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3.1.4 Parking 

As downtown Tennille redevelops parking may become an issue. The hope is that 
visitors to downtown will only have to park once, and then be able to visit several 
destinations on foot. Current public parking situation is illustrated on Map 3.2. The 
addition of on-street parking can help in achieving two goals: increased parking 
capacity, as well as calming traffic in the downtown area. Additionally, businesses 
should require their employee’s park well away from the fronts of their businesses, 
leaving the maximum number of spaces available for patrons. And finally, as 
downtown develops, the addition of surface parking might possibly be required. There 
exist downtown, several options for locating additional lots that would still be within an 
easy walk to the new major activity center downtown. 
 

 

Map 3.2 Parking 
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3.1.5 Traffic Control Signage 

Few traffic control and pedestrian right of way signs are in downtown Tennille. Railroad 
crossings, intersections, and pedestrian foot paths lack formal designation and 
consistency.  

3.1.6 Railroad Characteristics/Facilities 

Tennille is a very busy interchange point between Norfolk Southern and the Sandersville 
Railroad. According to Norfolk Southern on average thirteen trains, each with an 
average of eighty cars, pass through the study area each day.  With over 1,000 railcars 
passing through town every day, Tennille now has the prospect of adding unit coal 
trains. These trains will serve a planned Washington County power plant. This is gratifying 
on one level:  it provides evidence of robust economic activity in the area, and it 
provides another reason a proposed train viewing platform for rail fans might attract 
tourist visits.  From another point of view, it means downtown Tennille is a rail switching 
yard, with considerable noise and frequently blocked rail crossings dividing the 
downtown.   
 
Norfolk Southern operates an agency and switching yard in Tennille. Trains operating at 
the switching yard create congestion and delays for downtown traffic. The congestion 
results in hours of delays each day for pedestrian and motorists alike. Two railroad 
crossings exist in the downtown area, both of which are inoperable while trains are 
passing through.  An automobile overpass exists which connects the north and south 
side of town whenever a train is blocking the other crossings; however, the overpass is 
not a practical alternative for pedestrians’ circulation from one side of downtown to 
the other.   

3.1.7 Improvement Projects 

The Tennille Depot project was awarded in the first round of the Transportation 
Enhancement projects grants for the state of Georgia. The project grant is to 
rehabilitate the historic freight depot into a community center and railroad museum.  

3.2 Market Analysis 

Tennille has a large stock of historic structures to revitalize the downtown study area in a 
manner consistent with the heritage of Tennille and the historic preservation ethic of the 
Better Hometown Program. However, rising maintenance costs and the low cost of 
mobility has left Tennille’s downtown with an extremely high vacancy rate. Due to the 
high cost of maintenance and rehabilitation it often becomes more cost effective for a 
business to relocate rather than to invest in structural improvements. In addition to cost 
concerns, business owners are also hindered by structural limitations of historic buildings. 

This market analysis focuses on the economic conditions of retail expenditure in the 
study area. Data was collected by: conducting field surveys, accessing databases, and 
using census data.  
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3.2.1 Household Expenditures 

Financial assets and liabilities for households within Tennille are significantly lower than 
the national average.  As illustrated in Figure 3.3.  The spending potential index is a 
rating based on a national average of 100. A rating of 85 represents 85% of the national 
average on said item.  The value of selected liabilities such as home mortgage and 
vehicle loan amounts are also lower within the study area. 

Figure 3.3:  Household Expenditures (2006) 

Household Expenditures 

 Tennille Sandersville Washington 

Spending 
Potential 
Index* 

Average 
($) 

Spending 
Potential 
Index* 

Average 
($) 

Spending 
Potential 
Index* 

Average  

($) 

Assets 
(Market 
Value) 

Checking Accounts 56 2,632.73 68 3,176.31 NA NA 

Savings Accounts 47 5,228.16 65 7,269.99 NA NA 

Selected 
Liabilities 

Original Mortgage 
Amount 

35 9,555.84 50 13,819.48 53 16,500.32 

Vehicle Loan Amount 68 2,237.27 72 4,184.43 78 4,501.82 

Maintenance/ 
Remodeling Services 
(Owned Dwelling) 

44 919.93 58 1,205.29 55 1,136.33 

Maintenance/ 
Remodeling Materials 
(Owned Dwelling) 

78 323.89 66 273.65 82 342.04 

Household Operations 50 732.98 66 951.21 62 896.73 

Utilities, Fuels, Public 
Services 

63 2,877.09 75 3,401.22 74 3,389.47 

Housekeeping Supplies 61 464.24 71 544.81 71 546.51 

Household Textiles 50 70.22 65 91.24 62 86.07 

Furniture 42 278.91 62 406.57 55 360.08 

Major Appliances 62 187.53 66 199.67 71 213.85 

Source:  ESRI Business Analyst Online, Financial Expenditures and, House and Home Expenditures* “Spending Potential Index” figure is a 
household figure generated by ESRI representing the asset value or amount spent for a product or service relative to a national 
average of 100. 

 

While expenditures on a variety of household goods and services in both geographic 
areas are significantly lower than the national average, such differences consistently 
represent a lower average cost of living.  This chart showcases the differences in 
spending habits between Tennille, Sandersville, and aggregate Washington County.  
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Tennille residents, on average have less disposable income preventing them from 
spending more, therefore it is vital to attract outside investment.   

Tennille residents spend more of their income on household maintenance and 
materials, but less on maintenance services than Sandersville.  However, Tennille’s 
overall cost of living is far below Sandersville and Washington County. Figure 3.2 
indicates a high demand of building supplies and other general merchandise; current 
study area businesses do not capture this demand. As a result consumers turn to other 
towns, namely Sandersville, for building supplies.   

3.2.2 Property Expenses 

As illustrated in Figure 3.4.  The spending potential index is a rating based on a national 
average of 100. A rating of 85 represents 85% of the national average on said item. 
Data indicates a lower cost of renting and/or owning property for Tennille residents than 

Sandersville or 
Washington County’s 
average residents.  
The reasons for this 
difference may be 
attributed to lower 
property values, 

deteriorated 
conditions of rental 
units, and lower 
demand for rental 
space.  

Although this is could 
be seen as a negative 
economic condition, 

the low rental cost is advantageous for attracting investment. Business owners and new 
residents are enticed to locations with potential for growth and a lower cost of living. 
These conditions lower overhead costs, presenting opportunities to enter the market 
with less initial capital investment.  

3.2.3 Employment 

As of February 2010, Washington County had an unemployment rate of 16.5%. 
Downtown Tennille currently lacks the employer base to help combat this statistic.  

With few businesses in operation downtown, on average, fewer than 50 employees 
work in the study area during a typical day.  Those who are employed during the day 
work in retail, service, or governmental positions.  A medical office and several retail 

Figure 3.4:  Property Expenses 

Rent 
Tennille Sandersville Washington 

Spending 
Potential 
Index* 

Average 
($) 

Spending 
Potential 
Index* 

Average 
($) 

Spending 
Potential 
Index* 

Average 
($) 

Rented 
Dwelling 

33 1,134.22 64 2,163.05 48 1,624.88 

Owned 
Dwelling 

46 5,341.82 60 7,058.40 57 6,635.83 

Utilities, 
Fuels, 
Public 

Services 

63 2,877.09 75 3401.22 74 3,389.47 

Property 
Taxes 

44 953.46 61 1,249.04 56 1,215.96 

Source:  ESRI Business Analyst Online, Financial Expenditures and, House and Home Expenditures* 
“Spending Potential Index” figure is a household figure generated by ESRI representing the asset 
value or amount spent for a product or service relative to a national average of 100. 
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operations are sustained in the study area. Tennille Assisted Living employs eighteen 
workers, which is the largest employer in the study area.  

Employment opportunities outside of Tennille provide the majority of jobs for residents.  
Jobs in southern Washington 
County may require employees to 
drive past Tennille on their way to 
and from work.  

