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150,000 new residents expected by 2030

Source: Census Bureau 2005



Relevant Law

Georgia Redevelopment Act

Georgia Redevelopment Powers Act 

Downtown Development Authorities Law

Enterprise Zone Employment Law



Urban Redevelopment Act

O.C.G.A. 36-61-1

ÅAdopted in 1955

ÅGoverns the use of eminent domain and 

bond financing to support public/private 

partnerships

ÅAllows cities and counties to redevelop 

specific areas



Urban Redevelopment Act

Prerequisites to Redevelopment under the 

Act

ÅArea must be designated as a ñslum areaò

ÅRedevelopment must be ñnecessary in the 

interest of the public health, safety, morals or 

welfareò of the citizens as declared by the city or 

county government

ÅAdoption of a Redevelopment Plan by the local 

government



Urban Redevelopment Act

ñSlum Areaò is defined in the statute as:

ñéa substantial number of deteriorated or deteriorating 
structures; predominance of defective or inadequate 
street layoutéunsanitary or unsafe conditionsétax or 
special assessment delinquency exceeding the fair value 
of the landédevelopment impaired by noise or other 
environmental hazards; or any combination of such 
factorsé[that] retards the provisions of housing 
accommodations or constitutes an economic or social 
liability and is a menace to the public health, safety, 
morals or welfare in its present condition and use.ò



Urban Redevelopment Act

Judicial Review

ÅLocal governments can define ñslumò and ñblightò themselves

ÅNo evidence or proof needed

ÅOnly require that a resolution was adopted



Urban Redevelopment Act

Å Low real estate value

Å Low numbers of building permits

Å Low growth in tax assessed value

Å High crime stats

Å High unemployment

Å High commercial and rental vacancy rates

Å High percentage of population below the poverty line

Å Visual blight:  litter, poor quality commercial buildings, 
broken/absent sidewalks and curbs, excessive utility poles and 
overhead wires and poor drainage

Å Confusing or inefficient street layout

Å Unclear property ownership

Å Delinquent property taxes

Common indications of blight:



Urban Redevelopment Act

Urban Redevelopment Plan 

Requirements

O.C.G.A. 36-61-1(21)8:

(A)Conform to the general plan for the municipality or county as 

a whole; and

(B)Be sufficiently complete to indicate such land acquisition, 

demolition and removal of structures, redevelopment, 

improvements, and rehabilitation as may be proposed to be 

carried out in the urban redevelopment area; zoning and 

planning changes, if any; land uses; maximum densities; 

building requirements; uses, improved traffic, public 

transportation, public utilities, recreational and community 

facilities and other public improvements.



Urban Redevelopment Act

Choice of Legal Entities to Oversee 

Development

O.C.G.A. 36-61-17

ÅLocal governing body

ÅNew urban redevelopment agency

ÅHousing authority

ÅDowntown Development Authority

Each option has its own pros and cons; municipalities choose what is 

best for their individual circumstances



Urban Redevelopment Act

Benefits of the Act
Expands normal powers of local government:
ÅCan attach design and use requirements/limitations 

as covenants running with the land

ÅBroader powers of eminent domain

ÅCan issue tax exempt bonds for redevelopment that 
do not count in the governmentôs debt cap

ÅCommunities can carve out exceptions in their 
development ordinances

ÅCommunities can create intergovernmental contracts 
allowing for delegation of redevelopment powers to a 
redevelopment agency



Urban Redevelopment Act
Eminent Domain

O.C.G.A. 36-61-8

ÅGives property owners the right to keep their property if they have 

the willingness and means to develop it consistent with the URP

Covenants Running with the Land

ÅLand purchasers in an area where a Redevelopment Plan is 

enacted have constructive notice of the Plan

ÅDeed restrictions should be filed if property owners seek to 

redevelop their land rather than have it taken by eminent 

domain



Urban Redevelopment Powers Law

O.C.G.A. 36-44-1

ÅPassed in 1985

ÅAuthorizes TADs

ÅLays out procedure and requirements for 

setting up TADs

ÅLays out procedures for determining 

applicable property taxes



Differences between URPA and 

URA

ÅCreating Urban Redevelopment Areas 

under URA doesnôt require approval from 

property owners

ÅApproval from property owners in affected 

area necessary for creating a TAD under 

URPA

ÅURPA is more procedurally complex than 

URA



Downtown Development 

Authorities Law
O.C.G.A. 36-42-1

ÅCreated in 1981

ÅAuthorizes downtown development authority in every GA 
city

ÅEach city must activate the DDA by:

