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Albany Downtown  

Urban Redevelopment Plan  
Introduction 

This City of Albany Urban Redevelopment Plan (this “Plan”) shall constitute an Urban Redevelopment 

Plan for the City of Albany (the “City of Albany” or “City”) within the meaning of the “Urban 

Redevelopment Law,” Title 36, Chapter 61 of the Official Code of Georgia Annotated, as amended.  This 

Plan is within the concert of the City of Albany’s Comprehensive Plan and fits within the directives of 

the City of Albany’s Downtown Development Office goals.   

The City of Albany, Georgia is the county seat for Dougherty County and regional municipal center for 

Southwest Georgia.  The City has a population of around 70,000 and median household income of 

$31,397.  According to the United States Census Bureau 2020 data, the City has an estimated poverty 

rate of 31% and an unemployment rate 5.6% and employment rate of 48.9%.  Only 62% of the 

population have graduated or received a GED within the Plan designation area, and there are about 

100 household units and median household income around $18,000.   

This Plan will consider zoning and planning changes, land use issues, maximum densities, building and 

development requirements, and the plan’s relationship with the City goals as identified in the urban 

redevelopment area.   

 

 

 
Boundaries of the URA 

The City of Albany’s Urban Redevelopment Area (the “URA”) is made up of segments which have 
been determined to be “pockets of blight”.  These segments or pockets impact the goals set forth by 
the City of Albany, specifically the goals of the Albany Office of Downtown Development.  A map 
detailing these boundaries is included.  Due to the large area of Downtown Albany, it was deemed 
necessary to focus the efforts of this plan to two “areas”, thusly called Northeast and Southwest. 

Redevelopment Planning Procedures  

The purpose for this plan is assist the City to plan for revitalization and future growth.  Many 

redevelopment plans in the past focused on land use and regulations or means to acquire private 

This Urban Redevelopment Plan will work within The City 

of Albany’s goals to fight blight and underdevelopment.   
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property.  This plan proposes to balance regulatory procedures within the area by supporting 

community, business, and infrastructure development and redevelopment.  

This plan follows the regulations set forth in The Urban Redevelopment Act of 1955.  By adopting this 

plan, the City of Albany will have the power to improve public services and infrastructure, encourage 

private investment and eliminate causes that attribute to blight.  To enable these powers, as defined 

Georgia’s Urban Redevelopment Act (O.C.G.A. 36-61-1), the City must adopt a resolution determining 

that the redevelopment area qualifies as “slum” as defined in the Act, and that it is in the best 

interest of the community to adopt a pursue a redevelopment plan and utilize its development 

powers under the Act.   

 

"Slum area" means an area in which there is a predominance of buildings or improvements, whether 

residential or nonresidential, which by reason of dilapidation, deterioration, age, or obsolescence; 

inadequate provision for ventilation, light, air, sanitation, or open spaces; high density of population 

and overcrowding; existence of conditions which endanger life or property by fire and other causes; 

or any combination of such factors is conducive to ill health, transmission of disease, infant mortality, 

juvenile delinquency, or crime and is detrimental to the public health, safety, morals, or welfare. 

"Slum area" also means an area which by reason of the presence of a substantial number of slum, 

deteriorated, or deteriorating structures; predominance of defective or inadequate street layout; 

faulty lot layout in relation to size, adequacy, accessibility, or usefulness; unsanitary or unsafe 

conditions; deterioration of site or other improvements; tax or special assessment delinquency 

exceeding the fair value of the land; the existence of conditions which endanger life or property by 

fire and other causes; by having development impaired by airport or transportation noise or by other 

environmental hazards; or any combination of such factors substantially impairs or arrests the sound 

growth of a municipality or county, 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. (O.C.G.A. 36-61-2)  

 

Blighted property is described as any property in an industrial or commercial zoning district or used as 

industrial or commercial property on which there exists abandoned building or structure, building or 

structure which is in a state of disrepair, property inadequately maintained as to have overgrowth, 

diseased, or vegetation that attracts rodent nuisances or could constitute a fire hazard, or may be a 

source of solid waste or pollution.   