Well-planned growth could capture 
these workers for residential, meals 
and shopping needs, saving the 
workers time and generating 
revenue for Tennille.  With an 

estimated population below 2,000 the study area must develop methods to capture 
outside sources of expenditures. Despite the close proximity, Tennille lags Sandersville 
and Washington County in most economic factors. Household income is no exception. 
These low economic factors reinforce the need for revitalization and initiative. 

3.2.4 Supply/Leakage 

While household expenditures within the study area are lower than in other parts of the 
county, Figure 3.6 shows a high amount of retail leakage from the study area.  Within 
the Figure, estimated retail sales (supply) of study area businesses to study area 
residents is compared to expected retail potential (demand).  Where demand is higher 
than supply, unmet retail potential is being lost (leakage).  Leakage is represented in 
Figure 3.6 as a positive number – excess supply is represented by a negative number. 

Within the study area, most consumer retail activity is not being met by existing 
businesses.  Only in a few categories are consumer needs in the study area met by 
businesses located in the same geographic area.  Most significantly, additional data 
reveals high retail sales of “beer, wine and liquor.”  With a surplus of -72.5, “beer, wine 
and liquor store” sales within the study area is more than six times the estimated 
demand for the area. 

Figure 3.5: Household Income/Poverty Level 

Income Tennille Sandersville 
Washington 

County 
Georgia 

Median 
Household 
Income 

$27,915 $30,058 $34,760 $49,080 

Residents 
Income Below 
Poverty Line 

29.3% 27.5% 22.9% 13.0% 

Source:  US Census Bureau 

Figure 3.6: Retail Market Place Profile 

Industry* 
Tennille Washington County 

Demand 
(Retail 

Potential) 

Supply 
(Retail 
Sales) 

Leakage 

Surplus 

Demand 
(Retail 

Potential) 

Supply 
(Retail 
Sales) 

Leakage 

Surplus 

Motor Vehicle and Parts Dealers 
(NAICS 441) 

$2, 395, 147 $0 100.0 $33,943,653 $18,286,970 30 

Furniture and Home Furnishings 
Stores (NAICS 442) 

$181,519 $575,175 -52.0 $2,868,897 $2,332,881 10.3 
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Figure 3.6 illustrates retail leakage outside of the study area, it also illustrates that much 
of this potential is being met within the municipal limits. It is possible to attract some of 
these retail services to the study area with the proper mix of financial incentives.  
Targeting retail establishments to areas located within the study area can help meet 
unmet city-wide needs while promoting greater direct accessibility of these services to 
the study area.   

 The table below shows the market demand and the ability of the market to match 
demand. Based on this data, recruitment efforts to bring an auto parts, electronics, 
health/personal care, sporting goods, or general merchandise retailer would match 
demand. Additionally, a grocery store and/or drug store, operating under an 
appropriate business model, should find success in the downtown area.  

Leakage is the quantitative effect of consumers leaving one market to obtain desired 
products in another market because the prior market does not adequately provide the 
product. Of all the businesses that may thrive in the study area, a limited service 
restaurant is one of the most needed. This type of restaurant refers to an eating 
establishment where the consumer orders at the counter, then eats either standing or 

Electronics and Appliance 
Stores (NAICS 443/4431) 

$125,997 $0 100.0 $1,915,752 $3,377,152 -27.6 

Building Materials, Garden 
Equipment and Supply Stores 

$361,529 $64,664 69.7 $5,239,751 $4,781,801 4.6 

Gasoline Stations (NAICS 447, 
4471) 

$2,088,136 $623,126 54.0 $29,632,178 $50,361,966 -25.9 

Health and Personal Care 
Stores (NAICS 446, 4461) 

$326,601 $0 100.0 $4,790,517 $1,772,849 46 

Clothing and Clothing 
Accessory Stores (NAICS 448) 

$228,948 $648,511 -47.8 $3,513,105 $3,644,096 -1.8 

Sporting Goods, Hobby, Book 
and Music Stores (NAICS 451) 

$101,928 $0 100.0 $1,544,515 $1,146,106 14.8 

General Merchandise Stores 
(NAICS 452) 

$2,224,263 $0 100.0 $33,065,246 $27,749,203 8.7 

Food and Beverage Services 
(NAICS 445) 

$1,065,457 $483,360 37.6 $15,780,870 $18,814,790 -8.8 

Grocery Store (NAICS 4451) $988,857 $0 100.0 $14,595,799 $16,507,891 -6.1 

Beer, Wine, and Liquor stores 
(NAICS 4453) 

$60,841 $381,106 -72.5 $$951,778 $1,714,997 -28.6 

Miscellaneous Store Retailers 
(NAICS 453) 

$90,637 $0 100.0 $1,342,757 $1,748,995 -13.1 

Limited-Service Eating Places 
(NAICS 7222) 

$971,642 $0 100.0 $14, 778,019 $11,417,289 12.8 

Full-Service Eating Places 
(NAICS 7222) 

$41,038 $92,706 -51.7 $686,425 $6,446,160 -80.8 

Total Retail Trade & Food and 
Drink (NAICS 44-45, 722) 

$10,448,525 $2,795,594 57.8 152,924,068 153,799,641 -0.3 

Source:  ESRI Business Analyst Online, Retail Market Place Profile*North American Industry Classification System (NAICS) 
**Leakage represented by a positive number.  Surplus represented by a negative number. 
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at a table without the aid of a server. Sandwich shops, pizzerias, or taco stand type 
restaurants best personify this desired style. It is important to note, data identifies a 
negative demand for full-service restaurants. This data may be misleading due to the 
closure of two full-service restaurants in the study area.  However, as the market data 
shows, the study area demands a number of business types so options are varied for 
enticing growth.   

Businesses operating in the study area keep fairly typical hours. However, these 
businesses’ operating hours are not consistent with each other, which prevents 
consumer spill over. Without common business hours patrons are limited in their ability to 
window shop or meander around the downtown area.  Working with local businesses to 
standardize hours might help to improve commercial activity in the study area. In 
addition, working to standardize accepted forms of payment improves the market 
place for consumers. People are more likely to come shopping, eating, and socializing 
in Tennille if they are confident that they can do these activities during normal business 
hours and pay using convenient forms of payment.  

Consistency is important for nighttime operations as well. Once restaurants and other 
businesses return to the study area consistency will be vital. Lights left on at night will 
create a more secure, inviting atmosphere.  Patrons of restaurants can window shop 
and shoppers can stay for dinner after their shopping is finished.  Allowing people the 
flexibility to shop and eat, coupled with the confidence of consistent operating hours 
and procedures, will help to encourage the renewal of an economically viable 
downtown Tennille.  

3.2.5 Retail/Office Forecast 

Current building inventory is available to support large levels of office and retail square 
footage. Many of these buildings have fallen into disrepair, but the historic nature and 
prevalence of these structures provides incredible opportunity for growth. Several of the 
buildings were recently made vacant; these structures require minimal repairs.  Vacant 
lots downtown provide additional space for expanding retail and office inventory.  
Retail businesses and offices are currently successful on every side of the study area. An 
automobile body shop, post office, Tennille City offices, churches, and a medical office 
are currently located in the study area. A clothing store, package store, fish market, 
bank, gas station/convenience store, home furnishing store, self-carwash, several 
beauty salons, and a specialty nail salon are also located in the study area. These stores 
vary in hours of operation and accepted forms of currency. Nearly every business 
downtown is closed by 6 pm.   

The appendix charts provide a comprehensive inventory of property in Tennille. Many of 
the structures have rich historical significance. Many of the structures are over 100 years 
old; Choate, a renowned local architect, designed some of these buildings. The existing 



Chapter 3: Needs Assessment  26 

 

 

Tennille, Georgia’s Downtown Master & Urban Redevelopment Plan 

structures provide an excellent foundation for revitalizing Tennille. Revitalization of the 
study area must protect the historic structures and encourage remodeling and new 
construction, which embrace the historical and community significance of these 
structures. 

