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In addition to updating Covington’s Urban Redevelopment Plan (URP) adopted in 2009, this document 
will introduce a work program and identify tools to be used by the City of Covington to support economic 
development initiatives and support affordable housing. The State of Georgia Urban Redevelopment Powers 
Act (O.C.G.A. 36-61), originally adopted in 1955 and recently updated in 2016, enables local governments to 
identify redevelopment areas to unlock economic development tools for those areas. This plan will identify 
and prioritize neighborhood redevelopment initiatives for the Covington community. 

The City of Covington is located 36 miles east of Downtown Atlanta. It is a member of the Northeast Georgia 
Regional Commission (NEGRC) based out of Athens, Georgia. Though not a member of the Atlanta Regional 
Commission (ARC), it is represented on the ARC’s Transportation and Air Quality Committee (TAQC) and 
Transportation Coordinating Committee (TCC) through Newton County and the A.R.C.’s Municipal District 5.  

Covington’s land area is split by Interstate 20 into northern and southern segments. Oxford/Dried Indian 
Creek binds the northern City limits segment to the west, Highway 142 and Flat Rock Road to the north, and 
Cornish Creek to the east. The southern segment’s City limits are circular and loosely bound by the Benton 
Wood Road / Yellow River to the west, Covington By-Pass Road / Eagle Drive to the south, and the Alcovy 
River to the east. 

Most historically significant places are located in the segment located south of I-20. These include the North 
Covington, Covington Mills, Mill Village, and Covington Historic [Downtown] District(s) added to the National 
Register of Historic Places in 2000. It also includes many longstanding African-American neighborhoods 
such as Harristown, Sandhill, Clark’s Grove, and Short Street. 

Covington historically developed because of a combination of agricultural and textile-based industries and 
ease of access to industrial centers across the Southern States. This access was facilitated by the extension of 
the historic Georgia Railroad (extant rail now owned by C.S.X.) and the Central of Georgia Railroad (extant rail 
right of way now owned by Norfolk Southern), located north and northwest of Downtown, respectively. These 
systems, and later construction of U.S. Highway 278 and Interstate 20, continue to critically influence the 
City’s modern urban fabric’s experience and development.  

City leadership continues to proactively plan for strong economic growth through though housing-related 
strategies in more recent history. In 2020, Covington was again selected to participate in the Georgia Initiative 
for Community Housing (GICH). This three-year program provides technical training and expertise to help 
communities develop plans to meet local housing needs. Other actions taken include completing a Housing 
and Land Use Study and the Georgia Conservancy and Georgia Institute of Technology; completion of the 
Pace Street Corridor Streetscape Improvements, a goal set by the Highway 278 Livable Centers Initiative 
(LCI) Plan; and continued implementation of the Short Term Work Program established by the City’s 2018 
Comprehensive Plan Update. 

A review of these new plans, findings, and actions will be folded into the development of this URP Update. 
The purpose of this document is to provide Covington an action plan and strategies consistent with the goals 
and vision for its future while satisfying the requirements with O.C.G.A 36-61.

1 - PURPOSE OF PLAN 
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2.1 SETTLEMENT  
Newton County emerged as European settlers set up farms and trade posts along an important Creek trade 
route used to transport deerskin and other valuables between Augusta and the port of Savannah. Lands for 
Newton County were acquired from the Creeks through three treaties with the United States government, 
following a sustained war and bloodshed period. The first treaty signed November 1805 ceded Creek lands 
east of the Ocmulgee River; the second treaty signed January 1818 ceded Creek territory east of the Alcovy 
River (source of most county land), and the Treaty of Indian Springs signed January 1821 transferred all 
remaining Creek land between the Ocmulgee and Flint Rivers. 
 
Treaty of Indian Springs lands was distributed via a land lottery held at the end of 1821. Through this lottery, 
Joab Crutchfield and later the Fretwell family became the owner of 202.5 acres of land. The Justices of the 
Inferior Court of Newton County selected the Fretwell property on April 1822 to serve as the county seat. The 
City of Covington (originally Newtonsborough) formally incorporated on December 8, 1822. City limits were 
set at one mile in each direction from the proposed Newton County Courthouse site is presented in the 
original 1822 town plan. The courthouse was completed in 1824.

