749 19.2 260 12.9 617 30.4
Forestry 69 1.8 1,041 51.7 811 39.9
Residential 1,301 334 510 25.3 406 20.0
Commercial 422 10.8 53 2.6 6 0.3
Industrial 64 1.6 0 0 0 0
Public/Institutional 811 20.8 38 1.9 20 1.0
Park/Recreation/ 8 0.2 2 0.1 21 1.0

Conservation
Transportation/ 477 12.2 109 54 150 7.4

Communications/Utilities
Total 3,901 100 2,013 99.9 2,031 100

NOTE: Percentages may not add to 100.0 because of rounding. These are only estimates, and are not 100 percent accurate because of data assumptions (see text)
and computer system peculiarities.

Source: Heart of Georgia Altamaha RC Geographic Information System, 2010.
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Growth Patterns (Existing and Future Growth)

Most current growth is concentrated in Eastman and in the area surrounding the City of
Eastman, which together are identified as the Greater Eastman Growth Area proposed character
area. More intense development, especially general commercial, industrial, and multi-family
residential growth, are expected to continue within the City of Eastman as infill development
primarily near existing such uses. These areas include near the old Walmart/Cochran Highway,
the Walmart Supercenter on U.S. 341/Eastman Bypass, Pearl Bates Avenue, and the airport for
commercial infill and the airport and industrial park for industrial growth. Additional
commercial and industrial growth is projected along the major highways (U.S. 341 Bypass, U.S.
341 West and East, U.S. 23, GA 46 East) and near the airport and existing industrial park, as
well as the planned new industrial park west of the airport, all of which is located in the Greater
Eastman Growth Area. Residential growth is occurring primarily in the rural transitioning area
outside the city limits in all directions, but many of the more recent and planned subdivisions are
located west of Eastman toward Hawkinsville and Cochran. This Greater Eastman Growth Area
is expected to be the principal growth area for intense land uses because of the availability of
water/sewer infrastructure and because it is the existing location of most facilities, services, and

economic development.

Dodge County’s smaller municipalities (Chauncey, Chester, Milan, and Rhine) all
currently have large percentages of agriculture/forestry lands (ranging from about 43 to 70
percent) within their jurisdictions. This means that they have ample room for desired growth
within their existing city limits. Milan, in particular, foresees future industrial growth adjacent to
the existing tire recycling facility and development of a new industrial park area along U.S. 280.

Current growth momentum in Dodge County can trace its life to location along U.S. 23
and U.S. 341; proximity to Macon and Warner Robins and 1-75 and 16; ongoing economic and
job growth, including Middle Georgia College’s Aviation Campus; availability of services and
infrastructure; existing population base; quality of life; and land availability. These same factors
will continue to spur future growth, as well as additional opportunities for growth. The Heart of

Georgia Regional Airport; vibrant downtowns/available cultural resources; rail service; abundant
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natural resources and the Ocmulgee River; and the many historic buildings/areas that provide
remembrances of the heritage of Dodge County are important assets for desired growth. Future
growth will likely continue to concentrate in the Greater Eastman Growth Area, and to a lesser

extent around the county’s small towns, and western Dodge County as it has recently.
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Areas Requiring Special Attention

Development can cause a substantial impact in the economy and the community that it
directly affects. It is imperative that projected developments or significant areas are noted in
order to provide guidance for future development. The Georgia Department of Community
Affairs (DCA), has termed these areas of significant change, “areas requiring special attention.”
These areas are categorized by evaluating the existing land use patterns and trends within the
jurisdiction of the local government to identify any areas requiring special attention. The areas
are categorized into one of seven areas, with the exception of resources that may contribute to
more than one area.

The areas requiring special attention are defined by DCA as:

» Areas of significant natural or cultural resources, particularly where these are likely to

be intruded upon or otherwise impacted by development;

* Areas where rapid development or change of land use is likely to occur;

* Areas where the pace of development has and/or may outpace the availability of

community facilities and services, including transportation;

* Areas in need of redevelopment and/or significant improvements to aesthetics or

attractiveness (including strip commercial corridors);

» Large abandoned structures or sites, including those that may be environmentally

contaminated;

* Areas with significant infill development opportunities (scattered vacant sites);

* Areas of significant disinvestments, level of poverty, and/or unemployment

substantially higher than average levels for the community as a whole.

The evaluation of the existing land use patterns and trends within Dodge County and its
cities resulted in the following identification and analysis of areas requiring special attention in
accordance with state guidelines. These areas were identified by the Dodge County Joint
Comprehensive Plan Executive Committee. The committee consisted of the County Commission
Chairman, County Manager, Eastman City Manager, Eastman City Council Chair, several city
clerks, and other local officials. Committee members attended several meetings to decide what

resources in the community were of significant importance and to determine to what area the
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resources contributed. It is possible for an entry to be categorized into two areas. Not all
jurisdictions have listings in every category. This may be attributed to Dodge County and its
cities working cooperatively, and to properly managing and planning for existing and expected
growth and development, but also may be a testament to limited growth in the smaller

municipalities.

Natural/Cultural Resources
Natural resources are any scenic areas, prime agricultural or forest lands, major parks,
recreation and conservation areas that are of significance to the community. Cultural resources
are identified as rural, residential, commercial, industrial, institutional or transportation
resources, and community landmarks of historic, cultural or archeological significance. The

community works to conserve and protect designated natural and cultural resources.

Dodge County

Ocmulgee River Corridor. The Ocmulgee River forms the southwest boundary of Dodge

County. It is somewhat protected under Dodge County’s Part VV Environmental ordinance passed
in 1999. The Ocmulgee joins with the Oconee River in nearby Jeff Davis County to form the
Altamaha River. The Ocmulgee River is significant in Georgia history as an early transportation
route for Spanish explorers, Native American Indians, and European settlers, and later for
shipping cotton and naval stores and rafting timber. The river remains popular for recreation as
two public boat landings (Dodge County and McCranie) are both located along it in Dodge
County.

Dodge County Public Fishing Area. Located off U.S. 23/341 about 3.6 miles south of Eastman,

this popular state public fishing area features a 104-acre lake stocked with largemouth bass,
bluegill, redear sunfish, and channel catfish. It opened to the public in 1992. Facilities include
concrete boat ramps, fishing pier, restrooms, picnic tables, and nature trail.

Jaybird Springs. Jaybird Springs is a natural springs located near Chauncey in the eastern part of

Dodge County which was popular in the early 20" century for its healing mineral waters. Its
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spring fed swimming pool is said to be one of the oldest public pools in Georgia. Additional
features include a skating rink, miniature golf course, lodging, campground, and picnic area. The

privately owned and operated historic resource most recently closed in 2009.