3.2.6 Vacancy Rate 

A healthy housing market typically exhibits a vacancy rate of three percent for housing 
intended for owner-occupancy, and five percent for rental units.  Healthy overall 
vacancy rates are around seven to eight percent.  Vacancies are needed to stimulate 
growth; however, excessive vacancies can prevent growth. Investment to infrastructure 
can turn Tennille’s high vacancy rate into a catalyst for economic expansion.  

U.S. Census Bureau and local windshield survey data suggests an overall vacancy rate 
for the City of Tennille of more than 12%.  The high citywide vacancy rate suggests a 
surplus of city-wide unit options. However, the overall vacancy rate is skewed by 
deteriorating or dilapidated buildings. Many of the available structures are in need of 
repair, which prevents these units from being occupied. This figure and visual 
observation identify a lack of “quality” habitable units in the study area.       

3.2.7 Kaolin Industry 

Since the late 1990s, Washington County’s principal employer, the kaolin industry, has 
been in substantial long term decline. Capacity has been reduced by about a third 
and output by an even greater amount. The related loss in the high paying professional 
and operating jobs has had a major negative impact on the community.  

The high cost of the infrastructure associated with kaolin processing and the rapid 
deterioration of that infrastructure when stagnate, equates to a permanent decline. 
Aspects of the reduction in kaolin industry employment makes its effect on the local 
economy even more troublesome than employment counts alone might suggest. In 
many cases, well paying full time employment with traditional benefits has been 
replaced by outside contract labor. The contract labor typically works for lower wages 
and without benefits. Additionally, many high paying professional research and 
engineering jobs in the local kaolin industry have disappeared altogether, either 
permanently eliminated or moved elsewhere.   

3.2.8 Location Quotient 

Location Quotients (LQ) are ratios that allow an area’s distribution of employment by 
industry to be compared to a reference or base area’s distribution.  The reference area 
is usually the U.S., but it can also be a state or a metropolitan area.  The reference or 
base industry is usually the industry total.  If an LQ is equal to 1, then the industry has the 
same share of its area employment as it does in the reference area. LQ’s greater than 
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1, indicate an industry with a greater share of the local area employment than is the 
case in the reference area.  

Washington County has higher than 1 quotient for agriculture, manufacturing, and 
transportation. This means that Washington County employs a higher percentage of 
workers into those fields than does the rest of the nation or state. Mining, quarrying, and 
oil/gas extraction is above 12 for the US and nearly 44 for the state. Washington 
County’s employment in mining is substantially more than the rest of the nation or state.   

Based on this quotient, Washington County’s employment base is dependent on the 
declining mining industry. Tennille’s revitalization should work to incorporate services to 
help diversify the local employment base. This will allow Tennille to prosper if the mining 
industry continues to slows or leaves Washington County altogether.   

Figure 3.7 :  Study Area:  Location Quotient Subsectors 

Industry Washington County v. (US) Washington County v. (GA) 

Base Industry: Total, all Industries 1.00 1.00 

Agriculture/Forestry/ 
Fishing/Hunting 

1.46 2.03 

Mining, Quarrying, and Oil/Gas 
Extraction 

12.07 43.88 

Construction 0.83 0.86 

Manufacturing 1.04 1.00 

Retail Trade 1.10 1.07 

Transportation/Warehousing 3.29 2.56 

Information 0.28 0.23 

Finance/Insurance 0.69 0.76 

Real estate/Rental /Leasing 0.36 0.36 

Professional/ Technical Services 0.65 0.66 

Other Services, except public 
administration 

0.63 0.85 

Unclassified 0.10 0.04 

Source: Bureau of Labor Statistics 2008 
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3.3 Findings of Necessity 

Portions of the city of Tennille exhibit negative conditions that warrant the creation of a 
redevelopment plan area.  The analysis contained in this Section summarizes the 
negative conditions found in the MURP study area and identifies the geographic areas 
that should be subject to a redevelopment plan.  The recommendations provided in 
this Section serve as the basis for the preparation of the City of Tennille’s findings of 
necessity resolution as required by the Georgia Urban Redevelopment Act (O.C.G.A. 
36-61-1 et. sequ.).   

Conditions exist throughout Tennille adhering to the definition of slum and blight in 
accordance with the Georgia Urban Redevelopment Act.   

3.3.1 High Poverty and Low Income 

Data confirms a high poverty rate in Tennille.  Consequently, average income levels for 
residents of the area are significantly lower than most areas of Washington County and 
many areas throughout the region.  In addition to high poverty and low-income rates, 
Tennille residents are, relative to income levels, subject to a proportionally higher cost 
burden for housing and basic services than neighboring areas of the area.  The ability 
to ease such financial burdens is complicated by limited transportation options for the 
population and the need for additional job training programs. 

3.3.2 Derelict Property 

Many properties in Tennille, vacant and occupied, exhibit a condition of deferred 
maintenance.  Some parcels are overgrown by vegetation, often to a degree where 
buildings are difficult to discern from the public street.  Inoperable vehicles and trash is 
present on many properties and exterior portions of buildings such as porches and 
carports.  Many properties that are not overgrown are actually in poor condition due to 
general disrepair.  Multiple vacant structures within the study area are open to the 
elements and accessible to vagrants.  Current parcel arrangements, particularly the 
presence of parcels without direct street access, limit privately initiated development 
potential. 

3.3.3 Depressed Land and Building Values 

The value of land and buildings and structures located on the land in the study area of 
Tennille are extremely low due to the conditions previously listed.  Low land to building 
value throughout the area does little to attract privately initiated reinvestment in the 
downtown area of the city.  Consistent with overall low fair market value for properties 
in Tennille, ownership records suggest that many properties are being acquired through 
inheritance rather than by outside investors. This process of inheritance often 
contributes to the problems of absentee ownership.  
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3.3.4 Lack of Private Investment 

Commercial and residential building activity is limited in the MURP study area.  Few 
retail businesses provide basic services to residents within the study area.  There are few 
incentives available for new commercial activity in the study area in part due to the 
limited purchasing power of the resident population as compared to residents in other 
portions of the county. 

3.3.5 Substandard Infrastructure 

The majority of streets in the study area lack sufficient pavement depth and width, and 
effective storm water drainage systems.  The sidewalk system is fragmented in the study 
area.  Underground water and sewer lines are in need of replacement in many areas of 
the study area – as confirmed by the city’s steady requests for funding to improve 
infrastructure. Inefficiently routed utility lines are present throughout the downtown 
skyline, presenting both aesthetic and safety concerns.  
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4.1 Purpose  

Successful communities don't just happen; they must be continually shaped and 
guided. A community must actively manage its land use, infrastructure and resources, 
and respond to changing circumstances if it is to continue to meet the needs of its 
residents.  Tennille residents value the character and diversity of their city and have a 
strong sense of community. Concern about economic development and jobs, public 
services, and education are issues that the City has been working on for years. 
Comprehensive planning for the redevelopment of downtown, based on good data 
and public consultation, provides direction for the community to address each of these 
concerns. 

4.2 Impact 

The MURP is the official guiding document for the future of development in downtown 
Tennille.  It is designed to formulate a coordinated, long-term planning program for the 
city.  It lays out a desired future and guides how that future is to be achieved.  It serves 
as a guide to both the public and private sector by providing a picture of how land will 
develop, how jobs will be attracted and retained, how open space and the 
environment will be protected, how public services and facilities will be provided, and 
how transportation facilities will be improved.  Further, the Plan guides elected and 
appointed officials as they deliberate community development issues; and convey 
policy and intended programs of action to residents.  In short, the MURP is a unified 
document providing consistent policy direction. 

4.3 Structure 

The Plan is structured to be a dynamic document, subject to amendment when 
conditions within the City change significantly.  Periodic updates are needed to ensure 
that the Plan continues to meet the local needs. 