2.2. CIVIL WAR   
By 1844, a new depot servicing the Georgia Railroad extension linking Madison to Atlanta was completed. 
Rail enabled easy transport of agricultural goods to outside markets, facilitating commercial and population 
growth through the 1850s. The railroad was repurposed during the Civil War to ship gunpowder and other 
Confederate troops’ necessities on various battlefields. With the construction of a new hospital capable of 
caring for thousands of soldiers, rail access made the City a viable military target. On July 22, 1864, the Union 
Calvary entered Covington under the orders of General Kenner Garrard. As the Battle of Atlanta raged to the 
west, Covington was unprotected by Confederate troops. The Federal cavalrymen destroyed the rail and the 
hospital and took anything useful to the war effort before riding north to Oxford. For reasons unknown, many 
residential structures were left unscathed in the Floyd Street Historic District.   

2 - CITY HISTORY 

Image 1: Central of Georgia Rail Arriving in Covington circa 1900  (Courtesy: UGA Digital Archives)
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2.3 TURN OF CENTURY   
Passenger service on the Georgia Railroad resumed by the 1880s; the Covington and Oxford Street Railroad 
provided mule-drawn streetcar service to Oxford from 1888 to 1916, and the new Central of Georgia line 
reached Covington in 1894. As before, transportation investments spurred Covington’s economy. Additional 

Image 2: Mule drawn Omnibus Covington 1916  (Courtesy: 
Georgia State University)

Image 3: Filming Dukes of Hazard in Covington, 1979 
(Courtesy: New Georgia Encyclopedia)

City investments during this period include 
an electric light plant completed in 1901, a 
waterworks and sewage collection system opened 
in 1907, and streets were paved in 1925. The 
opening of Covington Mills in 1901 also brought 
in hundreds of jobs in textile production, helping 
the City ride out a malaria outbreak, agricultural 
crisis due to boll weevil infestation, and the Great 
Depression (1920-the 1930s). 

Relative economic stability spurred residential 
development west, south, and east of Downtown. 
New residential development included the 
emergence of the historic black neighborhoods 
of Harristown; home to New Hope Baptist Church, 
Sand Hill; home to Grace United Methodist 
Church, Clark’s Grove; home to Washington Street 
School and Bethlehem Baptist Church; and Short 
Street; home to St. Paul A.M.E. Church. 

These neighborhoods grew as many black residents acquired the property and set up businesses for the 
first time. However, these communities generally reflected a different development pattern than white 
neighborhoods – with smaller lots, more informal landscaping, more significant quantity of Shot Gun, 
Central Hall, Craftsman-style architecture, and a notable absence of corner stores proximity to black serving 
businesses in Downtown. 

2.4 MODERN DEVELOPMENT 
The entry of the United States in the Second World War ended two decades of depression. Covington 
experienced a post-war residential construction circa 1949 concentrated northeast and southeast of 
Downtown when the war ended. 

 In 1952, U.S. Highway 278 was constructed just 
south of the Georgia Railroad. The construction of 
278 marked a shift towards automobile-oriented 
land uses along the corridor. In the 1960s, public 
schools in Newton County integrated, Interstate 
20 was constructed, and Covington Mills closed, 
affecting approximately 450 workers. The plant 
was demolished after a buyer could not be found.  

Interstate 20 reshaped real estate market 
dynamics. In the pursuant years, Covington 
became a bedroom community for the City of 
Atlanta. However, the interstate also attracts new 
industries and facilitates access to Covington’s 
unique historic resources. The latter has helped 
fuel the City’s rise as a popular location for 
filmmaking and tourism. 
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3.1  GEORGIA CONSERVANCY HOUSING AND LAND USE STUDY (2020) 
3.1.1. Summary
Covington is expected to gain 4,000 new residents and 1,089 new 
households by 2025. Additionally, 40% of current City households are 
cost burdened, meaning they spend more than 30% of gross income on 
housing-related expenses. 