 

Redevelopment Goals and Objectives  

The main purpose of this Urban Redevelopment Plan is to identify areas of the Downtown District for 

development, redevelopment, and revitalization.  These areas are prime locations for attention at the 

time of publication due to their influence, location, or area momentum within the Downtown District.  
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The URP is written broadly to allow the City flexibility to work with public and private partnerships 

when it makes the most sense.  All actions will be done in accordance with the Urban Redevelopment 

Act.   

Redevelopment Goals and Objectives: 

• Eliminate physical and social blight 

• Improve economic development opportunities  

• Improve physical development and infrastructure 

• Create incentive for public and private investments 

• Promote the rehabilitation or production of safe, secure, and affordable housing  

• Assess and identify opportunities for business and economic development  

• Identify vacant buildings and create a list of potential uses for building or land 

• Encourage innovative economic strategies for downtown revitalization 

• Remove existing blighted conditions threating public health, safety, and welfare 

• Reduce crime and provide safer, cleaner and more attractive neighborhoods and commercial 

areas 
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Map of Urban Redevelopment Areas  

The URP Area is located within the City of Albany’s Downtown Business District.  There are two areas 
of redevelopment focus.  These areas are highlighted on the map below and are documented as Area 
1: Northeast and Area 2: Southwest.   

 

 

Description of Urban Redevelopment Areas 

Area 1: Northeast  

• Mix of underdeveloped, 

blighted, and restored buildings 

• Wide streets 

• Ample parking 

• Crumbled or non-existent 

sidewalks 

Area 2: Southwest  

• Residential and Business Mix 

• Wide Streets 

• Vacant lots 

• Mix of underdeveloped, 

blighted, and restored buildings 

• Walkability needs improvement 
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Area 1: Northeast Map and Image Descriptions  

 
 

left: Washington and Residence Street 

below: 503 N. Washington Street 

these are both located in the Old Northside 

Neighborhood  
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left: 217 West Residence Ave. 

above: 213 West Residence Ave.  

 
left: 210 and 208 West Residence 

Ave.  

above: 205 West Residence Ave.  

below: 501 North Jackson Street  

 

 

 
 

 

The Northeast area of the 

URP Area is a mixture of 

residential, business, 

government, arts and 

culture, and public 

facilities.  The area has 

significant blight and 

underdeveloped 

structures.  All of these 

structures are located 

within the Old Northside 

District. 
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left: 307 West Residence Ave.  

below: 308 W. Residence Street (left, front of building) (right, back of 

building)  

 

  
 

 
 

405 N. Jackson Street.  Top left (with water tower) is the 

front of this building.  Above is the back side of building 

with the Albany Towers in the background.  Left are the 

remains of a stable or kitchen that once belonged to the 

home.  Currently, this piece of property is vacant, with 

several residential properties adjacent to the lot.   

 

  



 

 

10 

 

 

   
Above are an example of typical areas in this URP Area.  Unkept lawn and grass areas, litter, trash 

heaps and more.  Below is an example of an empty structure that could be turn-key and ready for a 

new business to occupy the premises.   

 
left: 211 -213 West Roosevelt Avenue is the old 

Albany District Pecan Exchange.  Added to the 

National Register of Historic Places in 1984. 
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These two images show the rehabilitated street of West 

Roosevelt Avenue across the street from the Thronateeska 

Heritage Center.  This portion of the Downtown is a 

mixture of thriving retail or commercial business, arts and 

culture, and dilapidated structures and is on the National 

Register of Historic Places as “Heritage Plaza” once 

housing Tift Grocery Company, Union Depot and Railroad 

Express Agency.  

 

 

   

 

 

 

 

 
Left and above: Looking north at North Washington 

Street between Flint Avenue and Roosevelt Avenue.  
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above and left: These three images show the west side of North 

Washington Street between Flint and Roosevelt Avenues.  (301-321 N. 

Washington Street)  Currently there is only one storefront open.   

below: this is the intersection of Flint Avenue and Washington Street 

looking North.  The west side of the street houses the storefronts 

pictured above, the east side houses the historic St. Nicholas Building, 

most recently occupied by the City of Albany, but currently empty. 

 

 

 

 

 

 
This brick painted three story building was built in 1908 as the St. Nicholas 

Hotel to provide lodging for passengers along the railroad.  At the time, only 

three hotels serviced as passenger hotels in Albany.  A tornado struck the 

building in 1940 and after repairs, it was reopened as the Lee Hotel and most 

recently was the home to a division of the Dougherty County Public Safety.  