The MURP is not, in itself, an implementation tool, but rather a guide to action. It is 
intended to serve as a reference point for potential users. For example, the City Council 
may use the Plan's policies to decide whether to approve a proposed rezoning of land. 

Any planning documents intended to guide development in Tennille, should be used in 
conjunction with this downtown master plan.  Unlike sector or single issue planning 
documents, which only generally refer to issues such as transportation, economic 
development, parks and recreation, annexation, and community services, this Plan 
addresses and integrates these issues into one comprehensive document.  

The downtown master plan is the product of local government and citizen involvement 
through workshops and discussion sessions.  
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4.4 Urban Redevelopment Act 

Georgia’s Urban Redevelopment Act (O.C.G.A 36-61-1) gives cities broad powers to 
redevelop blighted or threatened areas of the community, enabling communities to 
work with property owners when specified public uses are needed to buy and 
assemble blighted property for revitalization and resale. The Urban Redevelopment Act 
(URA) does not require a referendum and the required Urban Redevelopment Plan 
(URP) is fairly easy and inexpensive to prepare and amend. The URP can be 
implemented either by a City, DDA or a Redevelopment Authority appointed by the 
City. The URA encourages involvement of private enterprise/public private partnerships 
to redevelop neglected areas of the community. The URA permits use of tax exempt 
bonds for redevelopment purposes which may be secured by loans and grants. The 
URA ensures the public is aware of what is being planned for the redevelopment area. 
Guiding City investments in infrastructure to support redevelopment, the URA allows the 
City to negotiate variances and wave many requirements of its existing zoning and 
development requirements in order to achieve the optimum economic and aesthetic 
results in the redevelopment area. 

4.4.1 Process 

The MURP is a general blueprint for redevelopment and targeting of public investments 
in the redevelopment area. A complete URP process includes: drafting the URP, holding 
a public hearing, adopting the plan, appointing an organization such as the DDA to 
implement the plan, and implementing the completed plan. 

4.4.2 Benefits 

The URA provides several benefits for communities utilizing the URA through a URP. 
Additional Community Development Block Grants (CDBG) funding is possible 
throughout the revitalization area. Communities are also able to designate their 
community for CDBG Revitalization Area Strategies (RAS). RAS designation allows 
municipalities to apply for CDBG every year and provides up to 20 points on CDBG 
annual competition and provides 5 points on Community Housing Improvement 
Program (CHIP) annual competition and Set-aside (if available). Urban Redeployment 
Plans expand access to job tax credits through Opportunity Zones. Opportunity Zones 
Job tax credits are available to all businesses may qualify if the assistance creates at 
least two full-time jobs (35+ hrs/wk). Tax credits are $3,500 per job for five years. The tax 
credit can be used against 100% of tax liability with excess available to claim 
against payroll withholding. 

4.4.3 Private Involvement 

The MURP must encourage private sector participation to maximize opportunity for 
rehabilitation by private enterprise. The planning process should encourage property 
owners to rehabilitate or redevelop their own property consistent with the vision laid out 
in the MURP. The MURP process should actively advertise available parcels to quality 
private developers. The MURP should avoid disrupting functional businesses prematurely 
or unnecessarily (If they must move, help them find better locations in the new 
scheme.) A URA Plan allows the imposition of conditions more specific than the existing 
land use regulations. Conditions in the URA plan run with the property and control 
development above and beyond other land use regulations. 
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4.4.4 Required Components 

The Urban Redevelopment Plan must follow the guidelines and include all components 
required by the Urban Redevelopment Act and Georgia’s (O.C.G.A 36-61-1). 

•Statement that the MURP 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 (if applicable).  
•A workable plan for leveraging private resources to redevelop the area. 
•A strategy for relocating any displaced residents (if applicable). 
•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. 

4.4.5 MURP Checklist 

Step Comments 

Adoption of a resolution by the city or county 
finding that: 

“one or more slum areas exist, and the rehabilitation, 
conservation, or redevelopment of such area is in the 
interest of the public health, safety, morals, or welfare of 
the residents of the city or county” 

Hold a public hearing Advertise two weeks at a public building and in a local 
circulation newspaper before the public hearing  

Adopt a plan Must designate an entity to implement the MURP 

A statement that the MURP is consistent with 
the city’s comprehensive plan 

Must be consistent with STWP, goals, and 
recommendations 

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

Findings of necessity report 
Explanation of negative conditions in the area 
necessitating redevelopment and an explication of how 
the area meets the act’s definition of slum and blight 

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

Possible exceptions to development 
regulations  (if necessary) 

 

 

Step Comments 
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Description of land parcels to be acquired  (if necessary) 

Structures to be demolished or rehabilitated  If applicable, under MURP, inventory is flexible for market 
changes 

Strategy for leveraging private resources to 
redevelop the area 

 Includes tax incentives/credits/penalties, assistance 
programs, public investment, ordinances  

Strategy for relocating any displaced 
residents  (not proposed) 

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

 (if necessary) 

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

A workable strategy for implementing the 
plan  Implementation schedule is included in plan 

4.5 Main Street: Better Hometown  

The Georgia Department of Community Affairs Office of Downtown Development 
(ODD) coordinates the Georgia Main Street and Better Hometown programs. These 
programs assist Georgia cities and neighborhoods in the development of their core 
commercial areas. Assistance provided by the Office of Downtown Development 
emphasizes community-based, self-help efforts grounded in the principles of 
professional, comprehensive management of core commercial districts. Communities 
are expected to work within the context of historic preservation and the National Main 
Street Center's Four-point Approach to Downtown Revitalization: Organization, Design, 
Economic Restructuring and Promotion. 

Following the Main Street’s Four Point Approach fosters improvements to the 
community’s economy and quality of life within the framework of cultural and historic 
preservation. This program utilizes the simple but effective four-point approach to 
produce a practical downtown revitalization strategy.  

Organization involves coordinating to build a consensus and secure resources 
necessary for progress. Promotion encourages interest and participation. Design 
encourages improvements compatible with community and historic features. Economic 
restructuring broadens and strengthens the commercial center downtown.  

Main Street provides funding recommendations of 1/3 public funding, 1/3 stakeholder 
support, and 1/3 revenues income (i.e. activities, sales of materials, etc.) The city has 
already taken steps to ensure that the plan follows Main Street’s guiding principles for 
successful programs. This comprehensive approach, initiated through a motivated local 
leadership voice of both private and public entities, improves the quality of the 
downtown by changing the attitudes and habits of the district through an incremental, 
action oriented effort.    

 



Chapter 4: Urban Redevelopment  34 

 

 

Tennille, Georgia’s Downtown Master & Urban Redevelopment Plan 

4.5.1 Minimum Standards 

These standards are based on best practices distilled from Georgia’s most successful 
Better Hometown and Main Street cities’ experiences and the National Trust for Historic 
Preservation Main Street Center’s minimum standards and are the basis for evaluating 
downtown revitalization programs.  
 

• Has broad-based community support for the commercial district revitalization 
process with active participation from both the public and private sectors  

• Has developed vision and mission statements relevant to community conditions 
and to the local Better Hometown / Main Street program’s organizational stage  

• Has an annual comprehensive Better Hometown / Main Street work plan based 
on the Four Point Approach 

• Possesses an historic preservation ethic  
• Has an active board of directors, committees, and volunteers utilizing the Four 

Point Approach 
• Has an operating budget with income from a variety of sources  
• Has a paid professional program manager  
• Participates in or provides on-going training for staff, board, government officials, 

and volunteers  
• Reports key statistics in a timely manner  
• Is a current member of the National Trust for Historic Preservation Main Street 

Center* 

*If an organized downtown program meets standards 1-9, the program can maintain 
designation as a Georgia Main Street/ BHT program. However, to qualify and be 
nominated as an accredited National Main Street Community, a downtown program 
must meet all 10 Standards by maintaining membership with the National Trust’s Main 
Street Center. (www.mainstreet.org)   

4.5.2 Documentation 

The local program must document the following:  
 
Standard #1: “Has broad-based community support for the commercial district 
revitalization process with active participation from both the public and private sectors” 

• Submit a list of active public and private sector partners and briefly describe 
each partner’s specific involvement with the Better Hometown/Main Street 
Program in the 12 month period.  

