
City of Dublin 
Urban Redevelopment Plan 
A Tool for Economic & Neighborhood Revitalization 

OCTOBER 2018

Produced in coordination with: 



City of Dublin 
URBAN REDEVELOPMENT PLAN 

A Tool for Economic & Neighborhood Revitalization 
 
 

 
 

TABLE OF CONTENTS 

 

SECTION  PAGE 

Introduction  1 

Planning Process  2 

Consistency with the Comprehensive Plan  3 

Required Components of the Plan  3 

Process  3 

Redevelopment Authority Agency  4 

Boundaries of the Redevelopment Area  4 

City of Dublin Urban Redevelopment Plan Target Area Map  5 

Subarea 1 – Scottsville Community and 441 North Gateway Corridors Map  6 

Subarea 2 – Southside Dublin and Highway 19 Gateway Corridors Map  9 

Subarea 3 – Stubbs Park and Stonewall Map  12 

Unique Areas of Connectivity Map  16 

URP Areas of Connectivity  17 

Negative Conditions  19 

Pervasive Poverty  20 

Poverty Percentage Maps  22 

Neighborhood Distress  24 

Blight  28 

2018 Dublin Urban Redevelopment Area Zoning Map  30 

Commercial Blight/Underdevelopment in Urban Redevelopment Area  32 

Underdevelopment within the URA  34 

Goals and Strategies for Implementation  35 

Description of Parcels to be Acquired  40 



City of Dublin 
URBAN REDEVELOPMENT PLAN 

A Tool for Economic & Neighborhood Revitalization 
 
 

 
 

Structures to be Demolished or Rehabilitated  40 

Plan to Leverage Private Resources for Redevelopment  40 

Strategy for Relocating Displaced Residents  40 

Covenants and Restrictions  41 

Recent and Planned Projects  41 

Conclusion   43 

 

APPENDICES  PAGE 

Appendix A: Finding of Necessity/Resolution Adopting Plan  44 

Appendix B: Community Meeting Agendas, Sign‐in Sheets, Public Hearing Notice, 

   and Input Summaries  46 

Appendix C: Selected Sections from the Laurens County Joint  

  Comprehensive Plan  62 

Appendix D: Southside Dublin Riverwalk Concept  87 

Appendix E: Bowen National Research Demographic Analysis  89 

Appendix F: City of Dublin 2017 Blight Tax Properties and Dilapidated Properties  139 

Appendix G: City of Dublin 2017 Primary Structures Valued Less than $10,000  142 

 
 
 
 
     
 

 



City of Dublin 

URBAN REDEVELOPMENT PLAN 
A Tool for Economic & Neighborhood Revitalization 

INTRODUCTION 

The 2018 Dublin Urban Redevelopment Plan has been prepared as the next step of progressive planning 

in the City of Dublin. The plan is intended to serve as a foundation for incentives and development tools 

available for job creation and neighborhood revitalization. Many action plans were developed as a result 

of the most recent City comprehensive planning process in 2014; this plan seeks to examine various issues 

in detail and serve as the basis for future application(s) for Enterprise Zones, Opportunity Zones and 

Revitalization Area Strategy designation through the Georgia Department of Community Affairs. By 

creating one city-wide Urban Redevelopment Plan, the goal is to improve community services specific to 

potential sub-areas contained within the Urban Redevelopment Area.  

The Dublin Urban Redevelopment Plan is needed to help the City fulfill the vision and goals set forth with 

various planning and community efforts and is authorized by O.C.G.A. Sec. 36-61-1 et. Seq. The objective 

for this plan is to encourage economic and neighborhood revitalization within the City of Dublin using a 

three prong approach: 

 Economic Growth- To grow the

economy of the City of Dublin so

to increase the tax base and

revenue for the City and to

increase employment

opportunities in the designated

area.

 Responsible Growth- To direct
growth and infill development into
well-established neighborhoods in
order to provide services more
efficiently and preserve the
historic nature and character of
the City.

 Redevelopment- To encourage
redevelopment of aging structures
in order to revitalize
neighborhoods and increase
community sense of place, and the
development of more pedestrian
friendly and mixed use projects.

Dublin Urban Redevelopment Area 
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PLANNING PROCESS FOR CITY OF DUBLIN URBAN REDEVELOPMENT PLAN 

The planning process for the Urban Redevelopment Plan initiated in November, 2017 at the request of 

the City of Dublin. Heart of Georgia Altamaha Regional Commission planning staff organized a meeting 

with City staff to determine the scope and needs of the project. Upon review of the requirements of 

O.C.G.A. 36-61, Heart of Georgia Altamaha Regional Commission (HOGARC) staff allocated one month for 

area statistics and needs research to determine the boundary of the Urban Redevelopment Area. Once 

complete, HOGARC staff presented the proposed boundary area to City staff and stakeholder committee. 

A series of three community/stakeholder input sessions were held within the sub-areas to garner in 

increased level of support and to receive primary source information regarding the community. These 

meetings were well attended and were held at convenient times for the public. Regional Commission staff 

introduced the planning process to those in attendance with a PowerPoint slide show and discussed the 

potential projects to be managed by the City. After the presentation, the attendees were asked to discuss 

their opinion of their neighborhood and to best explain their needs from the City. Attendees were also 

given a questionnaire to complete for more through responses and for those who may not be comfortable 

speaking in a public setting. Meeting documents may be found in Appendix B. 

Once the public input sessions were complete, HOGARC staff allocated approximately two months to  

complete the research necessary for the plan as well as to draft the plan. The City of Dublin, in 

coordination with their Georgia Initiative for Community Housing (GICH) designation, was conducting a 

market analysis and housing trends study with the national firm Bowen National Research. The data 

provided by Bowen National Research was sourced as demographic information specific to the sub-areas 

of this Urban Redevelopment Plan in addition to the U.S. Census Bureau. The City also provided data 

regarding code enforcement, crime statistics, and property taxes for purpose of stating the need for 

redevelopment in the Urban Redevelopment Area. 

Planning staff next scheduled a public hearing for the purpose of draft plan review and input from the 

public and elected officials. After gathering feedback from the public and elected officials, a final draft was 

presented to the City of Dublin on April 19, 2018, where a “Finding of Necessity” declaring that conditions 

of blight exist within the Urban Redevelopment Area (URA). After final review and final amendments, a 

Plan Adoption Resolution was approved on October 4, 2018.

22



City of Dublin 

URBAN REDEVELOPMENT PLAN 
A Tool for Economic & Neighborhood Revitalization 

 

 

 
 

CONSISTENCY WITH THE COMPREHENSIVE PLAN 
 
The Urban Redevelopment Plan is consistent with the Dublin Laurens Comprehensive Plan “Green 
and Growing Jewel: Regional Hub of Commerce, Home, Heritage, and Health”. Projects highlighted 
within the comprehensive plan seek to address neighborhood specific problems through public 
investment in infrastructure, parks and trails, and pedestrian amenities. The Urban Redevelopment 
Plan and incentives allowed with the adoption of the plan are crucial tools for the City of Dublin to 
continue the progress already realized. Components of the Comprehensive Plan, specifically the 
Community Vision Statement, Future Development Strategies and Implementation Goals were used 
to guide the development of this plan can be found in Appendix C. 
 

REQUIRED COMPONENTS OF THE PLAN 

 
 Statement that the URP is consistent with the city’s comprehensive plan. 

 Clearly defined boundaries of the redevelopment area (need not be contiguous). 

 Explanation of negative conditions in the area necessitating redevelopment. 

 The city’s land use objectives for the area (types of uses, building requirements, zoning changes, 
and development densities). 

 Description of land parcels to be acquired and structures to be demolished or rehabilitated. 

 A workable plan for leveraging private resources to redevelop the area. 

 A strategy for relocating any displaced residents. 

 Any covenants or restrictions to be placed on properties in the redevelopment area in order to 
implement the plan. 

 Public infrastructure to be provided – transportation, water, sewer, sidewalks, lighting, 
streetscapes, public recreational space, parking, etc. to support redevelopment of the area. 

