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Figure 1 - Geographic Location
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City of Mt. Zion

Figure 2 - Location Map
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LIST OF POTENTIAL ISSUES AND OPPORTUNITIES

This section analyzes the data related to population, economic development, cultural and natural resources and

community facilities and services to identify the issues and opportunities presented to the City of Mount Zion. The

Issues and Opportunities are organized by major topic as defined in the DCA Local Planning Requirements

Population Trends

Issues

The population projections show a steady growth in Mount Zion, from 2010 to 2020 a growth rate of 24.5% and from

2020 to 2030 19.7%. The implications of planning for any population growth are far reaching. The City will need to

plan for infrastructure improvements and services to provide for their possible new residents. Housing will need to be

provided as well as school capacity, medical services, employment and various citizens out reach programs. Please

refer to Tables 2 and 3.

Opportunities

With any amount of population growth there are numerous opportunities for economic development. Building homes,

attracting medical services and physicians, increasing school capacity and improvements to infrastructure all creates

jobs and tax revenue. Mount Zion should explore and economic development strategies for future growth, which

should include a website to show land and development opportunities for the City, as well as create tax incentives or

deferments for creating jobs for the area.

Households

Issues

The population projections predict that the required housing for the City is 857 households, and the projected data for

the same year is 862 households. Although it is predicted that Mount Zion is meeting its housing number obligations.

Mount Zion should have a housing survey done, so that an accurate account of all structures can be accessed.

Increasing household choices should be is a direct affect of population and growth. The City should plan for

infrastructure improvements and services for existing and their possible new residents. Housing will need to be

provided, as well as school capacity, medical services and various citizens out reach programs. Please refer to Table

4 and 5.

Opportunities

Increases in households offer the City a workforce for economic development and tax base for growth. The City

should explore economic development opportunities either solely or jointly with the City of Carrollton to increase

opportunities for the City of Mount Zion.

Age

Issues
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In the year 2010, the largest age group is between the ages of 5 to 13, followed by the ages of 25 to 34 and finally the

ages 35 to 44. This trend continues to the year 2020. What could be concluded from this trend is that the residents of

the City are having children and are staying and raising their families. The City along with County should evaluate

future school capacity and day care facilities, as well as economic development incentives so that employment can

be available for the young families in the area.

In the age group of 55 to 65 and over, there are 347 people by the 2025. This age group makes up 6% of the total

projected population for the year 2025. The City should evaluate affordable housing for the elderly, as well as

retirement and assisted living facilities for this group. Please refer to Table 6.

Opportunities

Mount Zion has built a new Senior Center that offers meals and other services for the elderly; this facility can be used

for other community uses as well.

Race

Issues

The City of Mount Zion’s population is predominantly White. It is projected that by the 2030, there will 2391 persons

claiming the race of White or 94.8%. The second largest race claims Black or African American. By the 2030, the

race claiming Black or African American is 62 persons, or 2.4%. With any community that is predominantly one race,

the challenge is to make sure that polices that are formulated include the interest and protection of all races and or

nationalities in the community. Please refer to Table 7.

Opportunities

Racial diversity offers a community an opportunity to experience other cultures food and activities, Mount Zion should

come up with an economic development campaign of encouraging different cultures and races to bring business and

cultural diversity to the community.

Educational Attainment

Issues

The largest group of educational attainment is the High School Graduate or Equivalency category, which shows 710

people in that category by the year 2030. This category makes up 28.1% of the projected population for that same

year. The second largest group is the 9th to 12th Grade no diploma, which is 277 people by the 2030. That number

makes up 10.9% of the projected population for the same year. Please refer to Table 8.

The two final categories that show the lowest graduation rates are the Bachelors Degree and the Graduate or

Professionals Degree. It is projected by the 2030, that 14.5% (or 178 people) of the population will have a Bachelors

or Graduate Degree. However, by the 2030, 928 people do not continue their education either after high school or

after attending some college. Please refer to Table 8.