Devil’s Den. This is a unique geologic and natural feature located on private property in
southwest Dodge County off Rocky Springs Road. It appears to be an old sinkhole that has
revegetated with unique vegetation. It is almost a “mini-canyon” in appearance, longer than

wide, and has water running through part of it, before disappearing back underground.

Old Dodge County Jail. The historic Italianate style jail in Eastman dates from 1897 and was

designed by the architectural firm of Golucke and Stewart. The building originally had a three-
story central tower, which was removed when the roof was replaced, but the interior is largely
intact, including the “hanging room.” The jail closed in 1973 when it was replaced by an
adjacent new facility. The structure is on the Georgia Trust for Historic Preservation’s 2010 list
of Places in Peril due to its continuing deterioration from the County’s lack of funds to stabilize
and maintain it. Listing in the National Register of Historic Places is currently being pursued

with future restoration and/or rehabilitation desired.

Dodge County Courthouse (NR). Listed in the National Register of Historic Places in 1980, the

Dodge County Courthouse was built in Eastman in 1908. Eastman-born architect Edward
Columbus Hosford designed the Neoclassical style building, the first of many courthouses he
designed throughout Georgia and several other states. It continues to be used for court and

various County government functions.

Orphans Cemetery. Dodge County businessman, Albert G. Williamson donated the land off U.S.

23 North just outside present-day Eastman for the cemetery in 1887 after the death of a
neighbor’s infant. The area around the cemetery was originally known as “Orphans” for
Williamson and his five orphaned brothers who moved to Dodge County from North Carolina.
Still an active cemetery, it is the home of the 1912 Williamson Mausoleum, a life-like Italian
marble sculpture of the land’s donor, and his wife and their nephew, which is listed in the
National Register of Historic Places.
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City of Chauncey

Chauncey School (City Hall). Completed in 1914, the two-story Neoclassical Chauncey School

was designed by architect Ed Hosford, who also designed the Dodge County Courthouse. At one
time, there were as many as 500 students and 21 teachers at the school. It closed in 1990 and was
deeded to the City of Chauncey, which currently uses it for its City Hall. The original auditorium

remains on the second floor.

Town of Chester

Chester School and Gym. The historic Chester School was built in 1927 to replace the

classrooms being used on the second floor of the Dr. Massey building downtown. Two years
later the school was repaired after a tornado blew it from its foundation. In 1932 Chester area
citizens built the school’s gymnasium. The school closed in 1990 when Dodge County schools
consolidated. The local Lions Club has worked to renovate portions of the building, which the

City owns, for community use.

Downtown Chester. Several extant commercial buildings along Main Street comprise the

remains of Chester’s historic downtown. These include Sawyer’s Grocery and the old Bank of

Dodge building.

Pleasant Olive and Sweet Home Church cemeteries. Two historic cemeteries in Chester

maintained by local churches.

City of Eastman

Downtown Eastman Historic District. Several block area located on both sides of railroad tracks

in the heart of Eastman. The buildings include primarily one and two-story masonry structures
dating from the early to mid-20™ century used for various commercial purposes. Two late 19"
century banks, the Merchants and Farmer Bank and Citizens Bank (Old Bank of Eastman) are
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among the extant landmark buildings. The City has undertaken streetscape improvements with
Transportation Enhancement funds from the Georgia Department of Transportation in recent

years.

Eastman Bus Station (NR). Listed in the National Register of Historic Places in 2002 at the state

level of significance for its importance in 20" century transportation history and architecture, the
former Eastman Bus Station was built about 1925 and later enlarged. The City of Eastman owns
the 2-story brick structure located near downtown at 305 College Street. It is currently vacant

and in need of rehabilitation. The City has been awarded grant funds to assist with the cost.

Eastman Depot. The privately owned depot dates from 1906 when it was constructed by the

Southern Railway to replace the original 1869 Macon and Brunswick depot. It is located adjacent

to downtown.

Cong. Billy Stuckey House. Early 20" century historic landmark home of former Congressman

and Chairman of Stuckey’s.

W.S. Stuckey House. Early 20" century historic landmark home of founder of Stuckey’s and

father of former Congressman Billy Stuckey, located at 5005 Fifth Avenue at Oak Street.
Currently being used for Boys and Girls Clubs of the Middle Georgia Region Administrative
Office.

Eastman House (NR). Listed in the National Register, the home of William Pitt Eastman, for

whom the city was named, was built in 1872. The Dodge Historical Society owns, restored, and

maintains the property, which is open by appointment for tours.

Peabody School. A historic African-American school listed in the National Register in 2004, the

Peabody School was built in 1925. The Colonial Revival style main building was also the work
of E.C. Hosford, the architect who designed the Dodge County Courthouse. A non-profit
community group owns the school, which it has been working to rehabilitate for local use as
funds permit.
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Historic Residential Areas. Three large concentrations of historic houses dating from the late 19™

through the early 20" centuries are located generally north/west and east/south of downtown
Eastman. They have been identified as the 1% to 5™ Avenue East, Main Street, and 5™ to 9"

Avenue West residential historic districts.

City of Milan

Milan Depot. Built in 1889 as Milan began its development with the coming of the Savannah,
Americus, and Montgomery Railroad, the historic depot operated for nearly 100 years before
closing in the early 1980s. The City of Milan has been awarded Transportation Enhancement

funds from GDOT for the Phase I rehabilitation of the depot as a museum.

Downtown Milan. The historic central core of Milan is generally bounded by U.S. 280 on the

south, east of the Telfair/Dodge County line on the west, north of Southeast Railroad Street to
the north, and east of Cobb Street to the east. The late 19"/early 20™ century commercial

buildings which remain in Milan’s historic downtown are located within this area.

City of Rhine

Rhine Historic District. A large area of Rhine was identified in 2009 as a potentially National

Register eligible historic district in conjunction with required Section 106 environmental review
for GDOT’s planned traffic signal upgrades. Located in downtown Rhine with the highest
concentration of historic resources primarily along Central and East streets and 4™ Avenue, the
area is roughly bounded by Railroad Street to the south, Old Eastman Road to the west, 2"
Avenue to the north, and properties along 4™ Avenue to the east. The district is comprised of late
19" and early to mid-20™ century commercial and residential structures, a church, a school, and

the railroad tracks, all of which are typical of a small southern railroad town of the period.
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Rapid Development/Change Likely

Designated locations where development or disturbance of land is expected. The development
can be categorized as residential, commercial, industrial, public/institutional,
agriculture/forestry, mixed use, transportation/communication/utilities, and/or

park/recreation/conservation.