 A workable financial strategy for implementing the plan. 
 

PROCESS 
 

 Draft the Urban Redevelopment Plan. 

 Hold a public hearing. 

 Adopt the plan. 

 Appoint an organization (urban redevelopment authority or DDA, city redevelopment agency) 
to implement the plan. 

 Implement the plan. 
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REDEVELOPMENT AUTHORITY AGENCY 

The City of Dublin recognizes that many areas within the city are suffering from disinvestment, 
crime, poverty, a decline in economic opportunity, and deterioration of quality housing stock. The 
City has sought to remedy the problem through creation of an Urban Redevelopment Plan. The City 
of Dublin has elected to exercise its Urban Redevelopment Powers through the Mayor and City 
Council, pursuant to O.C.G.A. 36-61-17 of the Urban Redevelopment Act. The City of Dublin will 
serve as the Redevelopment Authority Agency charged with implementing the plan.  

BOUNDARIES OF THE REDEVELOPMENT AREA 

The proposed 2018 Dublin Urban Redevelopment Area encompasses a contiguous area roughly 4.37 

square miles. While the area is comprised of three distinctive sub areas which have unique concerns and 

characteristics of their own, the boundary was chosen to be consistent with the definition of the “urban 

redevelopment area” in Georgia’s Urban Redevelopment Law (O.C.G.A. 36-61). The area includes the 

commercial Downtown Dublin corridor along East and West Jackson Streets, the historic Southside 

neighborhood including Martin Luther King Jr. Drive and a portion of the U.S. Highway 441 South Corridor, 

the historic Scottsville neighborhood including the U.S. Highway 441 commercial corridor, and the historic 

Stubbs Park and Stonewall neighborhoods. These areas have individual character with various needs 

voiced by its citizens and business owners. With a large redevelopment area to work with going forward, 

the City aims to foster infill development and redevelopment of the area through various local, state and 

federal incentives creating an efficient, viable community. 

The Urban Redevelopment Area map and sub area maps are discussed in detail on the following pages. 
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SUBAREA 1- SCOTTSVILLE COMMUNITY AND 441 NORTH GATEWAY CORRIDORS 
This area is an older residential area north of downtown and historic Dublin mostly east of U.S. Highway 
441. Scottsville is generally bounded on the southeast by East Jackson Street, southwest by North Franklin 
Street, northwest by East Akerman Street and northeast by the Oconee River.   
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Scottsville Community: The Scottsville Community is located in the northeast section of the City. 

Founded by an early resident of the area, Scottsville is generally bounded on the southeast by East Jackson 

Street, southwest by North Franklin Street, northwest by East Akerman Street and northeast by the 

Oconee River.  The area first began to develop in 1898 when the Dublin Furniture Manufacturing Company 

established a factory on the corner of Ohio and Georgia Streets.  Several cottages and a boarding house 

were constructed along with a factory building. The Scottsville area was served by many small businesses 

such as groceries, dry goods stores, cafes and laundries for many decades prior to major corporate stores 

locating in other areas of Dublin in the 1960s and 70s. The Scottsville neighborhood has population density 

of 1,481.8 people per square mile with a projected 4.9% net loss of number of households (Bowen 

National Research, 2018). Scottsville area is comprised of a grid street plan, however most streets are 

narrow and lack sidewalks. Housing in this area generally dates from the 1920s and 1930s and is located 

on compact, less than one-quarter acre lots. Growing blight, access to critical health care facilities and 

food stores is a concern for residents. 

441 North Gateway Corridor: The area considered 441 North Gateway Corridor for this urban 
redevelopment plan bounds from the north along Hillcrest Parkway, west to North Franklin Street, south 
to West/East Jackson Street, and west to Hillcrest Drive, N. Church Street, and Roosevelt Street. The 441 
North Gateway Corridor serves the Scottsville Community and the Stubbs Park subarea (3A). The area is 
more predominately retail in nature with a variety of locally owned shops, warehouses, fast serve 
restaurants, and former location of a national box store. This area is an older residential area north of 
downtown and historic Dublin, mostly east of U.S. 441. The corridor serves as a first impression to 
visitors entering the City on U.S. Highway 441; the City hopes to stimulate redevelopment along this 
corridor when possible and provide incentives to fill the existing commercial space available. By 
increasing the incentives for the 441 Corridor, the City hopes to increase the number of jobs available to 
residents in the Scottsville and Stubbs Park areas. 

Hwy. 441 North (Scottsville subarea) 
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Vision for Subarea 1: Comprehensive efforts could 
be directed here to maintain the area as a vibrant, 
quality residential area and important component to 
a vital Dublin. The Scottsville Community and 441 
North Gateway Corridor could be a thriving 
revitalized neighborhood and commercial/multi-use 
corridor with vibrant and modern businesses. The 
area could also serve as an attractive gateway 
entrance in or out of Downtown Dublin. 
Development and redevelopment should be planned 
and coordinated to meet residential and commercial 
development needs. Most development and 
redevelopment should be infill development of 
compatible and similar use, scale and density.  

Scottsville & 441 North Gateway Corridor 

88



City of Dublin 

URBAN REDEVELOPMENT PLAN 
A Tool for Economic & Neighborhood Revitalization 

 

 

 
 

SUBAREA 2- SOUTHSIDE DUBLIN & HIGHWAY 19 GATEWAY CORRIDORS 
This area lies south of Academy Avenue and East Jackson Street and is bound to the west by the 
Ocmulgee River. This area is bound to the South by the Long Branch Creek.  
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Southside Dublin: This large concentration of older residential areas south of downtown, from U.S. 

Highway 441 East across GA Highway 19 and to the Oconee River, has been the target of comprehensive 

community improvement efforts. During the Southside Revitalization Initiative (2001-2012), the City 

initiated a number of public initiatives to encourage revitalization on the Southside of the City of Dublin. 

These initiatives consisted of increased city involvement in areas of policing, sanitation, public works, code 

enforcement, beautification projects, gateway improvements, and formalization of a non-profit 

community association (Southside Community Association, Inc.) to assist Council with redevelopment 

plans for the area. Initiatives are ongoing. 
 

Highway 19 Gateway Corridor: This area lies south of Academy Avenue and East Jackson Street and is 

bound to the west by the Ocmulgee River. The area is then bound to the south by Long Branch Creek. 

Land use in this area is mixed with central business parcels along U.S. Highway 441 and GA Highway 19, 

general industrial along East Madison Street, and residential areas ranging from single family homes to 

high density housing complexes. The City hopes to spur infill development into this area by focusing on 

housing rehabilitation and improvements. A network of amenities is available in this area for residents of 

all ages, however, several City projects are planned in this area which may increase the rate of 

development. By encouraging infill development and utilization of commercial/warehousing space within 

the area, the City can provide services more efficiently and further make investments in the area. 

 

 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

Hwy. 19 Corridor-Gateway of Southside subarea 
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Vision for Subarea 2: The area should continue 

to be the focus of a multi-faceted program to 

improve housing stock, public facilities, and 

lives of local residents. Development and 

redevelopment within this area should 

primarily be infill development designed to 

retain the area as an important functioning 

and vibrant neighborhood, while exiting 

development should be rehabilitated 

revitalized and made more attractive.   

The corridor should foster pedestrian/bicycle 

connectivity and offer new economic 

development opportunities on a smaller scale, 

which are clustered and connected to the 

surrounding residential neighborhoods. Quality 

development of additional shopping and service 

uses should be encouraged while establishing an 

attractive and inviting gateway into Downtown 

Dublin. Development should be made even more 

attractive through coordinated regulation of 

signage, landscaping and layout, and 

establishment of appropriate public facilities 

including streetscapes, sidewalks and other 

pedestrian/bicycle and visitor amenities.  