The Housing and Land Use Study (HLS) focused on understanding 
these challenges and finding strategies to address municipal housing 

supply shortfalls while improving affordability. It also focused on determining suitable locations for infill 
and multifamily housing, architectural preferences, and managing the potential impacts of housing 
redevelopment or other land-use changes along significant corridors in the City.  Areas reviewed include 
Highway 278, Highway 142, Highway 36, Jackson Highway, Turner Lake Road, Washington Street, Brown 
Bridge Road, and Cricket Frog Trail. 

The recommendations listed below aim to improve the diversity of housing sizes and types, to prioritize 
redevelopment near services and amenities essential to household needs or wants, and to expand the variety 
of housing price points and options both for owners and renters. 

3.1.2 Recommendations
• Take advantage of Town Center Mixed Use (TCM) Zones to infuse additional multifamily housing 

Downtown where and when possible. 

• Extend TCM Zones to the west of the existing TCM area towards and up to West Street, or up-zone 
that area to Neighborhood Mixed Use District (NM), Neighborhood Residential 3 District (NR-3), or 
Corridor Residential District (CR). 

• Up-zone Parcel C035000050020B00 to match the adjacent C035000050018000, arranging an 
opportunity to utilize both parcels for a potential redevelopment.

• Up-zone vacant and undeveloped parcels in Neighborhood Residential 2 District (NR-2) areas 
near Downtown, where such parcels are clearly a result of older property line patterns instead 
of standardized, newer subdivision patterns, and where these parcels may accommodate small, 
appropriately scaled multifamily development interspersed among or near single family homes. 

• Rezone parcels currently zoned Light Industrial District (M-1) along the Washington Street and 
Cricket Frog Trails (West) corridors, especially large or undeveloped parcels. Do not relocate existing 
light industrial activities if they are compatible with neighborhood or medium to high-density 
residential areas. Additionally, permit neighborhood-compatible industrial activities in mixed use 
zoning definitions. 

• Prioritize and thoroughly execute one shopping center redevelopment project that, if successful, may 
serve as a model for similar redevelopments.

• Encourage new developments to provide connections to public streets (or to multiple such streets 
where sensible) but also to facilitate lateral connections to neighboring developments. 

• Take into account adding east-west connections if development deeper southwards along Martin 
Luther King Jr. Avenue is to be encouraged. For example, connect Martin Street with Martin Luther 

3- PREVIOUS PLANS AND STUDIES
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King Ave, if possible, or search for other opportunities for east-west connection so that residential 
developments south and east of State Route 142 may be better integrated with the rest of the city. 

• Evaluate developments northwards along State Route 142 with caution, as such developments are 
relatively far from the urban core of Covington and may fundamentally redirect the future expansion 
of urban land and activity in the city, while possibly compromising existing centers. 

• Consider the feasibility of Accessory Dwelling Units (ADUs) in Neighborhood Residential (NR) 
categories. If policy is passed to allow ADUs, track their construction. 

• Merge Town Center Residential (TCR) zone with another zoning category, eliminate TCR zoning. Or, if 
the zone still has traction, evaluate where else if may be applied.

• Create incentives for small multifamily developers like waiving impact fees or relaxing stormwater 
management requirements, where and when risk of negative consequences is minimal. 

• Increase unit per acre maximums  (maximum gross density) with a look especially towards zoning 
categories intended to encourage higher density developments. 

• Reevaluate front yard requirements to allow buildings to come up to the sidewalk. 

• Permit duplexes under the condition that they are part of a mixed-housing development, where 
duplexes can constitute only a portion of the housing in the development, and where the duplexes 
are not unduly isolated from other housing types as to appear clustered together in large numbers. 

3.1.3 Strategy Assessment

Strategy 
Assessment

Review the Zoning Code and other policies to identify impediments/improve 
flexibility, promote build of infill, multifamily, and mixed-use development, 
and support east-west connectivity.