The City should explore and identify why children are not finishing high school and develop programs and policies to

improve graduation rates, such as tutoring, mentoring programs, parent training programs and educational programs

outlining the importance of education and the direct correlation it has with lifetime earnings.
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There is a program called “The Legacy Link, Inc.” that matches senior citizen’s skills with a community’s needs. One

of the programs they offer is tutoring. There are several of these “Senior Center” locations offered in Georgia. The link

to their website is http://www.legacylink.org/. Mount Zion should explore this program and perhaps start a Chapter at

the new Senior Center to offer support to students that need tutoring or even mentoring.

Opportunities

The City may want to explore having its own trade school or junior college, so the local students have more options

for education after high school. A trade school would also benefit the students that do not graduate from high school,

or those students that would like to explore alternative learning paths other than a high school diploma.

Income

Issues

Both Mount Zion and Carroll County are below the median income for the State of Georgia. The State shows the per

capita income in the year 2000 is $21,154, in Carroll County $20,700 and in Mount Zion $18,857. By the year 2030,

the income gap between Mount Zion ($32,739) and Carroll County ($35,917) narrows.

The mean household income for Mount Zion grew from $28,343 in 1990 to $48,965 in 2000. That is an increase of

$20,622 over a ten-year period or 57.8% increase. The average income for Carroll County was slightly lower than

with a mean household income of $48,092 and for the State the mean household income was much higher over all at

$80,077.

The City should come up with an economic develop plan to attract and create new business in the City. This will be

further discussed in the Economic Development Section of this document.

Opportunities

The City has a lot of strengths that can be very attractive as day tourist destination for urban dwellers or nearby

communities. The City has discussed marketing themselves as a “small town” theme to encourage small business

development. These strengths should be explored for various economic development opportunities to increase

community income. Some examples of small communities that have capitalized on their “Small City” atmosphere are

Pine Mountain and Warm Springs, Georgia.
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Economic Development

Issues

The City should establish a website of the various public officials and department contacts. This website should be

used as an update with news for residents and future meetings. In addition, the website should be elaborated on to

include economic development information and available parcels or areas, that the City would like to encourage

development or redevelopment.

The City of Mount Zion has a limited amount of funds for improvement to infrastructure to promote economic

development.

There has been no designated “City Center” or “Main Street” boundaries established through ordinance and or map.

Establishing a “main street” area is encouraged. It gives the economic development a geographical starting point.

The City may want to consider a theme or architectural style that would start and continue architectural continuity

throughout the City. There are not many vacant buildings available, but those that are available should be

redeveloped.

Opportunities

The greatest opportunity that the City has is its small town appearance and that it is virtually a blank slate to promote

and encourage growth and economic development. This means the City has an opportunity to market their city in

any manner or direction that they agree upon.

It is a plus to be located so near to the City of Carrollton, so the City can be marketed as a bedroom community.

The City also does offer the residents and visitors beautiful parks for recreation, such as John Tanner State Park and

J. Ebb Duncan Lake and multiple historic resources that give the City a unique character. These attributes should be

used as marketing tools for visitors and new residents to the City.

Employment by Industry

Issues

By the year 2030, 1,312 persons will be participating in the labor force. The three largest sectors of the economy are

Construction (177), Manufacturing (211) and Retail Trade (192). The three sectors that remain almost static or show

little to no growth are, Agriculture- Forestry- Fishing- Hunting- Mining, Transportation-Warehousing and Utilities,

Professional Scientific-Management -Administrative and Waste management and Public Administration.

Mount Zion needs more diversification of business sectors of employment to expand their tax base and encourage

economic development.

The City should also explore opening a trade school to add skilled labor and diversification to the employment base.

In addition, the trade school would add professional jobs for the City.

Opportunities

In the areas that are static, there a multiple opportunities to build off of. In agriculture, many communities are starting

community gardens and farmers markets, this can be attractor for local residents to regional residents. A farmer’s

market is an opportunity to use the land-zoned agriculture for an economic development purpose. Depending on the
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size of the land and harvest would be contingent on the jobs provided, but it is a wonderful use for vacant agriculture

zoned parcels.

Utilities jobs can be provided if grants are made available for infrastructure improvements and perhaps water or

sewer treatment facility can be built. This is a type of employment that does not suffer from fluctuations in the

economy.