Dodge County

U.S. 341/Eastman Bypass. Also known as Terry Coleman Parkway, this area is located

southwest of the Eastman city limits along U.S. 341/GA 27 and extends nearly 4 miles from the
Eastman/Dodge Chamber of Commerce/Welcome Center to northwest of Fish Road where it
intersects with the Hawkinsville Highway (U.S. 341/GA 27 Business). The new Walmart
Supercenter shopping center is located along this corridor. Most of the land adjacent to the
bypass is currently used primarily for scattered residences, subdivision development, and
agriculture/timber, but the availability of land in close proximity to Eastman makes this area

likely to develop for primarily commercial and residential uses.

Airport Area. The unincorporated area adjacent to the Heart of Georgia Regional Airport and the
Georgia Aviation Campus of Middle Georgia College located off GA 46 East, primarily south of
Glyen Hickman Road and east and west of Airport Road, is expected to experience industrial and
related growth largely due to its proximity to the airport. The community also plans to develop a
new industrial park west of the airport. Widening of GA 46 East, at least to the airport, and
relocation of Airport Road to accommodate the planned industrial park would help support the
Aviation College, encourage further economic development, and support/accommodate airport

improvements.

Orphans Cemetery Rd. The portion of Orphans Cemetery Road located between Cochran
Highway (U.S. 23/GA 87) and U.S. 341/GA 27 is currently undergoing growth, which is

expected to continue, due primarily to the location of North Dodge Elementary School at 167

Orphans Cemetery Road and the school’s annexation into the city of Eastman. Pecan Ridge
subdivision at the corner of U.S. 341 and Orphans Cemetery Road began development within the

last several years.
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Rocky Springs Rd. Located southwest of Eastman, there have been several new subdivision

developments along or near Rocky Springs Road in recent years, including Legacy Woods and
Rocky Springs Estates. Residential growth is expected to continue as the local economy

improves.

Pine Bluff Golf Course/Development. Planned development of this 100 to 200 acre area off U.S.

341 south of Eastman has not yet occurred given the current economic downturn, but is expected

in the future as the economy improves.

Ben Giddens Road. Area north of Eastman where land is being sold for residential development.

City of Chauncey

No areas of rapid development or change likely were noted during the planning process.

Town of Chester

No areas within Chester are expected to undergo rapid development or change.

City of Eastman

Airport. The Heart of Georgia Regional Airport and Georgia Aviation Campus of Middle
Georgia College located off GA 46 East is an area of anticipated economic development growth
given the proximity to the Level 111 airport and existing industries. The approximate 405-acre
airport facility has been annexed into the City of Eastman and has city water and sewer service;
however, the adjacent area does not. Extensions to the unserved area would help stimulate
further desired economic development, including that of the planned airport industrial park west

of the airport.
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Hawkinsville Road and Pearl Bates Avenue. Pearl Bates Avenue is in the western part of
Eastman, linking U.S. 23/GA 87 (Cochran Highway) and U.S. 341/GA 27 (Hawkinsville
Highway). Both Dodge County Middle and High Schools are located along Pearl Bates Avenue.

Residential development has already taken place south of the intersection of these two roads,

while additional growth is expected on the north side as well.

Ward Street/Dodge Avenue. This area is located in southeast Eastman and currently has a

combination of various land uses, including residential, public/institutional, commercial, and
agriculture/forestry. Because of its proximity to existing development and infrastructure, this
area is likely to continue growing. There is approximately 40 acres behind an existing

subdivision that has development potential.

College/Oak streets corridors. This commercial and residential corridor runs through the heart of

Eastman and will continue to be an area likely to experience development and/or change of land
uses. One-way pairing of Oak and College streets to tie in with U.S. 23 would also further

enhance the corridors’ growth.

City of Milan

U.S. 280. Also known locally as the Milan-Rhine Highway, U.S. 280 passes through Milan
forming the southern boundary of the downtown area. Four-laning is planned for U.S. 280 across
Georgia to Columbus as a developmental highway as funds permit. Although there is residential
and commercial development currently along the route, there is potential for development of

adjacent existing agriculture/forestry lands.

City of Rhine

No such areas were noted in Rhine during the planning process.
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Development Outpace Infrastructure
These are areas where the pace of development has and/or may outpace the availability of

community facilities and services, such as water, sewer, transportation, and other infrastructure.

Dodge County

U.S. 341/Eastman Bypass. Much of this approximately 4 mile stretch of U.S. 341 southwest of

Eastman is not currently served by water and sewer, which would be needed for any large scale

development.

Airport Rd. Area. This previously described area is destined for growth, but it is currently

hampered due to limited water and sewer infrastructure. Located within the City of Eastman, the
airport has public water/sewer service, but the adjacent area does not. The relocation of Airport

Road and additional annexation may also be needed.

Jimmy Pruitt Rd. Located north of Eastman, extensive residential development has occurred

primarily on the west side of Jimmy Pruitt Road despite the lack of public water or sewer.

Dublin Rd. GA 117 North, otherwise known as Dublin Road, runs northeast of Eastman toward
Cadwell and Dublin in Laurens County. There is concentrated residential development close to
Eastman, while scattered residential uses exist elsewhere along Dublin Road interspersed with
agriculture/forestry land uses. Additional residential development is anticipated along this

important corridor, most of which is not served with public water or sewer.

Dodge Co. Golf Course Rd. This road runs generally north of U.S. 23/GA 87 (Cochran
Highway) before winding around to both the west and east. In addition to the Dodge County

Golf Club, extensive commercial and residential development has occurred adjacent to the
Eastman city limits with more expected on existing agriculture/forestry lands. Only that portion
located in Eastman has city water available, while there is currently no public sewer service

provided.
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Gerald Estates/Warren Way. Area of residential development located northeast of Eastman

between GA Highways 117 and 46. Infrastructure extension could help encourage further

development along Warren Way.

Pine Bluff Area. Area off U.S. 341 South southeast of Eastman and near the Pine Bluff Golf and
Country Club and Dodge County Public Fishing Area. Commercial and some residential

development has taken place in the area, but there is additional land with potential for growth.

Plans for development of 100 to 200 acres have been on hold.

Constitution Avenue. Area adjacent to southwest Eastman that lacks sewer service.

City of Chauncey

The City of Chauncey has no such areas where development is outpacing infrastructure.

Town of Chester

There were no such areas noted in Chester.

City of Eastman

Airport. The previously addressed Level 111 Heart of Georgia Regional Airport and Georgia
Aviation Campus of Middle Georgia College and adjacent area need additional water and sewer
infrastructure and relocation of Airport Road to aid further growth and accommodate future

economic development and a planned industrial park.

Existing Industrial Park. The existing Eastman/Dodge County Industrial Park is located in the

southeastern area of Eastman on the northeast side of U.S. 341. While there have been some
closings, Alcoa is one of the major industries currently operating in the park. The Eastman

Regional Youth Detention Center is also located there, and the new Dodge County Jail is under
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construction. Water and sewer service needs to be fully extended to the industrial park to help

encourage further compatible economic development.