3.2   COMPREHENSIVE PLAN (2018)  
3.2.1 Summary
The adoption of a Comprehensive Plan is a requirement for local 
governments called for by the Georgia Planning Act of 1989 
with subsequent updates. Comprehensive Plans are required 
to be updated every ten years and to include an inventory and 
assessment, statement of needs and goals, and implementation 
strategy.

The previous CP was completed in 2007, developed under a since-amended set of standards for 
comprehensive planning. It was updated in 2018. As City Small Area Plans, Corridor Studies, zoning 
classifications, and future land uses are changed and updated, the CP is updated accordingly as the primary 
legal document for planning in Covington City. The CP also identifies Future Land Use Character Areas for 
the City. The most prominent are Single Family Residential (SRF) and Industrial (IND) areas, at 39% and 42% of 
total land area.  (See Table 1 for complete zoning and future land breakdown).  Character Areas are supported 
by the following policies and recommended actions.
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3.2.2 Policies
General 

• Serve residents and attract newcomers and tourists by providing quality housing, recreation, 
education, shopping, employment and transportation choices. 

• Engage Newton County Schools and other community partners to create world-class educational 
system. 

• Develop a comprehensive system of paths, trails, and on street facilities for safe, healthy, walking and 
bicycling, gathering and community development. 

• Preserve natural and cultural resources by concentrating in and around established areas. 

• Promote city to families, professionals, retirees and others

• Spur appropriate private development by focusing public investment to maximize consistency with 
stated planning priorities; utilize existing infrastructure where possible. 

• Maximize the impact of the Covington airport in marketing and economic development efforts. 

• Work with nearby communities to achieve the vision of this plan.  

Transportation  (Adopted: 2016 ARC’s Regional Transportation Plan)

• Prioritize data-supported maintenance projects over expansion projects.

• Promote transit and active transportation modes to improve access.

• Promote pedestrian-friendly policies and designs.

• Prioritize solutions that improve multimodal connectivity.

• Implement a context sensitive Complete Streets approach on roadway projects. 

• Promote the use of information technologies to foster the most efficient movement of freight.

• Preserve industrial land uses in proximity to existing freight corridors.

• Encourage the application of passenger information technologies.  

3.2.3 Recommendations
People

• Goal: Recognize ‘cultural segregation’ as threat to City. Convene cultural affairs (or similar) 
committee to address economic, racial, and geographic inequities identified by stakeholders.

• Goal: Prepare for forecasted demographic shifts. Audit services and devise plan to address the 
city’s ability to serve its growing senior population. 

• Goal: Leverage strong sense of community and citizen involvement. Designate city staff 
member(s) as community outreach and volunteerism liaison(s).

• Goal: Address concerns regarding levels of obesity and inactivity. Create ad hoc work group 
to devise plan to decrease obesity and inactivity rates and address other unhealthy community 
indicators such as food deserts. 

• Goal: Strengthen ties between local governments and community organizations.  Initiate regular 
(monthly/quarterly) collaborative meetings of non-profit organizations.  
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Land Use and Zoning

• Goal: Raise owner-occupancy and improve satisfaction with available housing. Develop plan to 
audit and improve housing stock and increase opportunities for homeownership. 

• Goal: Promote active and responsible landownership and improve housing conditions. Evaluate 
and adjust (as necessary) code enforcement to eradicate blight especially as related to absentee 
landlords and noncompliant residents. 

• Goal: Support planning and zoning code as essential tools to meet growth challenges and needs. 
Create citizen’s planning academy and/or other training opportunities that will increase community 
understanding of planning and zoning. 

• Goal: Support planning and zoning code as essential tools to meet growth challenges and needs. 
Conduct comprehensive review of zoning ordinance and adjust as necessary. 

• Goal: Enhance and implement the planning measures found in the Highway 278 LCI Study.   
Adjust US 278 Livable Centers Initiative (LCI) Study to ensure that street trees, setbacks, parking 
requirements, pedestrian friendliness, design and engineering, and other aspects of the corridor 
more closely match the attributes of the Downtown Covington. 