• Submit 3 to 5 newspaper articles and/or newsletters that provide examples of the 
public and private sectors’ participation in downtown revitalization efforts during 
the 12-month program period.  
 

Standard #2: “Has developed vision and mission statements relevant to community 
conditions and to the local Better Hometown/Main Street Program’s organizational 
stage” 

• Submit current vision and mission statements for your downtown program. 
Include the date each was adopted, who created and approved them, and 
the date they were last reviewed. These should be reviewed yearly at the first 
meeting of your program year.  
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Standard #3: “Has an annual comprehensive Better Hometown/Main Street work plan 
based on the 4-Point Approach” 

• Submit a copy of your downtown program’s work plan for each committee for 
the review period and briefly summarize accomplishments from the work plan 
based on each of the 4 Points: Organization, Design, Promotion, and Economic 
Restructuring.  

• Submit a copy of the work plan for the next 12 months if available. If the work 
plan is not yet available, list 2 or more priorities in each of the 4-Points.  
 

Standard #4: “Possesses an historic preservation ethic” 
• List any historical buildings (50+ years old) lost this year and document why they 

were lost 
• Must meet at least 3 standards for “Preservation Education” provided by 

Georgia Main Street Program  
• Must meet at least 3 standards for Preservation/Protection provided by Georgia 

Main Street Program  
• Must meet at least 3 standards for Restoration/Rehab/Compatible New 

Construction provided by Georgia Main Street Program  
 
Standard #5: “Has an active board of directors, committees and volunteers utilizing the 
4-Point Approach” 

• Submit a Better Hometown/Main Street organizational chart and indicate the 
roles of all entities (staff, local government, DDA, non-profit board, business 
association, others). � 

• Submit a current list of board members, name of business or title, and include 
contact information for each of them.  

• Submit a calendar of board meetings held in the review period. 
• Submit copies of the all minutes from review period board meetings. 

 
Standard #6: “Has an operating budget with income from a variety of sources”  

• Submit a statement of revenues and expenditures for the fiscal year relating to 
downtown by completing the template provided attaching any other related 
documentation as needed.  

 
Standard #7: “Has a paid professional program manager”  

• Submit a job description for all downtown program staff. 
• Submit updated contact information for all program staff.  
• Submit a list of all program staff and the date(s) hired.  

o  If the program manager has responsibilities in addition to managing the 
downtown program, please document that the minimum number of hours 
(as required by the Georgia Main Street/Better Hometown Program) is 
being dedicated to the downtown revitalization program. The Main Street 
Program requires a paid manager for a minimum of 40 hours per week. 
The Better Hometown Program requires a paid manager working at least 
20 hours per week.  

 
Standard #8: “Participates in or provides on-going training for staff, board, government 
officials, and volunteers”  
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• Provide a list of downtown-specific training courses, conferences and workshops 
that program participants attended in the time period from the above 
referenced recommended trainings list (including the manager, board members, 
city officials, other staff, and volunteers). Manager must attend a minimum of 
two trainings per year.  

• Submit date held and minutes from required annual board training or retreat 
(one per year).  
 

Standard #9: “Reports key statistics in a timely manner”  
• All monthly online Economic Activity Reports and the annual Program, Funding 

and Salary Survey must be certified and received by the DCA Office of 
Downtown Development by the specified deadline. 

 
Standard # 10: “Is a current member of the National Trust’s Main Street network 
membership program” 

• Submit a copy of your current National Main Street Network Membership card 
showing the expiration date, or submit proof of renewal.  

4.5.3 Program Status 

Tennille Better Hometown Program Status (as of March 1, 2010) 

Provided by: Program Manager Tennille 

Standards    Action Taken 

1.   Has broad based community support for 
the commercial district revitalization process 
with active participation from both the 
public and private sectors. 

 

As an example, the annual Tennille BBQ 
Blast, initiated by the DDA, as part of the 
path to Better Hometown status, has been 
supported, both financially and with 
volunteer hours, by approximately 160 
persons each year. 

2.  Has developed vision and mission 
statements relevant to community conditions 
and to the local Better Hometown’s 
organizational stage. 

 

This was completed by the DDA Strategic 
Planning Committee in 2008:  Tennille’s 
Downtown, embracing its history as a turn 
of the century railroad town, will become 
a vibrant center for commerce, 
connected strongly to surrounding 
residential areas, appealing not only to 
residents but to tourists and visitors as well.  
The Downtown area will be pedestrian 
friendly, with ample space for parking, 
and will feature restaurants and small 
shops indicative of strong retail trade and 
a true sense of community.   

Standards    Action Taken 
3. Has an annual comprehensive Better 
Hometown work plan based on the Four 
Point Approach 

 This is currently being developed as part of 
the Downtown Master Plan. 
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4.  Possesses an historic preservation ethic.  

Tennille has an active Historic Preservation 
Commission formed in 2006.  The 
Commercial Downtown area became a 
designated historic district in 2007.  Several 
structures are on the National Register. 

5.  Has an active board of directors, 
committees and volunteers utilization the 
Four Point Approach. 

 

DDA is active, committees are formed as 
required for specific tasks, volunteers 
participate; the Four Point Approach is 
understood. 

6.  Has an operation budget and income 
from a variety of sources.  

Budget is informal, but exists; income is 
from a variety of sources: city support, 
contributions and sales. 

7.  Has a paid professional manager.  Brunson Martin as interim manager is paid. 
8.  Participates in or provides on-going 
training for staff, board, government officials 
and volunteers. 

 
This is being completed by attendance at 
the Main Street Institute and other 
programs. 

9.  Reports key statistics in a timely manner.  Monthly reports to DCA are current. 
10.  Is a current member of the National Main 
Street network membership program?  Not yet completed (basic cost is $250 per 

year). 
Better Hometown Start-Up Community Checklist 

Community Education 
1.  Program research, including community 
visits to three ODD recommended cities.   Only completed informally; will need to be 

organized. 

2.  Educate the community on the Better 
Hometown Approach.  

DDA and HPC reports (bound with approx 
20 pages) explaining the Better Hometown 
Four Point Approach program in detail, as 
applied to Tennille, were prepared and 
available at City Hall, but received limited 
distribution due to printing costs. 

3.  Hold a stakeholder meeting to ensure 
community support.  

Tennille Strategic Plan listening session held 
March 6, 2008. Additional session should 
be held in 2010 in regard to Downtown 
Master Plan. 

4.  Build broad based community support.  This has been demonstrably 
accomplished--see Standard 1 above. 

5.  Involve key stakeholders.  This has been repeatedly attempted with 
committees, but with limited success. 

6.  Join the National Main Street Center's 
membership network.  To be completed; basic cost is $250 per 

year. 
7.  Downtown manager and one third of 
Board of Directors must attend Main Street 
Institute. 

 
Manager attended in 2009; two DDA 
directors are hoped to be attending in 
2010, at least one more in 2011. 

Board / Organization Development 
1.  Develop organizational structure based 
on the Four Point Approach.   Informally organized with limited number 

of people available. 
2.  Provide job descriptions for Board Chair 
and Board Members.  Not yet completed. 
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3.  Create Board of Directors.  DDA Board serves in that capacity as 
sponsoring organization. 

4.  Develop by-laws.  DDA has by-laws. 

5.  Establish Better Hometown boundaries. 
 

Established as the same as DDA and HPC 
boundaries. 

6.  Provide job descriptions for committee 
chairs. Not completed 

7.  Appoint committee chairs.  
Committees are special purpose and 
have chairs appointed or serving de 
facto. 

8.  Establish a volunteer base.  This is well established. 

9.  Adopt vision and mission statements.  
This was completed by the DDA Strategic 
Planning Committee in 2008; see Standard 
2 above. 