Labor Force

Issues

In the year 2000, there were 952 people in the work force, 660 of those people were participating in the labor force or

69% of the total population. Total males were 502 compared to total females of 217. Males that are not considered in

the labor force were 106 and females that are not considered in the labor force were 186. There were zero men and

women in the armed forces. The amount of people in the workforce grew, as the population grew.

There is a need for more people in the work force as well as more varied available workforce in the City. There is also

a need as discussed before to create economic development from a theme or plan that the City decides upon.

Opportunities

There are opportunities to create growth in the City with a “small-town” theme such as, have a community garden and

farmers market, antique store, restaurants, novelty shops, hair salons, art studios, Live work art studios, expand on

recreational areas and facilities, create and attract day tourism revenue, plan yearly festivals and events.

Housing Occupancy

Issues

There are not enough housing units built to keep up with population growth, which for the year 2000 was 1,275

persons total for the City, and versus 501 houses built. There are very few options for renters in housing choices,

which in the City make up 19.1% and in the County 27.3%. The City should encourage re-use of vacant buildings for

rental housing.

Opportunities

There are opportunities for the City to look at providing more rentals housing opportunities and choices to their

citizens. The City and the County have high occupancy rates for homes ownership. The City needs to look at the

vacant buildings that they have and encourage the owner to rehab them into rentals units.

Housing Condition

Issues

Of the 501 total housing units in Mount Zion for the year 2000, 4 lacks complete plumbing facilities, and 8 lacks

complete kitchen facilities. In Carroll County, of the 34, 067 total units, 252 lacks complete plumbing facilities and

274 lack complete kitchen facilities.
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The City should identify the location, owner and use of the units that do not have complete plumbing facilities and

work on monies or grants to address those housing units. It should also be viewed as a public health issue, such as

the waste from an outhouse could have the opportunity to contaminate the ground water.

Opportunities

There is an opportunity for community participation in updating or assisting those residents that do not have updated

plumbing facilities through grants and community donations from local businesses. It should be a goal of the City to

make sure that all the residents have indoor plumbing facilities.

Cost and Cost Burdened Housing

Issues

In the year 2000, the City showed a cost burden amount of 23 persons or 1.8% of the total population. However, the

City shows a slightly greater amount of severely cost burdened persons at 29 or 2.2% of the total population.

Although Mount Zion’s numbers are not very high, (these numbers are from 2000) affordable housing is an issue that

is a problem that many communities not just in Georgia, but the Country face. How to provide affordable housing in a

community is as varied as the places themselves.

One factor that everyone can agree on is, affordable housing is an essential tool for economic development and

community prosperity. If your workforce cannot afford to live in the community that it works, it can pose special

challenges to the community. People are more invested in the community where they live and not as invested in a

community where they only work. In addition, with the gas rising to all time highs, people are going to want to shorten

their commute or eliminate them all together. The retiree or disabled component to affordable housing; the community

should explore housing cost alternatives for seniors and the disabled on a fixed income. Please refer to Table 18 and

19.

Opportunities

Providing affordable housing is a wonderful opportunity for the community to shape the communities housing stock in

any fashion that would like. Some examples would be requiring that developers seeking to build with in the

community provide a certain amount of affordable housing.

Redevelopment of abandoned buildings is a great way to provide affordable housing as well as modular or

manufactured homes (which is explained in the housing section of this document), which is an ecstatically pleasing

and cost effective way of providing affordable housing.
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Special Housing Needs

There is no special housing available within the City of Mt. Zion.

Issues

The City does have an aging population. The City should evaluate their affordable special housing needs for seniors.

In addition, the City should encourage building assisted living facilities as well as nursing homes.

Opportunities

Providing special needs housing is another means of generating economic development for the City.

Job-Housing Balance

Issues

In the year 2005, the per capita income for the City of Mount Zion was $18,857. Under the definition of cost burden

households an individual could not afford more than $471.42 for monthly housing costs. In the year 2000, the City’s

of Mount Zion’s median rent was $586.00 per month and a median property value of $82,700. With a property valued

of $82,700 would translate approximately into a house payment of $827.00 per month. In the year 2010, it is

predicted that the per capita income will be $21,633, which would allow for $540.82 for monthly housing costs.