• Goal: Enhance and implement the planning measures found in the Highway 278 LCI Study. Work 
with newly formed Community Improvement District (CID) to extend its boundary to the Interstate 
20 interchanges that frame the corridor.  

Transportation 

• Goal: Address identified congestion areas. Develop partnership and strategy to reduce traffic 
congestion along US 278 and around the square (long-range implementation). 

• Goal: Expand Cricket Frog Trail and support multimodal mobility. Develop comprehensive, city 
wide Complete Streets and Trails Plan, including Safe Routes to Schools analysis to ensure safe travel 
for all ages across the city. 

• Goal: Expand Cricket Frog Trail and support multimodal mobility. Form partnership with Newton 
Trails to complete Cricket Frog Trail within the City Limits. 

• Goal: Expand Cricket Frog Trail and support multimodal mobility. Evaluate potential for and, if 
appropriate, devise strategy to provide public transportation.  

Natural and Cultural Resources 

• Goal: Increase open space and protect undeveloped land. Create a greenspace and parks 
acquisition program. 

• Goal: Address threats of growth and development. Study the effectiveness of existing historic 
preservation practices and other ways (existing and potential) to protect and enhance traditional 
neighborhoods; create basic, in-house strategy.  

Community Services and Facilities

• Goal: Maintain strong satisfaction with city facilities and programs. Conduct needs analysis and 
develop strategic plan for parks and recreation programming and facilities. 

• Goal: Reduce time it takes for city to act on projects. Select and implement one local project to be 
developed under the “Lighter, Quicker, Cheaper” principals of the Project for Public Spaces.  
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Economic Development 

• Goal: Promote intergovernmental coordination. Appoint collaborative working group (with 
Newton County, Georgia Piedmont Technical College, and other local groups) to create a world-class 
educational system; and, institute a standing meeting schedule. 

• Goal: Reduce Covington’s unemployment rate. Designate economic development committee and 
devise plan/strategy to address unemployment and underemployment. 

• Goal: Raise percentage of residents that work within City limits. Prepare report and needs analysis 
on incongruities between employer needs and local workforce skill. 

• Goal: Attract and retain younger residents. Develop recommendations (through ad hoc 
committee) for attracting and retaining younger residents.  

Other (* indicates carry over from former Comprehensive Plan)

• Study traffic flow, particularly regarding one-way streets, around Downtown Square. 

• Develop community wide plan for wayfinding signage. 

• Install downtown electric vehicle charging stations. 

• Institute city policy/protocols on participating in and utilizing the Atlanta Regional Commission’s 
transportation planning process. 

• Create volunteer action team to assist with emergency preparedness and response, blight 
eradication, and other community needs. 

• Implement Central Park Master Plan. 

• Work with partners to establish additional 20,000 to 300,000 square feet of warehouse space. 

• *Install 12’’ pipe (Bypass-Flat Shoals Rd)

• *Inventory and map public trees. 

• *Revise thoroughfare plan 

• *Resurface other streets on 2011 SPLOST list as funds become available. 

• *Fuel Farm and lighting system at airport.  

3.2.4 Strategy Assessment

Strategy 
Assessment

Maximize efficient use of City resources (e.g., adopted studies, volunteers, staff, 
infrastructure, and partnerships). Improve and raise visibility of services and 
investments to attract and retain residents and businesses. Improve housing 
conditions by tackling property negligence, build trails and protect natural 
resources, adopt Complete Streets Policy, and strengthen local employment 
and education.
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3.3. GEORGIA INITIATIVE FOR COMMUNITY HOUSING (2009) 
3.3.1 Summary
In 2020, Covington successfully applied for a competitive slot in the GICH 
program, in which they had previously participated in 2009. GICH is a 
three-year initiative by the Georgia Department of Community Affairs 
(DCA) that provides participating communities the technical expertise 
and training to develop and implement housing-related strategies to 
improve quality of life and economic vitality. Covington’s primary goals 
during the 2021 to 2023 Program term include encouraging investment, 
increasing affordable housing stock, and rehabilitating/replacing 
substandard housing. 