Southside Dublin & Highway 19 Gateway Corridor 
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SUBAREA 3- STUBBS PARK AND STONEWALL 
This in-town area has an historic housing stock and includes the National Register-listed Stubbs Park- 
Stonewall Street Historic District. This area includes the area south of Hillcrest Drive and west of North 
Church Street. At the intersection of N. Church and West Moore Street the area then runs east to 
Roosevelt Street. The area is bound to the southside by West Jackson Street, Academy Avenue and 
Stonewall Street. North Lancaster and South Lancaster Streets are the western most boundary for the 
area. The area boundary is south West Moore Street until the Claxton Dairy Road where the area 
encompasses the east of the intersection. 
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Stubbs Park: Stubbs Park is a public park serving a hub and activity center to this area. Designed by a 

famed golf course designer, Stubbs Park provides a core area of focus for City improvements beginning 

with the repurposing of two historic houses for use as the City of Dublin Land Bank and Police sub-precinct. 

The Stubbs Park and Stonewall area have the lowest percentage of poverty among people under the age 

of 18. This area also has the greatest homeownership turnover rate compared to the other sub areas with 

a turnover rate of 23.1%. The total number of households in the area increased by 28.4% (Bowen National, 

IV-15) suggesting a market interest for the area. Stubbs Park area residents benefit from close proximity 

to Downtown Dublin as well as an excellent proximity to national retail developments.  

 

 

 

The Dublin Laurens Land Bank Authority is located in the focus area of Stubbs Park. The Authority is 

dedicated to restoring vital neighborhoods, creating community stabilization, and presenting affordable 

housing opportunities while promoting socio-economic growth for all citizens in Dublin-Laurens County.  

The Land Bank’s main objective is returning tax foreclosed properties to the tax roll through sales to 

responsible property owners.  Their initial focus will be the area in close proximity to the Land Bank 

office which includes streets adjacent to the park such as Prince Street, Mincey Street, and Sawyer 

Street. The Land Bank Authority should seek to: 

 Acquire underutilized parcels, either by In Rem foreclosure or standard delinquent tax 
auction, and return them to a productive use to generate tax revenue 

 Assist the Economic and Community Development Department in the strategic 
acquisition of properties in targeted areas and neighborhoods 

 Facilitate the acquisition and transfer of properties for use in the development of 
affordable housing by non-profit and private developers 

 Forgive delinquent property taxes as an incentive for redevelopment 
 

The office of the Dublin Housing Authority is located at 500 W. Mary Street in the Vinson Village 

apartment community, which is located adjacent to the Stubbs Park subarea. Vinson Village is a one-

story housing complex with 55 units.  In recent years, the DHA has transformed several complexes and 

Stubbs Park subarea- Land Bank Authority Office 
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has plans to transform the physical conditions of several remaining complexes which due to a lack of 

adequate funding over the years have not undergone a total comprehensive modernization. These 

improvements will include replacing windows, electrical systems upgrade and installing central air 

conditioners. 

 The Dublin Housing Authority has been serving the 

housing needs of the low-income population of 

Dublin since 1949.  The Authority provides decent 

and safe rental housing for eligible low-income 

families, the elderly, and persons with disabilities.  

The Authority also assist residents in obtaining their 

Certified Nursing Assistant Certificates through the 

Oconee Fall Line Technical College, as well as offers 

a 6-hour Child Care Basic Core Training, an  

expanded food and nutrition education program (EFNEP) and provides after-school and summer 

Youth Enrichment programs to residents and non-residents from surrounding areas.  

 A goal of the Dublin Housing Authority is to prepare an application to HUD for the demolition of 

100 units and replacing them with a smaller scale complex that features mixed income housing. 

The DHA is currently researching and developing the most feasible avenues of pursuits that will 

address the financial needs to accomplish these goals.  

 The City and the DHA recently began discussing the submittal of a Choice Neighborhood Planning 

Grant. The grant helps communities transform severely distressed public housing into high-quality 

mixed income housing in order to improve neighborhood conditions and social and economic 

outcomes. 

Stonewall: This area includes the historic Bellevue Avenue corridor which is comprised of stately historic 

properties currently used as businesses as well as single family and moderate density multifamily units. 

This in-town area has an historic housing stock that includes the National Register-listed Stubbs Park-

Stonewall Street Historic District. In 2014 an initiative was launched by a local resident who met with 

city officials and DCA representatives due to concern for encroaching blight from surrounding 

neighborhoods.  A need for additional sidewalks and lighting along streets, and a concern for vacant lots 

and declining homes in the area was expressed.  The purpose of the Stonewall Initiative was to save, 

preserve, and enhance one of the older, iconic neighborhoods in the City by increasing security, 

promoting home ownership, and improving public spaces.  Some residents felt that a special tax 

Business Improvement District (BID) was the best special tool for assisting revitalization efforts for the 

area.  BIDs are for commercial property owners; however, the concept is what residents felt was needed 

to make the “Stonewall Initiative” successful.  

The Stonewall Initiative target area is bounded by Stonewall Street and Bellevue Avenue, from Calhoun 

Street to Kellam Road, and includes all or portions of Elm Street, Ramsey Street, Coney Street, 

Thompson Street, S. Lancaster Street, Lacross Street, Geneva Street, Zenith Street, Mecca Street and 

Laurel Lane.                                                  

1414



City of Dublin 

URBAN REDEVELOPMENT PLAN 
A Tool for Economic & Neighborhood Revitalization 

 

 

 
 

Vision for Subarea 3: The historic natures and 

facades of this area should be protected, preserved 

and promoted for tourism. Any infill development 

should complement the existing scale, setback, style 

and landscaping of existing structures. Residential 

use should be encouraged to remain to the 

maximum extent feasible, and all uses should be 

compatible and complementary to continued 

residential use. Development within this area 

should primarily be infill development on scattered 

lots. The area should be strictly maintained as a 

traditional neighborhood and office area, which 

includes residential development, businesses and 

compatible commercial uses. The historic fabric and 

integrity should be maintained. Addressing 

Encroaching blight from surrounding areas should 

be the focus to preserve the unique character of this 

subarea. All development and redevelopment 

should encourage connectivity and 

pedestrian/bicycle uses. This area should primarily 

be a functioning neighborhood of varying residential 

use with improved appearance and quality of 

housing stock. Stability of residential use, upgraded 

public infrastructure and streetscapes, improved 

livability and better pedestrian/bicycle connection 

should be the focus of both public and private 

efforts.                          
                     

                                                     

                        

                                                                    

 

  

 

 

 

 

 

 

 

 

Stonewall Streetscape 

Stubbs Park & Stonewall 
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UNIQUE AREAS OF CONNECTIVITY 

Connectivity is an important component of neighborhood sustainability.  Improving local pedestrian and 

bicycle infrastructure and parking, particularly at key access points to neighborhood destinations helps 

increase connectivity in the URA.  Connecting residents and the URA with a walkable environment that 

provides amenities such as shops, service, restaurants, recreation and other services is important and is 

an integral goal of this Plan.  
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URP AREAS OF CONNECTIVITY 
 

Downtown Core: Downtown Dublin should continue to be a community focal point of economic, social, 

cultural and governmental activity with revitalized buildings, vibrant businesses, enhanced streetscapes 

and accommodating tourist and recreation facilities and services. Development should be a mix of uses 

which reinforce and reaffirm Downtown Dublin as the “heart” of the community. The existing historic 

buildings/district stock should be maintained and reused; the traditional development scale and 

patterns retained; and any new development should accommodate and enhance current amenities and 

architectural styles. Development should encourage and enhance pedestrian and bicycle use, current 

landscaping and street patterns, and more residential use (particularly of upper floors). 