Currently, unoccupied.  It was included on the National Register of Historic 

Places in 1991. 
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left: This is a view looking East on Booker Avenue.  

Sellers Tile is established in many of the buildings on 

this square.  Thousands of tons of material are carried 

in large trucks down this road and infrastructure issues 

have resulted as an effect.   

left: This view is 

looking west on 

Brooker Avenue where 

you can see the road 

ends and turns into a 

dirt and gravel drive.  

Adjacent to this is the 

Riverfront Walking 

Trail.  

 

 

far left:  Flint Avenue 

looking East.  Wide 

streets accompany 

and side walks this 

part of downtown 

Albany.   

 

 

above: Flint Avenue businesses on the North side of street.  
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Area 2: Southwest Map and Image Descriptions  

 

 
Apartment housing on the corner of Maddison Street and Flint Avenue.  Substandard housing units 

like these are prevalent in the area.  
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Housing conditions in the area range 

from dilapidated and substandard 

housing to restored historic homes.  

There are many clapboard homes built in 

the 1960’s and 1970’s cinderblock homes.  There are many historic homes that have been converted 

into commercial spaces.  Housing types in the area include single-family, apartment, and bungalow. 

 

 
Automobile body shops and used car 

lots are prevalent in this area. 
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There are many used car lots 

throughout the area prime lots.  Many 

are located in buildings that were built 

specific for restaurants or previous 

walk-in retail.   
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This iconic 1950’s 

style motel.  It has 

a center 

courtyard and is 

centrally located 

on a major byway.  

Today, the motel 

is still operational.  

Located at 701 W. 

Oglethorpe Blvd 

and Davis Street.   

 

 

 

 

 

 

Looking East on Broad 

Avenue. Far left: the 

Northeast corner of Flint Avenue and Madison 

Street.  

Center: Broad Avenue between Davis and 

Midison Streets. 

Left: on the North side of East Pine street, loking 

east between Madison and Monroe Streets. 

 
 

The east-west 

boulevard streets in 

this area have wide 

streets, ample 

parking, and nice 

walkable sidewalks. 
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This Southeast area has several of 

these brick wall and metal roof 

buildings.   

 

 

 

  

     
600 W. Broad Avenue, Broad Avenue Elementary School 1930.   

 



 

 

19 

 

 

Consistency with Adopted Plans and Ordinances  

The proposed Urban Redevelopment Areas lay within the boundaries of Downtown Albany and along 

the Flint River.  The Flint River Trails Master Plan spells out specific plans for a Dougherty County-wide 

trail system.  Portions of this trail network already exist in the proposed Northeast area along the 

Riverfront Trail.  A proposed trail: Rail Trail to Downtown Riverfront Trail would follow along North 

Washington Street through the Northeast Area.  A stated aim in the trails master plan is to bring 

economic development to Downtown Albany.  Therefore, this Urban Redevelopment Plan is consistent 

with the Flint River Trails Master Plan.   

 

The proposed Urban Redevelopment Areas lay within the boundaries of the City of Albany’s Historic 

District.  This URP is aligned with the goals of the Historic Preservation Ordinance of February 28, 2012 

to “stimulate revitalization of the business districts and historic neighborhoods and to protect and 

enhance local historical and aesthetic attractions to tourists and thereby promote and stimulate 

business…”  

 

The proposed Urban Redevelopment Areas lay within the boundaries of the 2017 East Albany 

Revitalization Plan.  Major goals of this plan include infrastructure repair and maintenance and 

encourage economic development.  This URP is consistent with the aims of the East Albany 

Revitalization Plan.  

 

A portion of the proposed Urban Redevelopment Northeast Area is within the boundaries of the Old 

Northside Neighborhood.  The Old Northside Zoning Overlay District was established to encourage 

revitalization to this portion of downtown Albany.  This URP is consistent with the January 22, 2013 

ordinance of the Old Northside Zoning Overlay goals. 

 

The proposed Urban Redevelopment Plan is consistent with the Albany-Dougherty County 

Comprehensive Plan.  The community goals of Economic Development and Prosperity, Safe 

Community, Infrastructure Development, and Housing Options all align with the aims of this Urban 

Redevelopment Plan.   Additional goals address protection of historical and cultural resources and this 

URP is consistent with the goals set forth in the comprehensive plan.   