Morgan Creek, Minter Ridge, Greenwood Heights, Northlakes, and 9" Avenue (out to Jimmy

Pruitt Road) are subdivisions or areas of Eastman that lack sewer service.

City of Milan

U.S. 280 West. Public water and sewer extensions are needed along U.S. 280 West in and near
Milan to help encourage growth along this important corridor. The planned widening of the route

would also enhance its attractiveness for development.

City of Rhine

There were no such areas noted in Rhine or near the city limits.

Areas Needing Redevelopment
These areas are generally in need of treatment/rehabilitation to help restore structures/area
back to a former state or to a better condition by means of repairs, remodeling, or demolishing
the structure and building a new one. Redevelopment of these structures improves the aesthetics

and appearance of the area, increasing the chances of growth.

Dodge County

Cotton Mill Area. This area is located in north central Eastman (within Northeast Eastman

Neighborhood Redevelopment Area) and the adjacent unincorporated area. It developed
originally as worker housing for a cotton mill. Today the historic mill structure houses
Wholesale Builders, a lumber/hardware business. Much of the low-to-moderate income housing

in the area needs improvement and would benefit from CDBG assistance.
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Shady Acres. Comprised of older manufactured homes, many of which need remodeling, this
residential development is located on WPA Road east of Eastman. Only a small area is furnished

with city water, while there is no sewer service available.

Constitution Ave. Neighborhood. Located in unincorporated Dodge County adjacent to

southwest Eastman, this low income neighborhood is roughly bounded by Congo Lane to the
north, Philadelphia Avenue to the east, Independence Street to the south, and Oak Grove Lane to

the west. The residences in the neighborhood are in need of renovations.

City of Chauncey

Scattered houses. Only scattered residences, rather than specific areas, in Chauncey appear to

need major repairs and/or residential redevelopment.
Downtown. The appearance of downtown Chauncey’s core, roughly bounded to the south by the
McRae Highway (U.S. 280) and continuing north along both sides of Mullin Street and across

North Railroad Avenue, could be improved through rehabilitation of its commercial structures.

Town of Chester

Scattered houses. There were no concentrations of residences noted that needed substantial

rehabilitation; however, scattered houses are in need.

City of Eastman

College Street Corridor. The College Street corridor runs along U.S. 23 on the south to about 5"

Avenue (GA 46) in central Eastman. This area contains primarily commercial properties, some
of which have been abandoned, in need of rehabilitation or redevelopment. The corridor’s
appearance is of particular importance as it is a frequently used gateway into downtown

Eastman, and a main entrance into the Eastman/Dodge County Industrial Park is located along it.
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Bacon Heights; Bethel Street; Northeast, Southeast, and Southwest Eastman Neighborhood

Redevelopment Areas. These are all areas of Eastman with housing in need of rehabilitation or

redevelopment. The three large multi-block redevelopment areas near Eastman’s historic core are
all CDBG target areas.

City of Milan

Downtown. The City of Milan developed as a station along the Savannah, Americus, and
Montgomery Railway and was incorporated in 1891. Named for the large city in Northern Italy,
Milan is located on the Telfair/Dodge County line. Downtown Milan encompasses the central
business district, all of which is in Telfair County. The historic commercial structures in the
downtown are in need of rehabilitation. The Milan Depot is being rehabilitated as a local history

museum using DOT Transportation Enhancement grant funds.

City of Rhine

Downtown. Rhine’s historic downtown commercial core is primarily located in a several block
area between 1% and 2" streets and along Central Street extending just north and south of 2™
street. Many of the mostly single-story brick structures dating from the late 19™ through early to
mid 20" centuries need rehabilitation to improve their appearance and for their future

preservation.

Scattered houses. Rhine has a large collection of historic late 19" through early to mid 20™

century residences, some of which need rehabilitation. There were no specific areas noted that

needed special attention.

Large Abandoned Structures/Sites
These are areas with large structures/sites that have been deserted; due to the abandonment it is
common for beautification treatment to be needed to improve appearance and aesthetics of the

structures/sites. This includes sites that may be environmentally contaminated.
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Dodge County

Rayonier Pulpwood Yard. Located off Golf Course Road, this former pulpwood yard is no

longer in use and has redevelopment potential.

City of Chauncey

There were no large abandoned structures or sites noted in Chauncey.

Town of Chester

No such properties were identified in Chester.

City of Eastman

Standard Candy. Standard Candy closed its Eastman plant in 2009, sending 250 jobs to its
Nashville, TN headquarters. Located on Oak Street (U.S. 23/GA 87), the facility, was built in the
1950s for Stuckey’s Candy. Standard Candy purchased Stuckey’s in 1985. Major upgrades are

needed to the facility.

Old Chevrolet Dealership Building. Although vacant for some years, the old Chevrolet

Dealership building remains in reasonably good condition. It is located on Oak Street (U.S.
23/GA 87).

Old KFC and Dodge Plaza are both located along Oak Street (U.S. 23/GA 87). A commercial
shopping strip, Dodge Plaza currently has several tenants, including Hibbett Sports and Chinese

and Mexican restaurants, but there are some available spaces.

Old Walmart Shopping Center. The old Walmart Shopping Center on Oak Street (northwest of

Pearl Bates Avenue and the Dodge County Middle School) was abandoned several years ago
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when the new Walmart Superstore was opened at the intersection of the Eastman Bypass and
Griffin Avenue/Rhine Highway (GA 117/87). The former Walmart currently houses a ChasMart
lawn and garden supply business. A Harvey’s Supermarket, a factory clothing outlet, and a nail
salon are also in the complex. Several vacancies exist, such as where Subway was previously

located.

Old Sara Lee Building, DB Microfilm, Dempsey Electric Building, and Optima are all vacant

industrial or commercial properties located at the Eastman/Dodge County Industrial Park.

City of Milan

No large abandoned structures or sites were noted in Milan. The abandoned Milan State Prison
facility is slated to reopen as a private correctional facility.

City of Rhine

No such properties were identified in Rhine.

Infill Opportunities
These areas have existing infrastructure in place and help to reduce the disturbance of
undeveloped land. Development of sites close to infill opportunities is strongly encouraged

throughout the community; existing infrastructure may be available depending on proximity.

Dodge County

Stuckey Timber area. This area of new residential subdivision development is located on former

timberland owned by members of the Stuckey family. It is located northwest of North Dodge
Elementary. There may be public infrastructure needs to properly guide and encourage desired

growth.
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City of Chauncey

No specific infill opportunities were identified in Chauncey, although there is ample vacant,

undeveloped land.