With a per captia income in the City of $18, 857 in 2005, rental housing is much more obtainable than home

ownership, but the rents are even high for that per capita income. The City should explore manufactured or modular

homes as an alternative to mobile homes and trailers, and as another form of rental housing.

Opportunities

Because the City has only a few housing types, this allows the City the opportunity to set design guidelines for the

zoning ordinance, or a stand-alone ordinance.

Natural and cultural Resources

Issues

Wetlands are an integral part of the natural water system and are defined by three parameters: hydrologic conditions,

hydric soils, and hydrophilic vegetation. According to the U.S. Fish and Wildlife Service's National Wetlands

Inventory, Mount Zion has several small areas identified as freshwater wetland habitats. The wetland locations are

shown on page 56, Figure 5.

The City should identify and map the areas of wetlands in the City for protection of development.

The City limits of Mount Zion lies totally within the Little Tallapoosa River watershed basin. The primary source of raw

water for Carrollton is the Upper Little Tallapoosa River (ULTR). The City should map and identify the areas that are

part of the watershed and the ground water discharge.

Opportunities
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Wetlands are another opportunity for the City to use what they have to their advantage. Wetlands produce and

house an entire ecosystem that many cities in Florida have been used as an attractor for bird and wildlife watchers,

artists and outdoors enthusiasts.

Other Environmentally Sensitive Areas

Issues

In the City of Mount Zion, drinking water is obtained from two equally sensitive sources: groundwater and surface

water. Both these resources respond to environmental stressors and require adequate protective measures to insure

their quality.

The City of Mount Zion is located within the Central Uplands physiographic district, which is characterized by low

linear ridges 1300-1500 feet above sea level, separated by broad, open valleys.

In the last update it was discussed that the Flood Protection Ordinance is administered on behalf of the City by the

County Codes Enforcement program, a review of the effectiveness of this program is needed to determine whether

any changes or further regulation is warranted.

Again septic tanks should be inspected to determine their effectiveness from contaminating groundwater.

Opportunities

None at this time

Significant Natural Resources

Issues

Based on assessment of parcels from the Existing Land Use Map in Figure 3 and the Mount Zion Zoning Map, the

City has an abundance of Agricultural zoned land. The City should look at their inventory of agricultural land and see

if there are changes they would like to make to certain parcels of that designation.

Due to the lush land and abundance of trees, the City should explore adopting a tree ordinance to protect the old

trees and maintain the lush environment that presently exists.

Opportunities

The City has a lot of agricultural land that can be used to supply fresh fruits and vegetable directly to its residents, by

way of a local farmers market. The City needs to explore ways to use the agriculture-zoned land to its advantage.

Agriculture touring is becoming very popular in Georgia and other states. The City should look at tours as another

means of an economic opportunity.

Recreation Areas

Issues
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The City presently has no designated public park area. Although the City is looking into annexing John Tanner State

park, since they already some services to the park.

The City should promote their recreation areas as tool for economic development, in alignment with the theme of

“Day Tourism”. In addition, J. Ebb Duncan Lake agreement needs to be revisited in regards to the City’s public

ownership of the Lake and the uses that the City would like to promote there.

Opportunities

Green Space is always a local attractor will become more and more scarce as Georgia continues to grow. One of

Mount Zion’s strengths is its amount of green space available to its residents. Mount Zion needs to continue to

improvement the recreation areas that it presently has and to plan for future recreation and parks.

Significant Cultural Areas

Issues

A Windshield Survey of Historic Resources conducted on July 24, 2008 by Jack Dorsey, local historian and resident
of Mount Zion, and Carter Thompson, Senior Planner CFRDC, identified over 70 structures that were over 50 years
old. Six (6) of these historic structures are listed in the Table 22.

The City will need a more thorough survey made with someone from the State Historic Preservation Department to
determine what structures would be eligible for designation to the National Historic Register. The City needs to work
the National Register of Historic Places in determining if any of the resources listed above could be designated on the
National Register.

Opportunities

Historic resources give the City its character; it has been discussed at the kick off meeting that a theme to future

development of the City is to play off its past and small city appeal. The City should explore ways to use its historic

resources as an attractor for economic development and to maintain the unique character of the City.