 

The proposed Urban Redevelopment Plan is consistent with the City of Albany Land Use objectives as 

outlined in the Albany-Dougherty County Comprehensive Plan.  This Urban Redevelopment Plan will 

not change current zoning regulations.  (see map in appendix.)  
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Plan Impacts  

Historic Preservation  

The City of Albany highly values its history and preservation guidelines are set forth in the 

Historic Preservation Ordinance.  This plan seeks only to preserve historic structures.  No 

historic properties will be negatively impacted by this Plan.  

 

Relocating Displaced Residents  

The proposed Urban Redevelopment Plan will not impact residents and a relocation strategy 

is not needed to promote this plan.  Should changes be made at a later time, this Plan may 

be amended to incorporate a plan for relocating displaced residents. 

 

Access to Affordable Housing  

All efforts will be made to promote a mixed-use approach to housing for the Urban 

Redevelopment Plan Areas.  The City of Albany values incorporating low- and moderate-

income residents into all of its neighborhood planning.  

 

Covenants and Restrictions to be Placed on Properties  

No covenants and restrictions will be placed on properties at this time.  Should circumstances 

come forth where making use of covenants and restrictions become necessary, this plan will 

be amended.  

 

Leveraging Private Resources  

The City of Albany is hopeful to utilize this plan to entice private development in the Urban 

Redevelopment Area.  Utilizing this plan, the City and private investors can join together to 

create partnerships in the redevelopment of the Urban Redevelopment proposed areas.  

 

Needed Public Infrastructure  

The City of Albany will continue to provide public infrastructure needed for private 

redevelopment in the Urban Redevelopment Area.  Goals set forth in the East Albany 

Revitalization Plan for public infrastructure will be a guide in determining need for 

improvements within the Urban Redevelopment area.  A copy of the East Albany 

Revitalization Plan may be found on the City of Albany’s website, under “Planning 

Development”. 
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Improving the Urban Redevelopment Area  

The City of Albany Office of Downtown Development has been making every effort to 

redevelop the Downtown Center of the City.  The City of Albany has received numerous 

grants to help with electrical utilities serving the area, construction of a multi-million transit 

station located adjacent to the proposed Southwest URP Area, and maintaining or replacing 

sewage lines within the proposed areas, assuming usage growth.   

 

Strategy for Implementing the Plan 

The Office of Downtown Development, The City of Albany, and local stakeholders will work 

together to implement this plan.  As time and funds are available, different components will 

be addressed to ensure that goals are being achieved.   

 

Recommendation 

This Urban Redevelopment plan has analyzed land use, transportation housing, economic 

development population demographics, ordinances, and current development plans.  It is 

recommended for the City to encourage small scale business development within the Northeast 

proposed area.  Revitalizing this portion of Downtown will benefit the forward progress of the river 

market blocks and encourage visitor, cultural and business connectivity between downtown shopping 

with cultural sites of Riverquarium area and the Thornateeska Heritage Center. Working with 

investors to restore or build affordable housing fit for the next generation is also encouraged within 

both proposed areas.  Once this Plan is reviewed and approved by council, it is advised that the City 

apply for the Georgia State Opportunity Zone tax credit program for portions of this Plan Area.  

Additionally, business owners are encouraged to utilize the tax credits available to them through the 

tax allocation district.  Addressing housing disparities will be a key component to providing a safe and 

livable downtown.  It is also advised for the City of Albany to utilize their active landbank should they 

chose pursue acquisition of substandard housing and commercial properties.  Proper road and 

sidewalk maintenance will also be encouraged for the City.  One noticeable issue is crumbling or 

protruding sidewalks along many streets and boulevards.  While the beauty of the live oak trees 

brings an elegance and definition to the area, the root systems play havoc on roads, sidewalks and 

underground infrastructure, it is advised that as funds and need arise that issues be addressed 

properly.  Additionally, it is advised to offer common sense tax incentives and awareness for current 

and potential business owners.  Lastly, establishing a partnership of agencies, financial institutions, 

public work, cultural, and civic organizations to continually monitor the areas for potential 

development and redevelopment may ensure sustained growth for these areas and spread beyond in 

positive ways.   
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Appendix  

Full Page Maps 
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