ÅDesignating the boundaries of the downtown area

ÅAppointing initial directors of the Authority

ÅCreating a resolution stating there is a need for and 
Authority

ÅPassing the resolution

ÅFiling copies of the resolution with the Secretary of 
State and Dept. of Community Affairs



Downtown Development Authority

Contract Powers

Authorities have the power to:

ñémake and exercise contracts, agreements and other 
instruments necessary or convenient to exercise the 
powers of the authorityéincluding, but not limited to, 
contracts for construction of projects, contracts with 
respect to the use of projects and agreements to join or 
cooperate with an urban residential finance authorityéto 
contract for any period not exceeding 50 years with the 
state of Georgiaéto use any real property, personal 
property or fixtures thereinéin any manner it deems to 
the best advantage of the authority and the public 
purposeò



Enterprise Zone Employment Act

ÅCreated in 1997

ÅGoal is to aid revitalization in areas that are 
underdeveloped and suffering from economic 
decline and disinvestment

ÅEncourages private businesses to reinvest and 
rehabilitate the areas through:

ÅProperty tax exemptions O.C.G.A. 36-88-8(a)(1)

ÅAbatement or reduction in occupation taxes, 
regulatory and building inspection fees O.C.G.A. 36-88-9(a)

ÅReduction or waiver of local ordinances O.C.G.A. 36-88-7



Enterprise Zone Employment Act

Requirements for area to qualify as an Enterprise Zone
(must meet 4 of the 5)

1. Pervasive Poverty:  at least 20% poverty according to 
1990 Census

2. Unemployment Rate:  at least 10% higher than 
Georgia

3. Underdevelopment:  issuance of building permits and 
licenses lower than average within the local area

4. General distress: such as population decline, health 
and safety problems

5. General Blight:  whether any portion of this area is 
included in an Urban Redevelopment Area



Livable Centers Initiative 

ÅWestside: Upper Westside, Bankhead, 

Historic West End

ÅEastside: Grady Homes, Capitol Homes

ÅNorthwest: West Highlands at Perry Blvd.

ÅBeltline: 



LCI

ÅLivable Communities Initiative

ÅAdvances in technology have promoted 
urban sprawl, adverse environmental 
effects, and isolation from communities

ÅUrban sprawl which forces increasingly 
longer trips and traffic congestion are 
decreasing quality of life and reducing the 
effectiveness of the automobile as a 
transportation mode



LCI

ÅObjectives of LCI

ïStrengthen the link between transit and 
community planning, including land use 
policies and transit

ïStimulate increased participation by the 
community in the planning and design 
process

ïIncrease access to employment, education, 
and community destinations

ïLeverage resources available through FSL



LCI

ÅLCI Characteristics
ïFull community participation in the decision-making process

ïWell-planned and designed neighborhoods where housing, 
schools, and parks are within easy walking distance of user-
friendly transit and link residents to job opportunities and social 
services

ïTransit, pedestrian, and bicycle access that is compatible with 
land use, zoning, and urban design to reduce dependence on 
the automobile

ïMixed use neighborhoods

ïTransit services and facilities that provide safe, secure, and 
accessible services

ïEnvironmentally Sound practices that reduce auto trips, 
conserve space, encourage green areas, and avoid gridlock and 
improve air quality



Tax Allocation Districts

ÅObjective ïTADs are designed to provide incentives for 
redevelopment of economically disadvantaged areas 
that would not otherwise occur.

ÅFinancing Technique ïTADs are a public financing tool 
used to help pay for the costs of redevelopment within a 
targeted area by allocating the incremental increase in 
property tax revenues resulting from redevelopment in 
the area back into the same area.

ÅNo Tax Breaks ïA TAD is neither a tax break for 

developers, nor a tax increase for residents.



TADs Uses

Clean Up sites with Environmental Issues

Neighborhood Preservation

Historic Preservation

Redevelop underutilized/vacant areas