10.  Complete online Economic Activity 
Reports as established by the Georgia Better 
Hometown program. 

 These are up to date. 

Budget and Financing 

11.  Set up three year verifiable funding with 
commitments to long term funding (three 
year projection regarding source of funding / 
budget accompanied by a letter of 
commitment by funding partners). 

  Not completed 

12.  Separate downtown budget and 
accounting systems.  Not completed; perhaps impractical due 

to small scale. 
Personnel 

1.  Provide job description for downtown 
manager.   Not completed. 

2.  Post job / begin interview process / hire 
manager.  Interim manager hired by DDA. 

3.  Manager must be on board at least eight 
continuous months to be eligible for 
designation. 

 Already hired at beginning of start-up. 

4.  Manager must be in place at the time of 
program's final assessment.  Presumed to be the case. 

5.  Manager must be paid a salary consistent 
with those of other communities and 
economic professional in the region. 

 Presumed so, relative to City size. 

6.  In Better Hometown office staffed with 
more than one person, the manager must 
serve on average a minimum of 75% of time 
on downtown related tasks and duties. 

 Not applicable, but would be the case 
anyway. 

Office Environment 
1.  Insure that the office is adequately 
equipped, including email account for 
program manager 

  Completed in effect, but informally so. 

2.  Establish regular office hours.  Completed so at City Hall, but not 
dedicated office. 
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3.  Secure visible office space within 
downtown district.  Completed. 

Community's Final Checkpoint 
1.  Community meets Better Hometown 
Minimum Standards   Expected to be met. 

Work Plan Development 

1.  Create start-up work plan for to do list.   Informally completed, but in effect also 
completed on this spreadsheet. 

2.  A minimum of two items must be 
completed from work plan.  Completed. 

3.  Develop downtown building / business 
inventory with base maps and boundaries.  Completed by HPC for designated historic 

district; also part of Downtown Master Plan 

4.  Begin the process of listing the downtown 
district on the National Register of Historic 
Places and / or the process of adopting a 
local historic district with guidelines. 

 

Well and truly completed:  Tennille has an 
active Historic Preservation Commission 
formed in 2006.  The Commercial 
Downtown area became a designated 
historic district in 2007.  Several structures 
are on the National Register. 

5.  Conduct local survey assessing needs and 
wants for downtown.  Completed in 2008 at the DDA listening 

session; needs to be updated. 
State Mandated Compliance 

1.  Comply with DCA Comprehensive 
Planning Minimum Planning Standards and 
Procedures, which require maintenance of 
an up to date approved Comprehensive 
Plan and establishment of regulations 
consistent with the approved 
Comprehensive Plan. 

  Will require help with understanding this; it 
may in effect be accomplished. 

2. Comply with DCA Solid Waste 
Management Minimum Planning Standards 
and Procedures, which require each local 
government to have or be a part of an up to 
date and approved solid waste 
management plan.  

 Will require help with understanding this; it 
may in effect be accomplished. 

3.  Comply with House Bill 489 (the Service 
Delivery Strategy Law) which requires that 
each local government have a DCA verified 
Service Delivery Strategy. 

 Will require help with understanding this; it 
may in effect be accomplished. 

4.  Downtown Development Authorities:  
Comply with the Authorities Registration Act.  Completed and up to date. 

5.  Comply with OCGA 36-81-8 which 
requires local governments to provide DCA 
with a report of their services and operations. 

 Will require help with understanding this; it 
may in effect be accomplished. 

6.  Comply with OCGA 36-81-8, which 
requires each local government to annually 
submit a Report of Local Government 
Finances to the DCA. 

 Will require help with understanding this; it 
may in effect be accomplished. 
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5.1 Preliminary Recommendations 

The MURP study area lies exclusively within the boundaries of the City of Tennille and is 
made up predominantly of commercial, residential, and government/institutional 
property.  Although there is some older industrial property within the study area 
boundary, the majority of Tennille and Washington County’s basic industry sectors are 
located at facilities outside of the study area. The overall focus of Tennille’s 
redevelopment plan must be on strategies that will directly and measurably impact 
properties and residents within the study area.    

Revitalization efforts should also incorporate many different environmentally efficient 
products and methods. The tax incentives and utility cost savings from energy efficient 
practices will reduce the costs associated with redevelopment and future operations of 
the revitalized area. In consideration of the inventory of study area conditions, the 
geographic boundary and land use composition of the study area, and negative 
conditions the MURP should focus on the following goals: 

5.1.1 Promoting Commerce by Improved Pedestrian Appeal Downtown 

The study area is dominated by dilapidated conditions that deter business owners and 
consumers alike from utilizing the downtown area. The area’s layout and existing 
buildings provide an excellent opportunity for growth; however, the current conditions 
of the building façade, sidewalks, streets, lighting, and overall character dramatically 
reduce an individual’s desire to congregate in the study area.  Additional City attention 
is needed to improve the appearance of some homes and businesses. Trash hoards in 
the yard or visible from the street should be removed.  

Improving the walk ability, appearance, and amenities in the study area will create a 
more inviting place for pedestrians. New street lights, walkways, parking, and additional 
green spaces enhance the aesthetic charm of downtown Tennille. Burying or removing 
power lines along with an improved streetscape will improve the atmosphere 
downtown. 

Efforts to reduce industrial traffic in the study area are necessary to improve the 
pedestrian appeal of Tennille. Two railroad crossings in the study area create logistical 
and noise problems for consumers and business owners alike. Tennille should consider 
the closure of one of the two railroad crossings downtown. Tractor-trailer traffic 
compounds the logistical and noise problems. To reduce these disturbances, Tennille 
should designate a truck by-pass using Tennille Oconee/Matthews Roads and Highway 
15/68. Trucks should not be permitted downtown unless they are delivering downtown. 
Requiring all trucks to use either Tennille Oconee/Matthews Roads or the Highway 15/68 
overpass will improve the safety and appearance of downtown. 
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5.1.2 Make Downtown a Place Where Business Can Prosper 

Years of little or no private investment have created numerous vacant and dilapidated 
locations in the study area. The majority of these structures are historically important 
buildings. These buildings represent the tradition of Tennille and should be utilized and 
protected.  Tennille needs to create incentives to revitalize the buildings. Tax 
relief/credits for construction and employment, a streamlined business licensing 
process, and assistance with business promotion should help to attract investors.  

Investment downtown is often stifled by poorly defined property rights and current 
ownership. Several lots do not have clear boundaries, preventing these properties from 
being developed.  Other properties are rendered useless by negligent ownership. 
Tennille should immediately begin efforts to define property boundaries and select a 
course of action to prompt derelict owners into action.  

Figure 5.1 Visualization of redevelopment in Downtown Tennille 
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Continuing to support the DDA is necessary to invigorate economic conditions in 
Tennille. A welcome center and designated DDA offices are needed in the Downtown 
Study Area. A local chamber of commerce and business bureau would help businesses 
and the City create a commercially viable area. Working together these entities can 
develop marketing strategies to improve the economy in Tennille. Similar hours of 
operations, accepting credit/debit cards, improving the appearance of businesses, 
and implementing matching awnings could be used to improve consumer activity.   

As business activity grows parking may become an issue downtown, especially if 
parking is further reduced by creating a green space in the town square. New parking 
is expensive and unnecessary at this stage, but eventually parking will need to be 
expanded. To delay this eventual need, employees of downtown businesses should 
park their vehicles away from the on street parking downtown.  Side streets or the 
parking lot across from City Park would suit this purpose. Eventually, the fire department 
could be moved to create additional commercial and parking acreage, as well as 
additional park acreage.  