Town of Chester

There were no specific sites or areas noted in Chester that might provide opportunity for infill,
although there is ample vacant, undeveloped land.

City of Eastman

Existing Industrial Park. As previously addressed, the existing Eastman/Dodge County Industrial

Park is located in the southeastern part of Eastman. Infill opportunities exist in vacant industrial
or commercial structures located within the park, including the old Sara Lee building, DB
Microfilm, Dempsey Electric Building, and Optima. There is also acreage available for new

development.

Dodge Plaza. Several vacant storefronts are available in this strip commercial development
located along Oak Street.

Old Walmart Shopping Center. There are several vacancies in the former Walmart Shopping

Center, which would provide space for commercial infill (abandoned Subway restaurant), but the
major anchor structures are occupied by a lawn/garden shop and grocery store.

Sara Lee at Industrial Park. The former Sara Lee Knit Products building at the Eastman-Dodge

County Industrial Park is available for new industrial infill use.

Morgan Creek Subdivision. Located off McRae Road/U.S. 341 South adjacent to South Dodge

Elementary School, Morgan Creek subdivision is comprised of manufactured housing. There are

vacant sites/lots which provide opportunities for additional infill development.
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Dodge Avenue and Ward Street. This area in east central Eastman has some undeveloped land

located adjacent to existing residential, industrial, and commercial land uses, which is already

served by public water and sewer, making it attractive for infill development.

Coffee Insurance, College and Oak streets. This commercial property in the center of downtown

Eastman has tremendous potential for infill development primarily due to its prominent location

on one of the city’s major thoroughfares.

Downtown vacancies. Downtown Eastman is a thriving commercial area consisting of structures

located on either side of the central railroad tracks. While a number of businesses, such as
restaurants, retail shops, a theatre, and personal grooming services, are located downtown, there
are scattered vacancies which need to be filled with other complementary commercial uses.
Recent downtown streetscape improvements, private renovations, and various promotions make

the historic downtown an attractive place to visit.

City of Milan

Downtown hotel site. The former, now vacant, site of a historic hotel that burned in downtown

Milan provides a commercial infill opportunity served by City water and sewer. There are

undeveloped lands within the city limits which could be utilized for development.

City of Rhine

No specific potential infill opportunities were identified in Rhine, although there is ample vacant

undeveloped land.
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Concentration of Housing/Income Need
These locations are defined as significant areas of blight where low income or unemployment
causes a higher level of poverty than the community as a whole. This results in a lack of

investment and property maintenance.

Dodge County

Cotton Mill Area. Much of the housing in this area of unincorporated Dodge County adjacent to

the Northeast Eastman Neighborhood Redevelopment Area needs renovations and is eligible for
CDBG funding assistance. The area developed originally in the early 20" century as worker
housing for the nearby cotton mill.

Shady Acres. As previously noted, this residential area on WPA Road east of Eastman is
comprised of older manufactured homes, many of which are in need of major repairs or

remodeling.

Constitution Avenue. This previously described neighborhood adjacent to southwest Eastman
consists of many run down homes in need of renovations due, in part, to the residents’ low
incomes. This may be an eligible CDBG target area for low-to-moderate income housing

rehabilitation.

City of Chauncey

There are no large concentrations of income/housing needs reported in Chauncey.

Town of Chester

While there were no large areas of income/housing needs noted in Chester, there are scattered

residences throughout the town which need major renovations.
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City of Eastman

Northeast Eastman Neighborhood Redevelopment Area. This is a large CDBG target area

located northeast of U.S. 23. Major streets include Park, Leitch, Neese, Ada, and Dorough. Many

of the houses need rehabilitation.

Southeast Eastman Neighborhood Redevelopment Area. Located southeast of downtown, this

large area consists of many older residences along Moriah, Beulah, Smith, Callahan, and other

adjacent streets. This neighborhood is also a CDBG housing rehabilitation target area.

Southwest Eastman Neighborhood Redevelopment Area. This neighborhood is another of

Eastman’s CDBG target areas. It is located southwest of downtown and west of GA 117.

Residences needing rehabilitation are found principally along Plum, Duhart, and Burch streets.

City of Milan

No large concentrations of income/housing needs were identified in Milan.

City of Rhine

There were likewise no such areas noted in Rhine at this time.
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Recommended Character Areas

The preliminarily identified and recommended character areas (and subareas) include the
following parts of the county and its municipalities because of special areas of concern, their
uniqueness, as well as differing expectations of, and stimuli for, growth and development. They
are shown graphically on Map LU-7 for Dodge County. Each municipality is considered a
separate character area on its own. The City of Eastman and the Greater Eastman Growth Area
are shown in more detail on Map LU-8, and have a number of character areas/subareas of the
City of Eastman and its environs. Milan and its three recommended character areas are shown on
Map LU-9. The county’s remaining small municipalities, Chauncey, Chester, and Rhine, are not

separately mapped because no subareas were noted.

Dodge County

Natural Resources.

Ocmulgee River Corridor. This recommended character area encompasses the 100 foot

natural vegetative buffer required by the 1991 River Corridor Protection Act and adopted by
Dodge County in 1999 under its Part VV Environmental Ordinance, plus the remaining flood
plain/zone which is bounded generally by Adam Spring Road to the east. It includes two public
boat landings, Dodge County and McCranie. Principal land uses allowed in this character area
should be conservation, forestry, and recreation with limited low density residential, commercial,

public, and transportation/compatible utility uses.

Suggested Development Strategies
. Enforce Dodge County’s Environmental Conservation Ordinance to conserve
and protect Ocmulgee River Corridor
e  Continue to maintain/upgrade as needed Dodge County and McCranie public
boat landings, including consideration of possible relocation of Dodge County

Landing
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e  Seek compatible land uses which are respective of the corridor’s natural

environment
. Practice management/guidance/direction of growth and development to protect

natural and cultural resources and rural landscape

Dodge County Public Fishing Area. Located within the Greater Eastman Growth Area

southeast of the Eastman city limits, this popular state-owned recreation facility is utilized by
local residents and visitors alike. Continued park/recreation/conservation land use is desired and
appropriate.

Suggested Development Strategies

e  Support continued state ownership, management, maintenance, and

improvements, as needed to the PFA

e  Work to promote increased usage of PFA as important to local nature-based

tourism/economic development efforts
e  Seek compatible land uses surrounding the PFA which support/enhance its usage

and help protect its rural setting and natural environment

Jaybird Springs. The naturally and culturally significant Jaybird Springs property near

Chauncey in southeastern Dodge County has tremendous potential to once again operate as a
tourism destination. Park/recreation/conservation land uses should be maintained to help protect

and preserve this important historic site.