3. 4 COVINGTON URBAN REDEVELOPMENT PLAN (2009) 
3.4.1 Summary
The 2009 URP established the first framework for tackling property/
housing blight throughout the City, created the Covington 
Redevelopment Authority (CRA), designated it as the Agency responsible 
for URP implementation, and provided baseline recommendations 
to incrementally achieve the Visions and Goals laid out in the 2007 
Comprehensive Plan. Adopted during the Great Recession of 2008, this 
document was important as it made available new economic tools to 
combat emerging market instability.

Leading this effort will be a Housing Team of 19 City appointees representing a broad spectrum of including 
members from Newton County Schools, Salvation Army, Covington Development Authority, and First 
United Methodist Church. City Council has allocated an annual budget of $3000 per year to cover travel 
and lodging costs for GICH training events to support this team. This team will formulate a strategy that 
tackles the challenges of current community income disparity, low property maintenance, building energy 
inefficiency/poor condition, food deserts, and lack of mobility infrastructure. Their approach will be informed 
by concurrent planning processes, including the 2020 Housing and Land Use Study, 2021 URP Update, and 
the Covington Walks Master Plan.  

3.3.2 Strategy Assessment

Strategy 
Assessment Leverage GICH Program advantages and tools as part of URP strategy. 

3.4.2 Recommendations
Land Use and Zoning 

• Adopt Land Use Policies from Highway 278 LCI for identified URP Sub-Areas. 

• Zoning Changes. No zoning changes required due to flexibility of 2008 Zoning Code revisions.

• Maximum Densities. No changes to land use standards (e.g., dwellings per acre) required / 
necessary, but expect population density (e.g., people per square mile) to  increase as substandard 
dwellings are abandoned and mixed-use projects take their place.  
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• Relocation of Affected Residents. If taking redevelopment action related to occupied structures, the 
City Redevelopment Authority (CRA) shall follow a “No Displacement” Policy – i.e., no action until it 
has made suitable provisions for and relocated affected residents.   

Projects 

• Public and Private Investments. Make public investments in Circulation System, Public Spaces, 
Public-Private Partnerships, and Affordable Housing /Housing Rehabilitation / Land Assemblage. 
Private Investment will follow. Give senior housing special attention.

• Harristown Pedestrian Improvements. The Harristown Plan, the US 278 LCI, and 2007 
Comprehensive Plan identified circulation system projects which address safety/connectivity within 
and adjacent to the Harristown neighborhood. The CRA and Public Works/Planning Departments 
should prioritize their implementation. 

• City of Covington/Habitat for Humanity Scattered-site Rehabilitation Project. City should support 
construction of nine Habitat houses in the block bounded by Ivy, Brown, South, and Hendricks 
Streets. These will be on properties controlled by Habitat and funded with NSP-2 funds. Because the 
houses are in a historic district compliance with district design standards is required.  

• Harristown Park Seniors Affordable Housing. Proposed by 2008 Conceptual Study for Downtown 
Covington. This project is ready for redevelopment by a private real estate developer.  Will require a 
financing mix of Low-Income Housing Tax Credits and conventional construction financing. For this 
and all projects which receive public support, the City should require compliance with high quality 
design standards as condition of obtaining building permits and other approvals. 

• Dried Indian Creek Greenway and Open Space System. Proposed by 2008 Conceptual Study for 
Downtown Covington. The City should adopt a Public Open Space Plan and designate this project as 
a priority project. 

• Rails to Trails In-town Rail Segment Conversion. Proposed by the 2005 Railroad Master Plan. 
The City should adopt a Public Open Space Plan and designate this project as a priority project. 
The CRA should work collaboratively with Newton County (party leading the effort) to facilitate its 
development. 

• Downtown Civic and Conference Center. Project has been under study for some time. It is a joint 
undertaking between Covington and Newton County. The CRA should collaborate with Newton 
County (party leading effort) to facilitate its development.  