5.1.3 Build on Downtown Tennille’s Unique Character to Create an Inviting and 
Memorable Place 

The richest economic asset Tennille possess is the history and tradition of the community. 
The prevalence of railroads and the city’s central location provided years of economic 
prosperity.  Recent decades brought declining economic conditions to Tennille. Many 
of the historic buildings were abandoned in favor of new, cheaper buildings to reduce 
operational costs. Businesses relocated to new structures outside of Tennille, leaving 
much of downtown Tennille vacant. Other businesses were forced to close their doors 
due to declining business and/or excessive maintenance costs. Efforts to return Tennille 
to previous economic heights should focus on the heritage of Tennille. Restoration of 
the historic buildings and new construction should incorporate the heritage of the 
community. Revitalization of the downtown area should incorporate many of the 
characteristics associated with Tennille’s most prosperous times.  

Reestablishing the economic viability of Tennille requires more than streetscape and 
business incentives. Strengthening the appeal of Tennille is necessary to attract 
consumers from outside of Tennille. To help create a “buzz” regarding downtown, 
Tennille should expand community events. Weekly or monthly farmers’ markets; arts 
festivals; parades or any other event generate incentives to visit downtown. This 
increased traffic could help stimulate sales for merchants in Tennille.  

Tennille’s history and tradition should permeate the events. The farmers’ markets should 
highlight locally grown products, allowing locals and tourists alike the opportunity to 
experience middle Georgia agriculture.  Tennille should establish an arts festival, 
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allowing local and regional artists to display their works.  Ideally, the festival would have 
a railroad identity. The city could award gallery space in the new Depot museum, 
providing even more incentive for artists to participate.  

Improvements to City Park should also focus on the tradition of Tennille. Parking at the 
park is disorganized at best, therefore parking should be expanded and lines are 
necessary to increase capacity.  Lights and improved paths to downtown should be 
incorporated.  Additionally, adding an old or replica train car/locomotive to the park 
would provide playground equipment for children and serve as a reminder of the 
history of Tennille.  

Many of Tennille’s citizens have long commutes everyday to work and/or school. With 
so many citizens leaving every day, the city should seek to start a carpool network or at 
the least dedicate a parking area. Participants could meet downtown, ride share to 
work, then return in the evenings. This would save participants money and create 
additional reasons for people to come downtown. Maybe the participants will arrive 
early for breakfast or stay late for dinner. Others may have someone drop them off to 
catch the carpool, in which case some of those doing the dropping may stop for a 
meal or some quick shopping.  

 

 

 

Figure 5.2 Visualization of reinvestment in downtown 
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5.2 Goals and Objectives 

Goal #1: Improve Pedestrian Environment in Downtown Area 

Topic A: Appearance 

Issue:  Improve the appearance and conditions downtown to spark interest in the 
area 

Findings: 

• Unmaintained buildings and vacant lots deter activity 
• The structure and/or façade of many of the buildings are in disrepair 
• Overhead power lines, many of which are poorly positioned and unsightly  
• Lack of green space/ foliage downtown detracts from the town square 

appeal 
• City Park needs expansion and improvements 
• Signs are needed to identify and distinguish Tennille from Sandersville and 

Washington County  
Recommendations: 

• Streetscape  improvements 
• Seek façade grants 
• Bury or relocate power lines 
• Improve uniform street lighting  
• Improve business lighting 
• Introduce greenery to downtown area 
• Create green space around the fountain and possibly move to more 

central location of the square 
• Improve/Expand City Park facilities  
• Improve on-street parking to make pedestrians safer 
• Introduce uniform signage to Tennille including gateway/corridor signs 
• Establish guidelines for business appearances  
• Limit debris on private property that is visible from roadway 

Topic B:  Walkability  

Issue:  Improve existing footpath conditions to entice pedestrians to enjoy 
downtown’s potential  

Findings: 

• Many sidewalks are in disrepair and lack connectivity  
• Crosswalks and pedestrian right of ways are incomplete and unmarked 
• Current lighting conditions are unwelcoming and potentially unsafe 
• There are few areas to congregate (i.e. benches, green space, community 

areas) 
• Railroad crossings need designation and ADA standards 

Recommendations: 
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• Seek grants to improve pedestrian facilities (i.e., sidewalks, green spaces, 
benches,  and streetscape) 

• Establish system of cross walks and right of ways for pedestrians 
• Create path from City Park to downtown  
• Consider closure of one railroad crossing 
• Utilize on street parking to assist in calming traffic 
• Improve street and business lighting for evening consumers 

Topic C:  Divert Commercial Traffic 

Issue:  Reduce quantity and impact of nonessential commercial traffic  

Findings: 

• Tractor trailer trucks damage infrastructure and commerce 
• Auto/Pedestrian traffic hindered by constant rail traffic 
• A truck route is needed to limit commercial traffic downtown 
• Two railroad crossings downtown creates logistical and noise disturbances 
• Trucks should not be allowed to drive through downtown unless they are 

making deliveries there 
Recommendations: 

• Establish and enforce commercial truck bypass on Tennille 
Oconee/Matthews Roads and Hwy 68 

• Consider closure of one railroad crossing 
• Prevent non essential commercial traffic from driving in downtown square 

Goal #2: Make Downtown a Place Where Business Can Prosper 

Topic A:  Incentives and organizational assistance 

Issue:  Improve infrastructure and conditions to spark private investment  

Findings: 

•  Private investment downtown is extremely limited 
• Current conditions hinder private investment 
• Infrastructure shortcomings dissuade businesses from coming to Tennille 
• Tennille needs investment incentives to attract businesses 
• DDA needs additional support to promote downtown’s potential 
• Property lines and ownership rights are unclear and confusing 

Recommendations: 

• Create an Opportunity Zone 
• Dedicate office space to DDA 
• Create Welcome Center  
• Infrastructure and aesthetic improvements 
• Develop a formal inventory of all properties downtown 

Topic B:  Creating a cohesive environment downtown 
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Issue:  Coordinate businesses’ management practices to create business 
community 

Findings: 

• DDA needs further assistance to recruit businesses and residents to the area 
• Existing businesses lack coordination in operational practices 
• Downtown is comprised of completely autonomous entities rather than a 

community  
• Lack of green space and designated pedestrian right of ways reduces 

connectivity of downtown 
• Building appearances show ad hoc development rather than coordinated 

efforts 
• Parking conditions limit pedestrian traffic 
• Street addresses are unclearly defined causing misunderstandings & delays 

Recommendations: 

• Expand role/involvement of DDA  
• Seek local Chamber of Commerce,  Business Bureau, or similar 
• Coordinate hours of operation and accepted payment methods among 

businesses  
• Improve lighting standards to increase safety and accessibility at night 
• Coordinate future growth and remodeling to match desired look of Tennille 
• Establish matching awnings for businesses  
• Address on & off street parking limitations 
• Designate employee parking areas away from on street parking 
• Work to improve street identification and educate locals on street names 

Goal #3: Build on Downtown Tennille’s Unique Characteristics to create an inviting 
and Memorable Place 

Topic A:  Expand community involvement  

Issue:  Raise awareness and participation downtown to stimulate the economy  

Findings: 

• Persons not purchasing goods currently sold downtown have few reasons to 
visit 

• No welcome center or other community center exists 
• Once completed the Train Depot will need events to help sustain/grow 

visitors 
• Tennille does not utilize the city’s greatest resource, its history and tradition 
• Community efforts could make the impact of railroad traffic a positive rather 

than a negative 
• No areas downtown are designated areas for community participation   
• Few  historical markers exist to showcase Tennille’ tradition 
• Commuter nature of workforce and students is largely ignored 
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Recommendations: 

• Continue to utilize the success of the BBQ Blast and similar events to promote 
Tennille 

• Create a welcome/community center 
• Expand community events (Arts festivals, framers markets, concerts, etc) 
• Focus events on railroad or locally relevant subjects 
• Create network of historical markers highlighting Tennille 
• Designate an area for carpool parking and assist residents to promote 

carpooling 
• Improve aesthetics 

Issue:  Improve green space conditions downtown to attract visitors 

Findings: 