         

 

 

 

 

 

 

 

 

Madison Street Corridor: Madison Street is a key corridor to link the Oconee River Walk to downtown 

Dublin. With a low volume of automobile traffic compared to Highway 80 which it parallels, the street is 

ideal for pedestrians and bicyclists. The Madison Street Corridor connects residents in the URA to 

several key destinations such as City Hall, Theatre Dublin, and the Market on Madison. Proposed 

improvements could include an Arts District, River District, Festival Street, and increased sidewalk and 

bicycle infrastructure. 
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Church Street Corridor: North and South Church Street runs through all three Subareas of the URA. This 

corridor should foster pedestrian/bicycle connectivity while establishing an attractive and inviting 

gateway into downtown Dublin. This beautiful corridor extends past historic Stubbs Park where several 

community and tourism events are hosted (music events, BRAG, etc.), Mayor’s Park, churches, City Hall, 

Bicentennial Plaza, the Market on Madison, and the Martin Luther King, Jr. Monument Park. The City has 

recently completed a sidewalk improvement project along portions of the corridor. Continued 

streetscape, sidewalk and other pedestrian/bicycle and visitor amenity projects are encouraged for 

greater connectivity through this avenue. 

Oconee Riverwalk and Bike Trail: The Riverwalk will be a unique and natural treasure in Downtown 

Dublin and the Southside Community. The Riverwalk will primarily be a passive, linear recreational park 

providing access to the Oconee River while accommodating and facilitating downtown activity. It will be 

a gathering place for the community’s residents and its visitors alike. Development should be planned in 

accordance with the Oconee Riverwalk and Bike Trail Master Plan (Appendix D) to provide visitor, 

pedestrian, recreation and conservation uses in coordination with compatible public and private uses.     
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NEGATIVE CONDITIONS 

The City of Dublin recognizes the economic and smart growth potential in the area outlined in this plan; 

however, each sub-area within the urban redevelopment area is faced with unique challenges due to 

aging infrastructure, and decades of disinvestment, as evidenced in part by the following: 

 

 Poverty rates are more pronounced within the selected neighborhoods than they are for the 

overall City of Dublin, particularly among people under the age of 18.  

 The number of households within the Urban Redevelopment Area have decreased by 55 (0.9%) 

between the years 2010 and 2017. Laurens County (0.8%) and the State of Georgia (7.0%) 

experienced an increase in households during the same period. The number of households in 

the planning area is projected to decrease in the next five years by 48 households or -0.8% while 

Laurens County is projected to decrease at a slightly lower rate. The number of households in 

the State of Georgia is projected to increase by 5.2%. 

 A lack of investment and growth as seen in the lagging expansion and/or utilization of 

commercial space in the Urban Redevelopment Area as compared to Dublin and Laurens County 

as a whole. 

 Higher rates of crime and code violations occur within the Urban Redevelopment Area. 

The City of Dublin views these indicators as significant cause for concern for the existing conditions and 

future growth of the Urban Redevelopment Area. By carefully examining these areas and determining the 

focus of development efforts going forward, the City is hoping for greater utilization of these areas. 

Planned projects of the City include streets and drainage improvements, multi-use trail/riverwalk, area 

housing improvements, and commercial zone designations to incentivize area development. 

Combining downtown improvements and previous redevelopment successes, the City believes that by 

combining incentives for new and infill development provided by this Urban Redevelopment Plan, 

Enterprise Zones, Opportunity Zones, and public-private partnerships, this area of Dublin will thrive once 

again and magnify the charm of the emerald city. 

The designation of an Urban Redevelopment Area is based on four criteria: 

 Pervasive Poverty 

 Housing 

 Under-Development  

 General Distress 

 Blight 
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The City of Dublin Urban Redevelopment Area meets all of these criteria as evidenced by the following: 

 Poverty rates are more pronounced within the selected neighborhoods than they are for the

overall City of Dublin and homeownership is less than other areas of the city.

 A lack of investment and growth as seen in the lagging expansion and/or utilization of

commercial space in the Urban Redevelopment area as compared to the U.S. Highway 80 West

and Hillcrest Corridors, and Dublin and Laurens County as a whole.

 Higher rates of crime and code violations occur within the Urban Redevelopment Area.

 General housing stock in the areas are generally older, substandard houses.

PERVASIVE POVERTY 

The Dublin Urban Redevelopment Area 
lies in eleven (11) Census Block Groups: 

 Tract 9503, Block Group 1

 Tract 9503, Block Group 2

 Tract 9504, Block Group 1

 Tract 9504, Block Group 3

 Tract 9504, Block Group 4

 Tract 9505, Block Group 1

 Tract 9508, Block Group 1

 Tract 9508, Block Group 2

 Tract 9509, Block Group 1

 Tract 9509, Block Group 2

 Tract 9509, Block Group 3

Dublin URA, Census Tracts & Block Groups 
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The proposed Urban Redevelopment Area falls entirely within census block groups that exhibit high rates 

of poverty (with more than 15% of residents living below the poverty line). Four of these census block 

groups are only partially within the boundaries of the Urban Redevelopment Area.  

In the 2016 US Census American Community Survey, these eleven census block groups where the Urban 

Redevelopment Area is located had an estimated poverty rate of 50%, which is higher than the City of 

Dublin’s poverty rate of 35.3%. (Because we cannot retrieve population data below the block group level, 

the four census block groups that are not fully within the boundaries of the Urban Redevelopment Area 

were not used to calculate the total percentage below poverty.)  

Poverty in the Urban Redevelopment Area 

Block Group ID Partial 
Neighborhood 

Location 
Population 

Below 
Poverty 

Percent Below 
Poverty 

131759503001 Yes Scottsville/441 N 1128 553 45% 

131759503002 Scottsville/441 N 554 242 44% 

131759504001 Yes Scottsville/441 N 839 245 29% 

131759504003 
Scottsville/441 N & 

Stubbs Park/Stonewall 1537 968 63% 

131759504004 
Scottsville/441 N & 

Stubbs Park/Stonewall 299 115 39% 

131759505001 Yes Stubbs Park/Stonewall 649 169 26% 

131759508001 Southside/Hwy 19 1134 449 40% 

131759508002 Southside/Hwy 19 618 234 38% 

131759509001 Yes Southside/Hwy 19 633 518 82% 

131759509002 Southside/Hwy 19 998 231 23% 

131759509003 Southside/Hwy 19 878 570 65% 

URA TOTAL 6,018+ 2,809+ 50% (EST) 

CITY OF DUBLIN 16,104 5,685 35.3% 
Source: Georgia Department of Community Affairs, Interactive Map of Poverty: Block Groups (2014-2016); 2012-2016 
American Community Survey 5-Year Estimates 
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POVERTY PERCENTAGE MAPS 

The Laurens County Poverty Percentages Map below illustrates that the greatest concentration of poverty 

is centralized within the city limits of Dublin. (See the following map of the City of Dublin’s poverty 

percentage rates for a closer look within the city limits.) According to the U.S. Census Bureau 2016 

estimates, Laurens County has a population of 47,516 and a poverty rate of 25.6% (11,879). The median 

household income for the county is $33,632.    

2018 DUBLIN URBAN REDEVELOPMENT AREA POVERTY PERCENTAGES,  

LAURENS COUNTY 
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The City of Dublin Poverty Percentages Map below illustrates that the greatest concentration of poverty 

is centralized within the city limits of Dublin. The Urban Redevelopment Area covers the majority of those 

block groups that represent a poverty rate of 50% or higher. It can be determined, from this map, that the 

identified subareas within the redevelopment area are subject or adjacent to the highest poverty rates 

within the City of Dublin. According to the U.S. Census Bureau 2016 estimates, the City of Dublin has a 

population of 16,104 and a poverty rate of 35.3% (5,636). The median household income for the city is 

$27,847.    

2018 DUBLIN URBAN REDEVELOPMENT AREA POVERTY PERCENTAGES, 

CITY OF DUBLIN 
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NEIGHBORHOOD DISTRESS 

Public Concern 
A public meeting was held within each subarea in order to make the communities aware of the planning 
process, as well as to give residents a better opportunity to provide their input regarding the greatest 
needs within the Urban Redevelopment Area. Neighborhood meetings were well attended, and residents 
provided feedback of their concerns as well as positives of their respective subareas. 