Suggested Development Strategies
e  Seek ownership/management (private, public, or joint) committed and able to
rehabilitate historic facilities in an appropriate manner and operate as an

economically viable tourism attraction
. Pursue listing in National Register of Historic Places

. Market property extensively throughout Georgia and Southeastern US
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Rural Dodge County. The vast majority of Dodge County, with its predominant

forestry/agriculture/rural land uses, will be the largest character area. It is attractive for
residential growth due to its many natural and cultural assets, including pine forests, agricultural
fields, the Ocmulgee River, major creeks, vernacular architecture, open spaces, and the like
which enhance the quality of life. These very same qualities offer advantages and potential for
economic development through forestry, agriculture, recreation, tourism, and value added

concerns.

Scattered residential and transportation/communications/utilities uses also exist in this
rural setting. While most residential subdivision development is occurring west of Eastman, but
within the Greater Eastman Growth Area, additional more intense residential growth is expected
in pockets particularly near crossroad communities, water bodies, and existing residential

developments.

Suggested Development Strategies
. Pursue supporting county-wide land use regulations
. Practice management/guidance/direction of growth and development to protect
rural landscape and natural/cultural resources
. Encourage infill development where infrastructure already exists
. Extend infrastructure as needed to guide location of future development
e  Support compatible development of natural/cultural resources

. Address beautification/litter control issues

Greater Eastman Growth Area. The City of Eastman is the largest municipality, the

seat of county government, and the site of most of Dodge County’s commercial, industrial, and
other economic activity. As such, the City of Eastman will continue to be the focus for intense
development, particularly general commercial, industrial, and multi-family residential growth.
The expected growth and character area will include the surrounding environs, extending out
U.S. 23/GA 87 to the northwest toward Cochran; GA 117 toward Cadwell/Dublin on the
northeast; GA 46 toward Soperton on the east; U.S. 341 west and southeast to include the Dodge
County Public Fishing Area and Pine Bluff Golf and Country Club; and U.S. 341 Bypass/Terry
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Coleman Parkway and the area to the south. Residential growth is expected to continue
throughout this area, but many of the more recent and planned subdivision developments are
located west of Eastman toward Hawkinsville and Cochran. Additional commercial and
industrial growth is anticipated along the major highways and near the airport and industrial
park. This Greater Eastman Growth Area is the likely principal growth area for intense land uses
because of the current or potential availability of water/sewer services and because it is the

existing location of facilities, services, and economic development.

A number of subarea character areas within the Greater Eastman Growth Area and
located within and adjacent to the Eastman city limits have been delineated. These include
Downtown Eastman, the industrial park and airport industrial areas, a number of entranceways
and corridors, and several historic districts and redevelopment areas. These recommended
character areas/subareas result because of the need for differing policies, implementation
strategies, public investment, and regulation. They will be addressed more specifically under the

City of Eastman.

Overall, the Greater Eastman Growth Area is and would be characterized by a mixture of
all land use types, but at a higher density and intensity customary for small urban areas.
Subdivision developments, apartment complexes, shopping centers, industrial parks, hospitality
businesses, office complexes, governmental buildings, schools, and large community recreation

facilities are examples of uses that are primarily found or more concentrated within this area.

Suggested Development Strategies

. Develop county-wide land use regulations to encourage compatible land
utilization

e  Seek infill development to utilize existing infrastructure or where such
infrastructure can reasonably be extended or provided

. Extend infrastructure to control/direct/support growth as desired

e  Support compatible development of natural/cultural resources

. Practice management/guidance/direction of growth and development to protect

natural/cultural resources and rural landscape
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. Explore feasibility of annexation into the City of Eastman where appropriate and

desired

City of Chauncey

The City of Chauncey is considered a character area in and of itself. Incorporated in 1883
at the site of Station Number 21 along the Macon and Brunswick Railway, it was named for a
New Hampshire lumber dealer, William Chauncey, who settled there. Chauncey is a historic
community with a rural village character, but incorporated with a public water system. It once
boasted a school and a thriving downtown commercial area near the railroad. Chauncey does not
have a true downtown in the traditional sense remaining, but does have several vacant
commercial storefronts and some historic homes and churches. The old school serves as city hall
and as a community center, with an adjacent gymnasium and ballfields. A cotton gin remains in
operation. U.S. 341/Golden Isles Highway traverses the center of Chauncey, while GA 165 runs
generally north/south. Most commercial development is located in the northwest quadrant, while
residential uses predominate in the other developed sections of town. The lack of public

sewerage in the city limits the type and intensity of future growth.

Land uses within the City of Chauncey are likely to continue to be predominantly low-
density residential with some limited small business. Supportive public/institutional, recreational,
and transportation/communications/utility uses may possibly expand as well. The City of
Chauncey would be helped with additional public infrastructure, including a new water system,

and land use regulation.

Suggested Development Strategies
e  Serve/protect existing small town atmosphere, development, and quality of life

. Encourage additional compatible growth and development

. Seek new public water system and other infrastructure, as needed

. Pursue supporting, coordinating land use or other appropriate regulations to
encourage compatible, desired growth and development
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e  Consider possible National Register recognition for local historic landmarks,

such as Chauncey School, and/or historic district

Town of Chester

Located in northern Dodge County, the Town of Chester is also a separate character area.
It was incorporated in 1916. The Central of Georgia Railroad’s extended service through
Wrightsville and Tennille (known as the W and T train) passed through Chester several times
daily in the early 1900s, which contributed to the town’s rapid growth during that period. Several
extant commercial buildings along Main Street comprise the remains of Chester’s historic
downtown. There are also scattered historic residences as well as two historic cemeteries. The

former Chester School and Gym have been renovated for community use.

Chester remains a historic community with a rural village character, although it is an
incorporated town with both public water and sewer service. Dodge State Prison opened in
Chester in 1983 bringing with it employment opportunities for local and area residents. The
existing water and sewer systems, however, will not accommodate possible future prison

expansion.

Anticipated land uses within the Town of Chester are expected to continue to be
primarily low-density residential with some small businesses, as well as public/institutional

(prison, churches, etc.), recreation, and transportation/communications/utility uses.

Suggested Development Strategies
e Work to protect existing small town atmosphere, development, and quality of life
. Encourage additional compatible growth and development
. Upgrade existing water and sewer infrastructure to accommodate prison
expansion or other development, as needed

. Pursue supporting, coordinating land use or other appropriate regulations to

encourage compatible, desired growth and development
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Consider possible National Register recognition for local historic landmarks,

such as Chester School

City of Milan

Milan’s development dates from the 1880s and the coming of the Savannah, Americus,

and Montgomery (SAM) Railroad. The wife of one of the railroad’s executives suggested the

city be named for the Italian city, Milan. The community grew to be a thriving trade center for

naval stores, timber, cotton, and livestock by the early 20™ century. The Dodge/Telfair county

line passes from southwest to northeast through the heart of Milan. The City of Milan has been

subdivided into the following three subareas or character areas: Downtown; U.S. 280 Corridor;

and Milan Remainder.