Sewage System and Wastewater Treatment

Issues

Due to an ongoing drought that Georgia is facing, it is recommended that the City should prepare for their water

needs separate of the County. The City should look at innovative ways to conserve water through policies and

building code enforcement and the public should be educated on water conservation as well.

The City should pursue grants and low interest loans for a sewage and wastewater treatment system.

The City should to do an inventory of septic systems and evaluate the efficiency of those systems; especially those

located on the southern portion of the City that houses the ground water recharge area.

Opportunities

If the City can get some financial assistance for improving their infrastructure as a whole, this will aid in the economic

development for the City.
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Fire Protection

Issues

The City presently has one fire station located within the City limits; perhaps pursuing another would be worth

exploring for the safety and job creation benefits.

Opportunities

If a new station were located in the City it would provide emergency and fire services closer to the City’s residents.

The station would also provide jobs for the City’s residents.

Police

Issues

The Police Department is presently located within City Hall. The Police department needs a separate space from City

Hall to conduct daily operations. In addition, the department needs a holding cell for those arrested and waiting

transport to Carroll County jail.

The City has a problem with illegal drug use and selling. The Chief would like to explore ways to cut down on this

issue in the City.

Since the police department is taking care of code enforcement, the City should look at implementing a code

enforcement officer to the city payroll. In addition, the codes need to be updated to reflect the issues that the City is

having.

Opportunities

If the Police Department can expand, this may be another opportunity to create jobs and perhaps hire a new officer

that just takes care of code enforcement issues for the City.

Storm Water Management

Issues

The City presently does not provide any monitoring of storm water at this time.

The City should monitor their existing storm water ponds; because of the amount of groundwater they use for

drinking. A self-monitoring ordinance could be drafted for future development, which gives the responsibility of

monitoring to the homeowners associations or the developer, if the project is being developed in stages.

Opportunities

Monitoring storm water management gives the City and opportunity to ensures that chemicals or pollutants are not

getting into the ground water of their residents drinking water.
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Solid Waste Management

Issues

Presently the City does not have any recycling stations or centers in designated. The City should provide recycling

stations in the City for its residents and public works should develop a campaign to educate residents on the

importance of recycling and locations of the nearby stations that recyclables can be taken. Please refer to Table 24.

Opportunities

Education on recycling efforts and providing recycling stations or centers could provide the City’s residents with some

additional employment opportunities.
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Figure 3 - Existing Land Use Map
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ANALYSIS OF EXISTING DEVELOPMENT PATTERNS

This section will analyze the existing development patterns and identify any foreseeable issues and or changes that

the City should focus on.

Areas Requiring Special Attention

The City of Mount Zion has no established main street or downtown area. In the Character Area map a Main Street

Overlay District is proposed to establish a downtown or main street area for small retail, restaurants and other small

businesses. The City will need to develop regulations for development of that area.

Areas of significant natural or cultural resources

There are multiple structures that are 50 years and over located through the City of Mount Zion. Due to the age of

these structures, the City should have an historical survey done by a qualified historian and see if the structures can

be added to the historic register.

J. Ebb Duncan Lake is a 50-acre lake that has 5 full time residents. The City should establish their ownership of the

lake and make the lake accessible to the Community’s residents.

The City would like to have John Tanner State Park annexed into the City. The City is already providing police

protection for the area and supplying water. Another more obvious reason is the close proximity to the City.

Areas where rapid development change of land uses is likely to occur

It is not anticipated that there will be rapid development due to the lack of infrastructure, the economy and the

discretion of the Council.

Areas where the pace of development has outpaced, or may soon outpace, the availability of community facilities and

services and transportation

The City will continue to pursue low interest loans and grants to improve their infrastructure; until these improvements

are met the City will need to consider development carefully based on limited services they can provide.

Also in need redevelopment and or and or significant improvements to aesthetics or attractiveness

There are several areas that are in need of improvements: Rabbit Run, Ashley Drive, Robinson Street and Harrison

Road, Meadow Brush.

Large abandoned structure or sites, including those that may be environmentally contaminated

There are no large abandoned structures or sites in the City.

Areas with significant infill opportunities

There are no significant infill opportunities in the City.

Areas of significant disinvestments, levels of poverty, and or unemployment

These classifications are not monitored in the City.