An overarching concern from all communities 
was the existence of vacant, neglected and 
dilapidated properties throughout. This included 
discussion of the number of rental properties 
and the concern of the growing number of aging 
citizens in the neighborhoods. Residents are 
concerned that tenants, as well as individuals 
who have inherited properties have little to no 
interest in or knowledge of property 
maintenance and the overall effect their neglect 
has on the neighborhood as a whole.  Some 
photo examples of existing residential blight 
within the URA are provided.   

Another concern expressed in all subareas was the lack of sidewalks and safe pedestrian infrastructure. 
All subareas see great amounts of foot-traffic, from both adults and minors.   

Scottsville/441 N 

Stubbs Park/Stonewall Southside/Hwy 19 
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As expected, many of the concerns expressed were the same throughout the URA. Residents cited the 

need for a better sense of security that could be provided by cleaning up dilapidated properties, more 

law enforcement patrol, and more reporting of crime by community members. Residents mentioned 

drainage and lighting issues in various areas throughout the URA. Some encouraged the development of 

home maintenance courses. They also mentioned a need for better access to amenities and shopping, 

recognizing the importance of commercial growth in, or closer to, their neighborhoods. Meeting sign-in 

sheets and full comments summaries can be found in Appendix B.  

Housing Issues 
In addition to the concern of poverty in the Urban Redevelopment Area is the high percentage of renters 

that reside within each subarea. Renters often present threat to communities due to the perception that 

they have less concern with neighborhood and property aesthetics and safety. This is believed to be the 

case because renters lack the “pride of ownership” in their home, or because it can be easier for them to 

move to another location, leaving behind any unsightly or unsafe conditions. While this is not always the 

case, this sentiment was addressed in each public meeting that was held during the planning process. 

According to Bowen National Research, the share of renter households within the three subareas is 

significantly higher than the share of owner-occupied units. Renters represent 61.6% of occupied 

households in the Scottsville area, 88.1% in the Stubbs Park area and 76.8% in the Southside area. This 

analysis recognizes the City of Dublin as a renter-dominated market (55.7%), which is much higher than 

the rate of the rest of Laurens County (28.3%). It also projects that the percentage of renter occupied 

households will increase slightly through 2022 (56.2%), while overall number of households, renter-

occupied and owner-occupied, will decline by 7 and 55 respectively.   

In 2017, the largest number of renter households (1,542) in the City of Dublin had incomes below $15,000. 

This figure represented 44% of all renter households in city limits. This segment is projected in increase 

the most between 2017 and 2022, adding 90 (5.8%) households during this time. The next largest number 

of renter households (596) made between $15,000 and $24,999, which represented a 17% share of all 

renter households. As a combined figure, well over half of the renter households in the city limits earned 

less than $25,000 in 2017. While the majority of renter households in the remainder of Laurens County 

are also among lower income households, it is not as pronounced as within the city limits. Additionally, 

more than one-half of all renter households in the Stubbs Park and Southside areas have annual incomes 

below $15,000, while over one-fourth of renter households within the Scottsville area earn below 

$15,000. Between 2017 and 2022, most of the projected renter household growth is expected to occur 

among these lower income households within Stubbs Park and Southside, while most growth among 

renters in Scottsville is expected to occur among those earning between $50,000 and $74,999.  (See full 

Bowen National Research Demographic Analysis in Appendix E.) 

Bowen National Research also addressed the high need for both workforce rental housing and entry-level 

and higher-end modern for-sale housing in the City.  “Dublin lacks available and good quality rental 

housing that is affordable to many workforce households (generally earning between $20,000 and 

$35,000 annually)... and much of the (for-sale) housing that is available is priced under $100,000 and is 

generally of poor quality.” These deficiencies are likely limiting Dublin’s ability to retain and attract young 

professionals and blue-collar workers who would prefer living close to downtown.  
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Another housing concern addressed by Bowen National Research is that seniors represent the largest 

segment of households within the City (in 2017 18.3% were headed by a person between the ages of 55 

and 64). These households are projected to experience the most growth between 2017 and 2022.  This 

concern was also addressed by residents during the URP Planning Meetings, along with expressed concern 

of the older population’s ability to maintain upkeep of their homes as they age and the potential for their 

homes to become further neglected or abandoned by family members who may inherit the homes after 

the death of the homeowner. 

 
Code Violations 
In 2016, 86 code enforcement 

violations occurred within the City of 

Dublin. These include abandoned 

vehicles, overgrown yards, and tires 

and debris. As can be seen in the Code 

Violations map, the majority of these 

violations occurred within the Urban 

Redevelopment Area. Additionally, 

the 2017 Blight Tax Properties (13) and 

Dilapidated Properties (69) Lists have 

been incorporated into this map. This 

list can be found in Appendix F. A 

correlation can be seen between the 

proximity of these properties and of 

the code violations. These violations 

further illustrate general neglect and 

aesthetic downturn that has led, or 

can lead, to further blight and decline 

of the Urban Redevelopment Area. 
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Crime 
Criminal activity is often an indication of distress and lack of economic opportunities within a community. 
Within the Urban Redevelopment Area, there were 4,622 incidents of crime between 2016 and 2017. Of 
these, there were 564 incidents of larceny, 24 incidents of motor vehicle theft, and 584 incidents of 
criminal trespass. The number of crimes committed within the Urban Redevelopment Area account for 
46% of the total crimes committed within the City of Dublin in 2016-2017. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

All Crime Larceny 

Motor Vehicle Theft Criminal Trespass  
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BLIGHT 

While some of the Urban Redevelopment Area’s corridors and properties are well maintained or recently 

renovated, much of the area is suffering from instances of blight and vacancies. Housing stock within the 

Urban Redevelopment Area is generally older and substandard. Many commercial properties within the 

area have been vacant for prolonged periods and are in poor condition. Additionally, the gateways into 

this area are drab, leaving little room for inspiration of business or personal property development. The 

City of Dublin is concerned that, without reinvestment and revitalization, many of these properties and 

their respective corridors will continue to deteriorate and lead to further blight throughout the 

Redevelopment Area. A list of the city’s Blight Tax and dilapidated structures for 2017 is in Appendix F. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

U.S. Highway 441 North 

U.S. Highway 441 South 

GA Highway 19 

U.S. Highway 80 
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The existence of blight within a community can greatly influence criminal activity. Vacant and blighted 

properties encourage vandalism, arson, squatters, litter, drug activity and further neglect by 

neighborhood avoidance. The increase of blight within a neighborhood can quickly lead to an increase in 

crime, and thus a greater likelihood of neighborhood exodus which, in turn, sparks more vacancy and 

neglect. The presence of blight, and related crime, can have detrimental and transformative effect on the 

character and nature of a community.  

Structures Valued at Less Than $10,000 
A definite indicator of blight is the presence of structures valued at less than $10,000. Such properties 

can be assumed to be vacant, abandoned and less desirable to community aesthetics and safety. A list of 

all primary structures valued less than $10,000 was provided by the Laurens County Tax Assessor’s 

Office. A copy of this list can be found in Appendix G. The maps below illustrate the density of these 

properties within the Urban Redevelopment Area and shows a strong correlation between these 

properties and the locations of these structures with the locations of the previously mentioned 

dilapidated and blight tax properties. 
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2018 DUBLIN URBAN REDEVELOPMENT AREA ZONING  
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The Urban Redevelopment Area has a variety of uses according the City of Dublin Zoning Map. The uses 
include general industrial, central business and highway oriented business, warehousing, neighborhood 
business, and single and multi-family residential. Parcels located along U.S. 441 North, Telfair Street, and 
areas in between East Gaines and East Madison Streets, are predominantly zoned central business. Parcels 
on Bellevue Avenue are zoned as Bellevue Avenue and follow separate permitted uses and standards than 
a central business or residential zone, as well as protecting the historic character of the avenue. Each 
subarea contains multi-family residential parcels, however, the Southside neighborhood contains a higher 
density of multi-family zoning. Each subarea includes single family residential parcels.  