• Existing equipment and maintenance of City Park limits use 
• Relief station is needed at City Park 
• Parking at City Park is inefficient 
• Complete reliance on natural lighting limits the effectiveness of the park  
• Current barren paved area downtown is uninviting and unsightly  

Recommendations: 

• Improve aesthetics of City Park 
• Establish bathrooms and outdoor lighting at City Park 
• Expand and line the parking at City Park 
• Create lighted path connecting City Park and downtown 
• Create green space in the downtown square 
• Introduce new equipment to City Park 
• Seek used/replica railcar to serve as playground equipment at City Park 

 

 



Chapter 6: Implementation 
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6.1 Public Involvement 
Public involvement and participation is critical to the MURP.  Both Georgia’s Urban 
Redevelopment Act and the Better Hometown: Main Street program require the public 
notification prior to the implementation of the URP.  The plan must have “broad-based 
community support for the commercial district revitalization process with active 
participation from both the public and private sectors.” A list of all active public and 
private sector partners and a brief description of each partner’s specific involvement 
with the Better Hometown/Main Street Program in the 12 month period is required. The 
plan implementation process must also include 3 to 5 newspaper articles and/or 
newsletters that provide examples of the public and private sectors’ participation in 
downtown revitalization efforts during the 12-month program period.  

Prior to plan adoption, a public hearing is required.  Georgia’s Urban Redevelopment 
Act requires two weeks of public notification prior to the hearing. This notification should 
be in a public building and run in a local newspaper. 
 
An advisory committee is suggested. This volunteer committee should include public 
officials, business owners, and residents who have a desire to promote economic 
growth downtown. A preliminary advisory committee was formed, but was unable to 
sustain momentum. Tennille’s DDA has taken the role of advisory committee. An 
independent advisory is suggested to assist the DDA in ensuring program success.   

6.2 Implementation Plan 
Implementation will require continued effort and commitment from the City of Tennille, 
DDA, and residents.  Georgia’s URA requires a formal declaration of slum blight.   “One 
or more slum areas exist, and the rehabilitation, conservation, or redevelopment of such 
area is in the interest of the public health, safety, morals, or welfare of the residents of 
the city or county.” Although, this is an unappealing description of Tennille, the 
resolution is necessary to qualify for full funding privileges under the Urban 
Redevelopment Act and the Better Hometown Program. After the resolution is adopted 
the public hearing should be held. Following the hearing, City Council must approve a 
resolution formally adopting the URP Master Plan.   

After an approving vote from the City Council on March 8, 2010, the City of Tennille 
formally adopted a resolution of “slum and blight” for the downtown study area. 

The following chart provides a checklist to monitor progress and completion of 
recommended goals and objectives: 
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Implementation Steps for Goal 1: Improve Pedestrian Environment 

TOPIC A: Appearance 

 Task Implementing  
Agency(ies)1 Funding Source(s) Funding Requested 2010 2011 2012 2013 2014 2015 

1) 
Apply for  
TE grant for streetscape improvements in 
downtown 

GDOT/ CSRA RC TE $1,000,000 X X     

2) Establish privately funded revolving loan 
fund for façade improvements City /DDA Private $250,000 X X X    

3) Bury power lines  GA Power/ City City/County Undetermined X X X X X X 

4) Develop uniform lighting look unique to 
Tennille GDOT TE Undetermined   X X X X 

5) Educate business owners about the 
importance of lighting. City/DDA City Undetermined X X X X X X 

6) Use TE grant to add greenery downtown GDOT TE $1,000,000 X X     

 7) Improve park facilities  
(Parking, equipment upgrades, etc.) DNR DNR $250,000 X X X X X X 

8) Develop uniform signage that 
incorporates Tennille’s rail history. 

GDOT/National Parks and 
Recreation 

TE/Preserve 
America $20,000 X X X    

9) 
“Go Green” Educate Tennille residents 
on the tax and economical benefits of 
energy efficient improvements 

DDA/City/EPD/DCA/DNR/
Forestry Commission 

Various exist to 
reduce cost of 
going green 

Undetermined X X X X X X 

10) Develop nuisance property ordinance. City City Undetermined  X X    
TOPIC B: Walkability  

1) Seek TE grants to improve pedestrian 
corridors GDOT TE $1,000,000 X X X X X X 

2) Consider closing one railroad crossing City/Norfolk Southern  City/RR Undetermined     X X 

3) Calm traffic with increased on street 
parking City City general 

funds Undetermined   X X X X 

4) Improve lighting City City Undetermined X X X X X X 
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TOPIC C: Divert Commercial Traffic 

1) Work with GDOT to establish truck by-pass 
on Tennille Oconee/Mathews  GDOT/City GDOT/City Undetermined X X X    

2) Consider closing one railroad crossing  City/Norfolk Southern  City/RR Undetermined     X X 

3) Establish traffic restrictions for downtown  City City Undetermined   X X X X 

Implementation Steps for Goal 2: Make Downtown a Place where Business Can Proper 

TOPIC A: Incentives and organizational assistance 

 Task Implementing  
Agency(ies)2 Funding Source(s) Funding Required 2010 2011 2012 2013 2014 2015 

1) Create Opportunity Zone City City Undetermined X      

2) Create permanent office downtown for 
DDA City/DDA City/DDA Undetermined  X X    

3) Establish Welcome Center and Museum 
at Depot City/DDA/    GDOT TE $1,000,000  X X X   

4) Improve infrastructure and aesthetics City/DCA/GDOT TE $1,000,000 X X X X X X 

TOPIC B: Creating a cohesive environment downtown 

6) Expand DDA influence City City Undetermined X X X X X X 

7) 
Continue to utilize Washington County  
chamber of commerce to standardize 
business practices 

City City Undetermined X X X X X X 

8) Coordinate business operational 
procedures City City Undetermined X X X X X X 

9) Improve lighting City City Undetermined X X X X X X 

10) Develop growth pattern regulations City City Undetermined X X X X   

11) Establish business code for commercial 
activity City City Undetermined X X X    

12) Address street parking and employee 
parking needs City City Undetermined     X X 
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 Implementation Steps for Goal 3: Build on Downtown Tennille’s Unique Characteristics to Create an Inviting and Memorable Place  

TOPIC A: Expand community involvement 

 Task Implementing  
Agency(ies)3 

Funding Source(s) Funding Required 2010 2011 2012 2013 2014 2015 

1) 
Continue and increase community 
activities (i.e. BBQ Blast, festivals, farmers 
markets, etc.) 

City/DDA City/DDA Undetermined X X X X X X 

2) Establish Welcome Center and Museum 
at Depot City/DDA/GDOT TE $1,000,000  X X X   

3) Create historical marker network in 
Tennille 

National Park 
Services/City /GDOT 

Preserve 
America/ City/TE $250,000 X X     

4) Seek carpool network for Tennille 
commuters  City/GDOT City/GDOT Undetermined X X X X X X 

5) Improve infrastructure and aesthetics City/DCA/ GDOT TE $1,000,000 X X X X X X 

TOPIC B: Improve green space conditions downtown to attract visitors 

6) Improve infrastructure and aesthetics of 
City Park City/DCA/ GDOT TE $1,000,000 X X X X X X 

7) Build bathrooms and lighting at City Park DNR/City 
Land & Water 
Conservation 

Fund/City 
$250,000  X X X   

8) Expand and line City Park’s parking lot USDA RBEG $50,000  X X    

9) Use TE grant to add greenery downtown GDOT TE $100,000 X X     

10) Improve park facilities through Land and 
water conservation fund DNR 

DNR/Land & 
Water 

Conservation 
$100,000 X X X X X X 

11) Seek used/replica railcar for City Park 
recreational use 

City/Norfolk Southern/ 
Sandersville RR 

City/Norfolk 
Southern 
donation 

Undetermined   X X   

12) Improve road signs and educate public 
on proper addresses City/DDA City Undetermined X X     
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