Downtown. As previously described, the historic central core of Milan is located on

either side of the railroad track in the Telfair County side of the city. Late 19" and early to mid

20™ century commercial buildings and residences remain, including the original depot built in

1889, which is to be rehabilitated for a museum. The historic hotel burned in recent years,

presenting an opportunity for infill development. Commercial and residential uses are expected

to continue in downtown Milan in the future.

Suggested Development Strategies

Encourage rehabilitation of historic properties and use of historic preservation
tax incentives

Complete rehabilitation of Milan Depot for museum use

Consider possible historic district designation

Seek compatible infill development for hotel site and others

Work to protect existing small town atmosphere, development, and quality of life

U.S. 280 Corridor. This corridor runs generally east-west through Milan and forms the

southern boundary of downtown. Currently there are commercial uses concentrated more in the

central one-third of the route, some on both the north and south sides of U.S. 280. There are also
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residential uses along the corridor, primarily east of downtown to the city limits. Ample

undeveloped land exists adjacent to U.S. 280, particularly in Milan’s southwest quadrant.

Growth is anticipated in this area, especially in conjunction with planned future 4-laning of U.S.

280 throughout Georgia; however, public water and sewer will need to be extended to serve all
of U.S. 280 West in Milan.

Suggested Development Strategies

Pursue public water and sewer service extensions along U.S. 280 West to
promote growth

Work to attract compatible development (commercial, industrial, residential,
institutional, recreation) along U.S. 280 corridor

Support 4-laning of U.S. 280 through Dodge and Telfair counties and all of
Georgia

Pursue supporting, coordinating land use or other appropriate regulations to

encourage compatible, desired growth and development

Milan Remainder. This is comprised of the area within the Milan city limits not

previously encompassed in downtown or along the U.S. 280 corridor. A mixture of land uses

currently exist, with residential and agriculture/forestry (undeveloped) predominating, but also

some commercial and institutional uses. Additional growth is desired which is compatible with

Milan’s small town atmosphere and quality of life.

Suggested Development Strategies

Maintain existing small town quality of life

Seek compatible growth and development

Utilize infrastructure extensions to guide/direct/support future growth as desired
Pursue supporting, coordinating land use or other appropriate regulations to

encourage compatible, desired growth and development
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City of Rhine

Rhine was chartered in 1891. It developed largely due to construction of the SAM
Railroad through the area in 1889. A number of settlers in the community were of German
descent, hence the city was named after the Rhine River in Germany. The entire city is
considered a character area. As previously noted, much of Rhine was identified in 2009 as a
potential historic district due to its large concentration of extant historic properties dating from

the late 19" and early to mid 20" centuries.

In terms of present land use, commercial uses in Rhine are primarily clustered within and
near the four block area bounded on the north by Second Street (U.S. 280); the intersection of
Old Milan Road/U.S. 280/First Street on the east; First Street to the south; and Pine Street on the
west. Residential development is located in all areas of Rhine, most often along or adjacent to the
major roads which continue beyond the city limits in nearly all directions. These include
Sycamore Street, Fair Haven Road, Central Street/Rhine Highway, Milan-Rhine Highway (U.S.
280 East), Oak Grove Church Road, Central Street South, Pittman Farm Road, Reeves Street,
and Will Reeves Road. Scattered public/institutional uses exist as well, along with ample
undeveloped land. Rhine is currently seeking USDA Rural Development funds to provide the
city’s first public sewer system, which will make the community more attractive for compatible
development, especially along the U.S. 280 West (Abbeville) and East (Milan) corridors slated

for future widening.

Suggested Development Strategies
. Install public sewer system and upgrade other existing infrastructure, as needed
and funds are available
e  Consider nominating Rhine Historic District for National Register of Historic
Places to help encourage its preservation and possible heritage tourism attraction
. Pursue compatible growth and development consistent with small town values
and quality of life

. Maintain existing small town quality of life

LU-36



Community Assessment Dodge County Joint Comprehensive Plan

. Pursue supporting, coordinating land use or other appropriate regulations to

encourage compatible, desired growth and development

City of Eastman

Eastman Urban Area (City Limits). This general character area includes all portions of

Eastman within the current city limits that are not otherwise identified as being in a more specific
subarea. A wide range of urban land uses are found throughout this area, such as residential,
commercial, public/institutional, and undeveloped (agriculture/forestry). Most of the area has
public water and sewer service available currently or has potential access by extension of

existing lines. The availability of basic infrastructure will help encourage infill development.

Suggested Development Strategies
. Encourage compatible infill development

»  Extend and upgrade infrastructure as needed to provide desired level of service
appropriate for a small to mid-sized urban area
. Pursue supporting, coordinating land use or other appropriate regulations to

encourage compatible, desired growth and development

Greater Eastman Growth Area. See previous description under Dodge County. Includes

Eastman Urban Area and all subareas/character areas of Eastman as well as surrounding portions

of unincorporated Dodge County.

Downtown. Downtown consists of a several block linear area encompassing primarily
commercial properties on both sides of the railroad tracks through the heart of Eastman (east of
U.S. 341/23). Many of the buildings are historic, dating from the late 19" to early to mid 20™
centuries, and collectively comprise a potentially eligible National Register Historic District.
While some vacancies exist, such as in the landmark Eastman Depot, the overall appearance of
downtown has improved and continues to improve as a result of DOT Transportation

Enhancement streetscape projects and private investment.
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Suggested Development Strategies
e  Continue revitalization efforts to attract businesses and people to downtown
e  Complete current Transportation Enhancement streetscape improvement project
e  Work to fill existing vacant properties with compatible businesses
. Pursue National Register Historic District listing and encourage use of historic
preservation rehabilitation tax incentives

. Encourage rehabilitation of historic Eastman Depot and Eastman Bus Station

College/Eastman and Oak streets/U.S. 23 Corridor. This commercial and residential

corridor runs through the center of Eastman. Because of its prominent location, it is expected to
experience growth and/or land use changes, such as conversions of historic houses from
residential to professional office/business uses. Proposed one-way pairing of Oak and College
streets which ties in with U.S. 23 toward Cochran would help alleviate traffic along this busy

corridor and possibly enhance growth.