Number of Parcels in Each Zoning Category in URA
ZONING CATEGORY NUMBER OF PARCELS 

B-1: Central Business 
 

165 

B-2: Highway Oriented Business 476 
B-3: Neighborhood Business 16 
CO: County 26 
H-1: Bellevue Avenue 81 
M-1: Warehousing Business 128 
M-2: General Industrial 46 
P-1: Public 7 
P: Professional 86 
R-1: Single Family Residential 180 
R-2: Single Family Residential 931 
R-3: Multi-Family Residential 1074 
R-4: Multi-Family Residential 713 

TOTAL: 3929 
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Hwy 19 South (adjacent to the Southside subarea) 

COMMERCIAL BLIGHT/UNDERDEVELOPMENT IN URBAN REDEVELOPMENT AREA 

Hwy 441 North Corridor- North Jefferson Street (adjacent to Scottsville subarea) 

Corner of South Jefferson Street and Hwy. 19 South (in the Southside subarea)
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COMMERCIAL BLIGHT/UNDERDEVELOPMENT IN URBAN REDEVELOPMENT AREA 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Clockwise from top left 

photo: Vacant Lot near 

Scottsville subarea; vacant 

downtown Dublin buildings; 

Abandoned old commercial 

building in the Southside 

subarea; shopping area 

parking lot near Scottsville 

subarea; shopping area 

along Hwy. 441 North near 

the Scottsville subarea; old 

structure in Scottsville area. 
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UNDERDEVELOPMENT WITHIN THE URA 
 
All three of the subareas within the Urban Redevelopment Area have been identified by the City of Dublin 
as areas requiring special attention. All three are specifically identified as areas of special interest in its 
housing assessment conducted by Bowen National Research. Each area, along with their existing or 
developing infrastructure, is also mentioned as an area of special interest in the joint city-county 
comprehensive plan: “Green and Growing Jewel: Regional Hub of Commerce, Home, Heritage, and 
Health;” specifically: 

 Economic development: The community will continue to work collaboratively on revitalization 

measures and programs for the Southside Dublin area, Scottsville Community and other in-town 

neighborhoods, including Stubbs Park, Stonewall, and Bellevue 

 Natural and cultural resources: The community will support and encourage increased nature-

based tourism, including completion of the Dublin Riverwalk, extension of the Oconee River 

Greenway through Laurens County, and promotion of Buckeye Park and its GO FISH Project 

improvements 

 Natural and cultural resources: The community will seek to enhance heritage and cultural 

tourism through expansion of the Dublin local historic district, preservation and recognitions of 

the African-American Southside Neighborhood historic district, recognition and promotion of 

First African Baptist Church (site of Martin Luther King’s first public speech), installation of the 

Civil War Trail  

 Housing: The community will continue to work collaboratively on revitalization measures and 

programs for the Southside Dublin area/Enterprise Zone; in-town neighborhoods, such as 

Stubbs Park, Stonewall, Mincey Street, and others; and additional areas as appropriate 

 Land Use: The community will continue revitalization efforts along the Southside Dublin 441 

Corridor/Enterprise Zone and other in-town neighborhoods, such as Stubbs Park, Stonewall, 

Mincey Street, and others 

 Community Facilities and Services: The community will continue to develop facilities and 

amenities along its Oconee River Greenway and Dublin Riverwalk 

 Community Facilities and Services: The community will work to improve/expand sidewalk 

connectivity, especially those connecting downtowns and other community magnet uses 
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The City has recognized that these areas are in need of redevelopment and are working toward 

improvements that will enhance the quality of life within the areas and attract desired, compatible 

growth and development.   

 

 

 

 

 

 

 

 

 

 

 

GOALS AND STRATEGIES FOR IMPLEMENTATION 

Continued blight and disinvestment is expected within the Urban Redevelopment Area if action is not 

taken toward improvement. The City has taken on projects throughout this area, and other areas within 

the city limits, to reduce blight and encourage responsible growth. However, to successfully encourage 

and implement this change, the City must develop a strategic and targeted resolution method.  

The following are some potential goals and strategies that the City of Dublin may consider for 
implementation, under the Urban Redevelopment Law, to encourage growth, revitalization and 
redevelopment in the Urban Redevelopment Area: 
 

GOALS 

 To encourage general revitalization throughout the URA by addressing blight which adversely 
affects safety, well-being and sound growth.  

 

 To identify locations where in-fill and mixed development could occur and encourage 
opportunities to develop multi use space. 
 

Before and After Photos of vacant and dilapidated residential property at 501 N Church Street 

(Stubbs Park and Stonewall Subarea) that now serves as City of Dublin Police Precinct Office. 

3535



City of Dublin 

URBAN REDEVELOPMENT PLAN 
A Tool for Economic & Neighborhood Revitalization 

 

 

 
 

 To improve conditions and correct problems relating to public safety, infrastructure, vehicular 
and pedestrian circulation, signage, appeal, drainage, environmental, public utilities and 
amenities throughout the URA. 
 

 To consider special incentives and tax breaks for new businesses owners along corridors that 
encourage an improved business climate and provide needed services to the URA.  
 

 To make strategic public investments to spur redevelopment in the URA such as adding street 
trees, landscaping, attractive street lighting, benches, receptacles, sidewalks, pedestrian 
crosswalks, etc. 
 

 To enhance gateways  
 
 
STRATEGY 1 – Create, implement and market incentives for redevelopment within the URA using the 

following tools: 

 Enterprise Zones 

Enterprise Zones are intended to improve geographic areas within cities and counties suffering from 

disinvestment, underdevelopment and economic decline, by encouraging private businesses to reinvest and 

rehabilitate such areas. These are locally managed and designated districts where property taxes are abated 

for a period of five (5) years then are gradually increased over the subsequent five (5) years. They must 

meet at least three of the five following criteria: pervasive poverty; unemployment rate at least 10% higher 

than state of significant job dislocation; underdevelopment; general distress; and adverse conditions; and 

general blight. This tool may also provide a property reduction in occupation taxes, regulatory fees, building 

inspection fees, and other fees. This tool may be layered with OZs. The MLK Boulevard and Madison Street 

Enterprise Zones will be renewed, following the adoption of this Urban Redevelopment Plan. The city also 

plans to establish business enterprise zones for the North Jefferson Street/441 North Corridor, and portions 

of the 441 South Corridor. 

 

 Opportunity Zones  

Opportunity Zones are designated zones that are within or near 15% or greater poverty and where an 

Enterprise Zone or Urban Redevelopment Plan exists. The Opportunity Zone program provides some of the 

strongest incentive programs available to existing and new businesses. The job tax credit program or $3,500 

per job created, is available for new or existing businesses that create two (2) or more jobs. This incentive 

can be taken against the business’s Georgia income tax liability and payroll withholding tax and can be 

claimed up to five (5) years as long as the jobs are maintained. There is no adverse fiscal impact on the City 

of Dublin. Investments in the URA will support and encourage the city’s growth and transformation. This 

tool may be layered with BIDs, CIDs, TADs or Enterprise Zones.  

 

 Revitalization Area Strategies 

A local government within a Revitalization Area Strategy designation may receive bonus points on its annual 

CDBG application and the ability to apply annually for CDBG funds for three years, provided that all DCA 

timelines criteria are met. The program rewards innovative local strategies and a commitment to redevelop 

a targeted area with a comprehensive, collaborative approach that includes private and public partners. 

Areas chosen for this program must be located in census block group(s) with 20% or greater poverty where 
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an Urban Redevelopment Plan has been adopted. For RAS bonus points to be applied to the CDBG 

application, the CDBG activity must take place within a DCA-designated “Revitalization Area.” 

 

 Business Improvement Districts (BIDs) 

BIDs are special districts in which property owners agree to be taxed at a higher rate than the rest of the 

community in order to pay for expanded services that are not already being provided to the city as a whole. 

BID funds must be used for: advertising, promotion, sanitation, security, or business recruitment and 

retention.  

