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Georgia Constitution

Art. IX, Section II, Paragraph VII, Subsection (d)

• Passed in 2002

Localities can establish tax incentive programs to 
rehabilitate blighted properties

• Decreases burden on the government

• Encourages private property owners to maintain property 

Certain requirements apply



Necessary Elements

• The ordinance should contain a 
definition of what amounts to blight

Standards for 
determining blight

• Requires notice to the owner and an 
opportunity for a hearing

Procedure for 
identifying properties 

as blighted

• Clarify what conditions are sufficient

Standards for 
rehabilitation of the 

property



Necessary Elements:
Ad Valorem Tax and Revenue

• Set by applying higher factor to 
ordinary millage rate while property 
maintained in blighted condition

Specify increased rate 
of ad valorem tax 

• Set by applying lower factor to 
ordinary millage rate for a number of 
years

Specify decreased rate 
of tax after 

rehabilitation

• Discretionary – May separate 
revenues to be used only for 
community redevelopment

Segregation of Funds



Defining Blight

GA Constitution: “at a minimum, property that constitutes 
endangerment to public health or safety”

Cannot include a dwelling house that one or more people use 
as primary residence

May import O.C.G.A. § 22-1-1 Eminent Domain definition

May use definition found elsewhere in ordinances



What Kinds of Properties

Residential structures that are vacant or used for 
purposes other than as a primary residence

Blighted commercial or industrial structures 

Brownfields

Unlikely to be used on undeveloped land



Common Procedural Steps

1. Inspection of 
the Property

2. Written 
inspection report

3. Written 
determination

Example from 
Dublin Ordinance

4. Written notice 
to property owner

5. Notice of where 
and when owner 

can view 
determination; 
request hearing

6. Municipal court 
sets hearing date; 

provide notice

7. Burden on the 
city; municipal 
court written 

determination

8. Appeal to 
Superior Court



Legal Challenges

• Adhering to Constitutional boundaries
o Due process – notice and hearing requirements

• Finding the appropriate owner for notice

• Drafting the ordinance to meet the needs of the particular 
municipality

• Adhering to legal requirements, such as the primary 
residence limitation



Implementation Challenges

• Support from city officials and the 
public

• Public awareness & understanding 
of what the tax is, how it applies, 
and what it does not do (i.e. raise 
school taxes)

• Administrative burdens – e.g. 
segregating funds

• Establishing appropriate deadlines
• Ex. Timing with tax notices

• Identifying properties best suited 
for this tool

• Legal costs in drafting and 
adopting

• Theoretically may be established 
together between a municipality 
and county or by each separately



Adoption Timeline

Albany: 
10/28/2008

Griffin: 
5/12/2009

Lyons: 
3/4/2014

Kennesaw: 
4/7/2014

Cedartown: 
8/11/2014

Americus: 
9/18/2014

Rockmart: 
6/9/2015

Sandy 
Springs: 

12/15/2015

Acworth: 
2/4/2016

Savannah: 
2/18/2016

Dublin: 
12/1/2016

Cobb 
County: 

7/25/2017

Conyers: 
12/6/2017



Variation Among Municipalities

Millage factors 

Use of funds (general fund or separate)

Procedural steps to be completed before declaring a 
property as maintained in blighted condition

Definition of “blight”



Variation Example:
Millage Rate, Revenue, and Blight
Albany
Millage increase rate: 3

Decrease rate: 0.5 for 3 years

Blight definition: 

Unfit for human habitation or commercial, industrial, or 

business use and not in compliance with applicable codes; or 

vacant and being used in  connection with the commission of 

drug crimes; or 

constituting an endangerment to public health or safety due to 

unsanitary or unsafe conditions; and 

not a dwelling house being used as the primary residence of one 

or more persons.

Funds: segregated and used only for community redevelopment 

purposes 

Griffin
Millage increase rate: 7

Decrease rate: 0.5 up to 4 years, depending on repair expense

Blight definition: 

o 2 or more of: 

-uninhabitable, unsafe, or abandoned structure; 

-inadequate ventilation, light, air, or sanitation; 

-imminent harm to life or other property caused be natural 

catastrophe respecting which the governor has called a state of 

emergency; 

-EPA superfund site or having environmental contamination 

requiring remedial investigation or contamination study; 

-repeated illegal activity of which the owner knew or should 

have known; or 

-maintenance below code.

o conducive to ill health, transmission of disease, infant 

mortality, or crime in immediate proximity of the property. 

o Not to be deemed blighted solely for aesthetic condition

Funds: segregated and used only for community redevelopment 

purposes



Millage Rates &
Tax Revenue



Millage Rates

Millage rates are set by local ordinance

No limits on increased or decreased millage rates

• Increase: commonly between 3 and 10

• Decrease: commonly between 0.25-0.75 for 2-4 years

The increase factors are often high to have a meaningful 
impact



Revenue

Best practices: separate revenue and use it toward 
community redevelopment

• Challenge: administrative burden

Uses for revenue:

• Demolition of structures

• Land acquisition and clearing



Possible Positive Outcomes

Increased participation of owners in maintaining their 
properties

Improved blighted areas

Tax revenue

Community investment and involvement



Community Redevelopment 
Tax Incentive Programs:
Case Studies



Case Study: Griffin

Experience

• It didn’t work for them

• Only used a handful of times

• Never got through a 
remediation

• Mostly commercial

• Also used for residential 
rental properties 

Challenges

• Heir properties

• Tracing owners, creating 
incentives

• Owners of blighted property 
tended not to pay ad 
valorem/ property taxes 
anyway



Case Study: Albany

Implementation

• Elected officials were 
receptive

• Limited to commercial 
properties

• Establishing blight 
designation mirrored code 
violations for nuisance = 
minimal challenge

Application

• In 8-9 years, used twice

• Recommendation: make the 
millage factor high enough to 
motivate or push tax 
foreclosure (3x = too low)

• Easier to track owner of 
commercial properties

• Not a silver bullet



Case Study: Dublin

Experience

• Not used to generate 
revenue

• Easier to manage by using 
it alongside nuisance 

• Want to give owners as 
much time and 
opportunity to clean up 
properties

• Used more for vacant 
residential properties

Challenges

• Long, slow process
• No clear results yet

• Had to amend the ordinance 
early-on to adapt to their 
needs

• Costs more than it generates

• Ensuring that property 
owners understand what is 
happening and why
• Provide documents to help



Conclusions

 Don’t count on this as a revenue generator, it is a redevelopment tool that 
requires investment.

 Pair this with traditional nuisance abatement actions, you’ll be building the 
case for them simultaneously.

 Work with the planning and revenue staff on timing.

 Recognize where this wont work: 

(Enterprise Zones, TADS, cities without property tax)

 Go high with the factor, make it sting.

 Tie the decrease to the remediation plan and have them submit regular 
documentation to earn it.

 Like anything new, manage the public message and talk to stakeholders

(School Board, County, CIDS, etc.)



Acknowledgments and Resources:
• Georgia Municipal Association Model Blighted Property Ordinance

• Community Redevelopment Tax Incentives – Blighted Properties 
(Presentation 8/2011, Nathan Davis & Mike Tilson)

• Redevelopment Tax Incentive Ordinances (Presentation 9/2010, Frederick 
Gardiner & Martha Reimann)

• Ordinances from: Albany, Griffin, Dublin, Lyons, Kennesaw, Cedartown, 
Acworth, Cobb County, Sandy Springs, Americus, Rockmart, and Conyers

• Special thanks to representatives from Albany, Griffin, and Dublin for taking 
the time to discuss their experiences.