Suggested Development Strategies
e  Advocate for one-way pairing of Oak and College streets
. Utilize local zoning ordinance or other appropriate regulations to guide
corridor’s growth and acceptable/compatible land uses
. Pursue National Register listing for individual historic landmarks and/or possible
historic district and encourage use of historic preservation rehabilitation tax

incentives

1% to 5" Avenue East, Main Street, and 5" to 9" Avenue West Residential Historic

Districts. These three character areas are large concentrations of extant historic late 19" to early
to mid 20" century homes located generally north/west and east/south of downtown Eastman.
They appear potentially eligible for National Register historic district listing. While many of the
structures remain in residential use, others are transitioning to commercial uses (offices, small

businesses).
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Suggested Development Strategies

Work to preserve historic neighborhoods and residential uses to the extent
possible, allowing compatible commercial uses as appropriate

= Nominate historic districts for listing in the National Register of Historic Places

e  Encourage utilization of historic preservation rehabilitation tax incentives

. Utilize local codes enforcement to help monitor neighborhood/building
appearance/condition

. Encourage development of compatible infill, in terms of size, scale, materials,

design, and the like when possible

U.S. 341/U.S. 23 South, U.S. 341 North, U.S. 23 North, GA 117 North and South, and

GA 46 East Entranceways. The above listed entranceways into Eastman are each considered

character areas as they provide gateways from the city limits into the community from all
directions, including Hawkinsville to the west; Cochran to the northwest; Cadwell/Dublin to the
northeast; Soperton to the east; Chauncey/Helena/McRae to the southeast; and Rhine to the
south. The U.S. 341/U.S. 23 South Entranceway specifically links the Eastman/Dodge County
Industrial Park Area with the rest of Eastman proper, primarily to the northwest, while the GA 46
East Entranceway provides connectivity with the Heart of Georgia Regional Airport Industrial
Area to the east and north. Various land uses exist along these corridors, such as residential,
commercial, industrial, public/institutional, and agriculture/forestry or undeveloped. Given the
available land, there are opportunities to facilitate new quality growth/infill development in these
character areas, most of which are furnished with public water and sewer service. Although there
are some appearance issues related to past development, these also present opportunities for

increased code enforcement and/or beautification efforts.

Suggested Development Strategies
»  Encourage quality infill development compatible with existing development and
land use
e  Utilize codes enforcement, beautification efforts, and other measures to improve

and maintain the appearance of these community gateways
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Extend public infrastructure as needed to support quality growth and
development
Utilize zoning ordinance and other appropriate regulations to guide new quality

growth and development

Terry Coleman Parkway/U.S. 341 Bypass. The Terry Coleman Parkway character area is

located southwest of the Eastman city limits, linking U.S. 341 South from the Welcome Center

and Chamber of Commerce to U.S. 341 North Business. While there are mixed land uses

currently along the bypass, consisting of residential (scattered and subdivisions), commercial

(new Walmart Supercenter shopping center), and public/institutional, there is ample undeveloped

land (agriculture/forestry) available for possible development, especially on the south side. A

small portion of the bypass area is presently served by public water and sewer, which would

need to be extended to support and encourage quality growth. Highway-oriented commercial

development and possible additional subdivisions are the expected primary uses within this

character area.

Suggested Development Strategies

Extend water and sewer infrastructure as needed to support/encourage quality
growth and development along the bypass

Work to attract compatible commercial development to serve residents living in
the area as well as travelers choosing to bypass downtown Eastman

Explore feasibility of annexation into the City of Eastman where appropriate and
desired

Utilize zoning ordinance and other appropriate regulations to guide new quality
growth and development

Address beautification/litter control issues

Eastman/Dodge County Industrial Park Area. This character area encompasses the

industrial park located along U.S. 341/U.S. 23 South, as well as the adjacent acreage bounded

generally on the northeast by WPA Road and Barney Sapp and Ag Best roads to the east. Alcoa,

Altivity, the Eastman Regional Youth Detention Center, and Eastman Youth Detention Center
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are among the current occupants of the industrial park. There are some vacant
commercial/industrial buildings available which provide opportunities for economic
development attraction. The new county jail is being constructed in the park as well. While City
water and sewer service is provided to some portions of this character area, it needs to be fully

extended to the industrial park to help encourage additional growth and infill development.

Suggested Development Strategies

. Extend water and sewer infrastructure to fully serve industrial park and to the
surrounding area, as needed

. Market existing available commercial and industrial structures located in the
park

e  Seek compatible infill growth and development

. Utilize beautification measures to enhance the industrial park area’s appearance

e  Support existing industries and occupants of the industrial park and work to
retain them

e  Seek the nearby location of compatible commercial businesses which would

support existing industry

Heart of Georgia Regional Airport Industrial Area. This airport industrial area consists of

the Heart of Georgia Regional Airport and the Georgia Aviation Campus of Middle Georgia
College located off GA 46 East, which have been annexed into the City of Eastman, along with
the adjacent area north to Glyen Hickman Road and north and east of Airport Road. As expected,
most of the land within the Eastman city limits is currently in public/institutional use with some
industrial, commercial, agriculture/forestry (undeveloped), and even residential uses.
Public/institutional and residential uses are located in the adjacent area outside the city, along
with considerable undeveloped land to the north and particularly east of Airport Road. Only
limited public water and sewer service is currently available within this character area along GA
46 East in the southeastern section. Provision of additional infrastructure would make the
available undeveloped land more attractive for growth. Its proximity to the airport also makes it
likely to attract supportive business and industry or that which relies on air transportation. The

community plans to develop a new industrial park west of the airport. Widening GA 46 East, at
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least to the airport, and possible relocation of Airport Road to accommodate the planned

industrial park would also improve access to the Aviation College, encourage further economic

development, and support additional airport improvements.

Suggested Development Strategies

Extend water and sewer infrastructure, as needed

Seek commercial and/or industrial development, particularly that which is
complementary to existing businesses

Advocate widening of GA 46 East and possible relocation of Airport Road
Develop new industrial park west of airport

Utilize zoning ordinance and other appropriate regulations to guide new quality

growth and development

Southeast, Southwest, and Northeast Eastman Neighborhood Redevelopment Areas.

Concentrated in three different geographic areas of Eastman as previously described under Areas

Requiring Special Attention, these character areas are all CDBG target areas which are in need of

housing rehabilitation. Many of the residences date from the early to mid 20" century and are

showing their age due to lack of or deferred maintenance often resulting from low incomes

and/or aging occupants.

Suggested Development Strategies

Continue to pursue and utilize CDBG and other funding sources for housing
rehabilitation as available

Support local community and faith-based volunteer efforts to help repair homes
of eligible residents

Utilize codes enforcement to help monitor for safe and sanitary housing for
neighborhood residents

Support compatible infill development, as needed

Encourage neighborhood beautification/blight removal

Work to preserve historic neighborhoods and residential uses to the extent

possible, allowing compatible commercial uses as appropriate
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. Upgrade existing infrastructure as needed to provide improved water/sewer
service, enhanced fire protection, adequate drainage, street repairs, and the like,

as needed
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