 

 Community Improvement Districts (CIDs) 

CIDs are special districts where property owners agree to a self-imposed tax to be used for improving the 

district. CIDs are a good way to leverage state and federal tax dollars for roads and other major 

infrastructure. Through a CID, a special taxing district is created to pay for exceptional infrastructure needs 

such as: street/road construction and maintenance, parks and recreation facilities, storm water and sewage 

collection and disposal systems, water development, storage, treatment, purification and distribution 

facilities, public transportation, terminal and dock facilities, and parking facilities.  

 

 Tax Allocation Districts (TADs) 

TADs are geographically defined areas that use public dollars to fund large scale often cost prohibitive 

developments. The redevelopment activities are financed with public dollars through the pledge of future 

increased property taxes. As the property attracts investment the property taxes will rise. TADs are a 

popular mechanism for revitalizing blighted or underutilized areas. The process involves designating a Tax 

Allocation District, establishing its current tax base floor, and then dedicating future taxes over and above 

that floor for a given period of time to pay the costs improvements needed to spur new, higher density 

development. TADs are intended to be used in urbanized or developed areas exhibiting “blight”, to promote 

redevelopment or preservation of historic or natural assets. Uses include: renovation, construction, 

preservation, restoration, expansion, or demolition of buildings or properties for business, commercial, 

industrial, government, education, public or private housing, social activity, governmental services, historic 

properties, greenspaces, mass transit and pedestrian facilities, telecommunications infrastructure, water 

and sewer lines, streets, sidewalks, parking facilities, and public parks.  

 

 Consider SPLOST and Impact Fees- A special-purpose local-option sales tax (SPLOST) is a financing method 

for funding capital outlay projects in the U.S. state of Georgia. It is an optional 1% sales tax levied by any 

county for the purpose of funding the building of parks, schools, roads, and other public facilities. An impact 

fee can be imposed by a local government on a new or proposed development project to pay for all or a 

portion of the costs of providing public services to the new development. 

 

 DCA Revolving Loan Fund (RLF) 

The RLF can be utilized to provide low interest loans, leases, or other activities to expand economic 

opportunities, principally for persons of low t moderate income. The RLF can be used to create/retain jobs, 

prevent slum and blight, and assist businesses that provide goods and services needed by and affordable to 

low to moderate income persons. Other possible uses include acquisition, construction, rehabilitation or 

installation of public facilities, site improvements, utilities, and commercial/industrial buildings. 

 

3737



City of Dublin 

URBAN REDEVELOPMENT PLAN 
A Tool for Economic & Neighborhood Revitalization 

 

 

 
 

STRATEGY 2 – Utilize the Land Bank Authority as a strategic tool to restore vital neighborhoods and 

community stabilization while developing strong community development partners and affordable 

housing.  The Dublin Laurens Land Bank Authority is a non-profit authority within the city that is working 

to ensure that blighted properties are identified, acquired, and remediated.  

STRATEGY 3- Consider establishing a Redevelopment Authority to assist the Land Bank Authority in 

identifying deteriorated and blighted areas in need of stabilization and revitalization. A Redevelopment 

Authority could be established and authorized to redevelop substandard, decadent or blighted open 

areas for industrial, commercial, business, residential, recreational, education, hospital, or other 

purposes. 

STRATEGY 4- Consider partnering with Neighborhood Associations to establishing Restrictive Covenants 

to craft neighborhood boundaries and identity, and to help ward off encroaching blight.  Restrictive 

covenants allow surrounding property owners, who have similar covenants in their deeds, to impose a 

restriction on the use of land so that the value and enjoyment of adjoining land will be preserved.  

STRATEGY 5 – Continue to utilize the Dublin GICH Team to build partnerships, and address housing issues 

and revitalization needs within the community. The Georgia Initiative for Community Housing (GICH) is a 

state initiative that offers communities technical assistance related to housing and community 

development. 

STRATEGY 6 – Continue greater enforcement of the City’s Blight Tax which offers an ad valorem property 

tax decrease (factor of 0.5 mils depending on cost expended by property owner) for those property 

owners who redevelop or remediate their blighted property, and which can result in a fine of up to ten 

(10) times more than the regular property tax rate for those who do not comply. 

STRATEGY 7 – Institute policies to survey, on a quarterly basis, areas of the city where redevelopment 

efforts have occurred or areas that are on the cusp of becoming blighted. This will ensure the data does 

not become outdated. This systematic approach is instrumental in the fight against the spread of blight.  

STRATEGY 8 – Encourage voluntary rehabilitation of blighted structures. This can be accomplished 

through engaging the public at workshops, forums, and neighborhood meetings. 

STRATEGY 9- Issue tax exemptions or bonds for redevelopment purposes within the URA. Bonds 
created under O.C.G.A. 36-61-12 need not be secured, like general obligation bonds, by the full 
faith and credit of the local government. Instead, they may be retired by long-term leases on public 
facilities and a wide variety of revenue streams deriving from projects within the redevelopment 
area. 

STRATEGY 10 – Partner with the Dublin-Laurens County Chamber of Commerce, Dublin Downtown 

Development Authority, the Dublin-Laurens County Development Authority, Laurens County, and UGA’s 

Small Business Development Center to combat commercial blight and to promote business startups or 

expansions in the existing within the Urban Redevelopment Area. 
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STRATEGY 11 – Work with Visit Dublin to identify potential opportunities for preservation and promotion 

of the neighborhoods’ unique characters, and cultural, historic and recreational resources and to develop 

a marketing outreach program for these areas.  

STRATEGY 12- Partner with civic groups, non-profits, religious organizations, and 

beautification/recycling organizations to work together to combat blight and create more 

aesthetically pleasing neighborhoods. Examples of these groups are: Visit Dublin, Habitat for 

Humanity, Rivers of Life, Dublin Rising, Southside Community Association, Keep Dublin Laurens 

Beautiful and the garden clubs in the community. 

STRATEGY 13- Continue diligent enforcement of housing, zoning, and occupancy controls and 
standards within the Urban Redevelopment Area. 
 
STRATEGY 14 - Encourage public-private partnerships that will facilitate the redevelopment of the 
Urban Redevelopment area. 
 
STRATEGY 15 - Establish a rental unit inspection program to identify substandard rental units, 
modeled on the existing program in DeKalb County, Georgia. 
 
STRATEGY 16 - Assess the availability of housing in the city, particularly that of affordable 
housing, or properties for workforce housing or those that target low-income citizens or citizens 
with incomes at or below 60 percent of Area Median Income (AMI). Invest in next steps of the 
Bowen National Research Housing Needs Assessment to ensure affordable housing for all, 
specifically the production of affordable rental housing. See Appendix E for details. 
 
STRATEGY 17- Utilize the tenets and provisions of the Community Reinvestment Act to spur investment 
from major banking entities and encourage these banking institutions to become more responsive to 
the needs of the URA. Increase the involvement of the traditional banking community in business and 
commercial investment through possible creation of a business and/or development Loan Pool for 
redevelopment initiatives. 
 
STRATEGY 18- Review existing land use, zoning and development standards to determine which policies 
can aid in the revitalization of the URA, in addition to identifying potential barriers and making the 
necessary amendments. 
 
STRATEGY 19- Consider appointing an Urban Redevelopment Agency to administer incentives and 
oversee implementation of the Plan.  
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DESCRIPTION OF PARCELS TO BE ACQUIRED 
This proposed redevelopment area requires no parcels to be acquired at this time. Should circumstances 
change making property acquisition probable or necessary, this plan will be amended to reflect those 
changes.  The City will encourage private redevelopment of property within the URA by property owners 
and attempt to work with them to achieve such goal. When necessary to remedy blight, the City will seek 
acquisition of property through unanimous consent (friendly condemnation). The exercise of eminent 
domain is not a major focus of the redevelopment strategy for the proposed URP. The City has as recourse 
various other powers sufficient to correct the neglect of properties and to eliminate and prevent the spread 
of blight. However, in the event of such use of eminent domain, the City will work with and give property 
owners ample opportunity to rehabilitate or redevelop their property in accordance with the proposed 
Plan before making opportunities available to private developers.  

STRUCTURES TO BE DEMOLISHED OR REHABILITATED 
Because the City of Dublin anticipates most redevelopment to be led by private developers responding to 
market conditions, it is impossible to determine what, if any, structures will be demolished or rehabilitated 
at this time. As market conditions change, it is anticipated that some obsolete commercial and residential 
properties in the Urban Redevelopment Area may be demolished in order to build new structures that 
are better suited to respond to and capture market demand, particularly commercial developments to 
provide new employment opportunities and new housing and mixed-use developments to provide a 
broader range of housing options for the area.  

Additionally, The City of Dublin Code Enforcement has the power to determine whether a property is unfit 

for human habitation, not in compliance with applicable codes; is vacant and being used in connection 

with the commission of drug or other crimes; or constitutes an endangerment to the public health or 

safety as a result of unsanitary or unsafe conditions. The City of Dublin has the power to file a complaint 

in court against the property. Using the legal process, the City shall be able to determine whether the 

nuisance properties should be abated. The City will adhere to all current regulations regarding building 

permitting and redevelopment guidelines. 

PLAN TO LEVERAGE PRIVATE RESOURCES FOR REDEVELOPMENT 
In addition to its own resources and tools to encourage redevelopment and growth in the Urban 
Redevelopment Area, the City of Dublin plans to engage a variety of private resources to implement this 
plan. For example: continuing to work closely with organizations such as Southside Dublin and Dublin 
Rising with their various neighborhood redevelopment projects; or with neighborhood watch groups to 
orchestrate clean-up days. The City also plans to utilize the Dublin Laurens Land Bank Authority and Dublin 
Georgia Initiative for Community Housing in order to gain private investment and redevelop properties.   

STRATEGY FOR RELOCATING DISPLACED RESIDENTS 
The City of Dublin has determined that the development and implementation of a relocation strategy is 
not necessary at this time. While the City of Dublin Urban Redevelopment Plan is focused on residential 
neighborhoods, as well as commercial properties, the City has no intention of acquiring inhabited 
residential properties at this time.  The purpose of this plan is to remove or rehabilitate vacant, blighted 
buildings within the Urban Redevelopment Area. In the event displacement of residents become 
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necessary at a later date, the Urban Redevelopment Plan will be amended to incorporate a strategy/plan 
for relocating displaced residents in accordance with the Uniform Relocation Act.  
 

COVENANTS AND RESTRICTIONS 
No covenants or restrictions will be placed on properties at this time. Should the City decide to begin 
implementing covenants and restrictions (landscaping requirements, restrictions of use, etc.) it will do so 
at a minimum, but will maintain the aesthetic quality and value of the areas located in the Urban 
Redevelopment Area.  
 

 
 
 
RECENT AND PLANNED PROJECTS 
 
The City of Dublin is continuously working to maintain and update aging infrastructure within the Urban 
Redevelopment Area, as well as within the entire city limits. These projects range from sewer system 
upgrades to better pedestrian connectivity. The following is a sample of the City of Dublin’s recent and 
upcoming planned projects within the Urban Redevelopment Area.  
 

SUBAREA 1 – SCOTTSVILLE COMMUNITY AND 441 NORTH GATEWAY CORRIDORS 

 Sidewalk improvements: East Mary Street, Decatur Street, North Franklin Street (Future) 

 CHIP housing project (Future) 

 Road resurfacing: Ohio Street (from Tennessee Street to Florida Street) (Future) 

 Street paving: Wolfe Street (from North Franklin to North Decatur) (2018) 

 Aggressive code enforcement (2017) 

 Road resurfacing: North Washington (from Wolfe Street to Stone Street), Tennessee Street (from 

Decatur to California), and Alabama Street (From Decatur Street to Ohio Street). (2016) 

 Sidewalk improvements: Roosevelt and Gaines (2016) 

 Road resurfacing: North Franklin (from E. Jackson to E. Gaines) (2014) 

 

 

SUBAREA 2 – SOUTHSIDE DUBLIN AND HIGHWAY 19 GATEWAY CORRIDOR 

 Aggressive code enforcement (2018) 

 Possible CDBG Housing Project (Future) 

 Street and flood drainage improvements: Roberts, Marcus, Kingsby, Hamilton, and Mitchell 

Streets (funded, in part, with $500,000 CDBG) (2018) 

 Street paving: Saxon Street (from Telfair to Pine), and Geffcken Street (from Pine to Rowe), 

Cascade Circle (from S. Jefferson to MLK Jr. Drive) (2018) 

 Housing improvements: Flanders, Pritchett, Chester, Marcus and Roberts Streets. (Project will 

rehabilitate 13 homes, reconstruct one, and provide acquisition/clearance for three properties. 

(Funded with $710,000 CDBG.) (2018) 

 Sewer rehabilitation: Joiner Street Area (funded, in part, with $500,000 CDBG) (2017) 
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 Sidewalk improvements: Saxon Street (2017) 

 Gateway Landscape Project at Telfair and Smith Streets. (funded by $48,227 GDOT Gateway 

Grant.) (2016) 

 Sidewalk improvement: Susie Dasher and Saxon Heights Elementary School (funded by $479,000 

Safe Routes to School Grant) (2015) 

 Fire and domestic water service improvements: Ray Street, Magnolia Drive, Hudson Drive, 

Linder Street, and Cullens Street (funded by $500,000 CDBG.) (2014) 

 Road resurfacing: Roberts Street (from Marcus to Telfair) (2014) 

 Installation of new traffic signals, lighting, sidewalks, curbing, landscaping and trees along 

MLK/441S Gateway extending to Smith Street (funded, in part, with $500,000 GDOT Grant) 

(2014) 

SUBAREA 3 – STUBBS PARK AND STONEWALL 

 Stubbs Park Concept Improvements (estimated $3,530,000 TSPLOST) (Future) 

 Aggressive code enforcement (2018) 

 Land bank activities (2018) 

 Street paving: North Church Street, and North Calhoun (from W. Moore to W. Mary) (2017) 

 Sidewalk improvements: Tucker Street (from Park Place to Church), Calhoun, and Academy 

(2017) 

 Land Bank created and located in new office at 501 N. Church Street (2016) 

 City established Blight Tax Ordinance to help address blight (2016) 

 

 

CHURCH STREET CORRIDOR 

 Sidewalk improvements (2016) 

 

 

DOWNTOWN CORE 

 Street improvements: Madison (from Riverwalk to Church Street - $1,600,000) (Future) 

 Jackson Street Plaza and West Gaines Parking Project (estimated $1,500,000) (2018) 

 Martin Luther King, Jr. Plaza Phase 2 (2016) 

 Bank of Dudley Parking Lot (2016) 

 Georgia Military College water and sewer improvements (2016) 

 Martin Luther King, Jr. Plaza Phase 1 (2015) 

 Bicentennial Plaza (2014) 

 Community-wide historic resources survey Phase 1 (2014) 

 Sidewalk improvements: Bellevue/Academy (2014) 

 Restoration of historic Carnegie Library Phase 1 (funded, in part, with $15,000 Tourism Product 

Development Grant) (2014) 
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OCONEE RIVERWALK AND BIKE TRAIL 

Future Projects (2020-2022) 

 Phase 1 (estimated $3,500,000)

 Phase 2 (estimated $4,800,00)

 Phase 3 (estimated $6,000,000)

CONCLUSION 

The data and analysis presented in this plan provides a factual basis for the City of Dublin City 

Council to make a finding that the Urban Redevelopment Area constitutes as a blighted area. 

This plan documents required blight factors as outlined in The Urban Redevelopment Act 

(O.C.G.A. § 36-61-1). This report provides a Finding of Necessity (Appendix A) that identifies one 

or more blighted areas exist within the defined area and that the rehabilitation, conservation, 

or redevelopment of the study area is necessary in the interest of the public health, safety, 

morals, or welfare of the residents in the area.  
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APPENDIX B:  

COMMUNITY MEETING AGENDAS, SIGN‐IN SHEETS, PUBLIC HEARING NOTICE, 

AND INPUT SUMMARIES 
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