3.4.3 Strategy Assessment

Strategy 
Assessment

Continue implementation of U.S Highway 278 LCI Plan. Stakeholder insight 
necessary to gain full understanding of these historic black neighborhood 
needs and preferences. Anti-displacement and displacement mitigation 
measures missing from original URP, should be discussed as part of this 
URP Update. Guidance on Public Private Partnerships best practices may be 
helpful.
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3.5 COVINGTON US HIGHWAY 278 CORRIDOR STUDY (2006) 
3.5.1 Summary
In 2005, TSW was retained by the City of Covington and Newton County to lead 
a comprehensive  study for six miles of US 278. The study area encompassed 
1,172 acres of land, of which 72% was within Covington City limits, and 28% 
was in unincorporated Newton County. The LCI Study strives to strengthen 
the transportation and land use relationship in the Study Area by: improving 
traffic operations by focusing on more efficient and alternate means of travel; 
balancing mixed-use development with potential impacts on neighborhoods; 
and, establishing a series of pedestrian-oriented mixed-use nodes that build on 
existing nodes.   

Recommendations sought to incrementally transform US 278 from a collection of Isolated, auto-oriented 
uses which fail to capitalize on Newton County’s rich history into a series of mixed-use centers enhanced 
with regional retail. Policies and projects were categorized as follows: Community Patterns, Public Realm, 
Architecture, Historic Buildings, Land Use, Transportation, Utilities and Retail Environment. Each action item 
is tagged with an action number tied to an implementation strategy that includes costs, funding, responsible 
parties.  

3.5.2 Recommendations
Community Pattern 

Policies

• Prohibit street abandonment or closure as part of new development unless new streets are created 
with equal or greater connectivity to the existing grid. 

• Use traffic calming to minimize the impacts of cut-through traffic on neighborhoods. 

• Use existing parking lot drives along US 278 as foundations for introducing new streets / blocks. 

• Use interconnected street system in the Clark’s Grove and East Haven traditional neighborhoods as 
models for new development. 

• Encourage service alleys as part of new development to provide greater interconnectivity and reduce 
unnecessary turning movements. 

• Utilize existing large lots along US 278 to introduce new or redeveloped retail opportunities. 

• Preserve Covington’s existing small lot patterns where redevelopment is not desired.  

Projects 

1. Amend Zoning Code (O-19) to support pedestrian-oriented developments. 

Public Realm 

Policies

• Encourage use of public art in all civic projects

• Retain government offices in Downtown Covington

• Encourage small pocket parks as part of redevelopment properties larger than five acres. 
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Projects

1. Utilize Alcovy River floodplain as a park (O-9). 

2. Preserve portion of Falconwood Farms (O-17). 

3. Reclaim floodplain along Dried Indian Creek as an open space between Square to US 278. 

4. Develop a system of multi-use greenway trails through the study area. 

5. Open a children’s park (Miracle Field) between Library and Hazelbrand Road (O-8). 

6. Amend Zoning Code (O-19) to support pocket parks and plazas, not unusable greenspaces.  

Architecture and Historic Buildings

Policies

• Support preservation and rehabilitation of: 

• Historic buildings in West Street neighborhood

• Mill Village neighborhood

• Historic homes along Floyd Street

• Historic Churches and public buildings

• Historic mercantile buildings around the Square

• Prohibit EIFS (fake stucco) along street-facing facades.

• Provide buildings that define the public street, like walls that define a room, ensuring that balconies, 
porches, etc. provide articulation but do not destroy the delineation of the street. 

• Support  Historic Preservation Design Guidelines for North Covington and Historic Districts. 

• Use historic styles found in Covington as a basis for future development. 

• Ensure that buildings in commercial and mixed-use areas:

• Provide roofs that appear primarily horizontal from the street by using parapet wall et al.

• Provide continuous storefronts along the sidewalk.

• Prohibit parking between a building and the street.

• Are faced in full-depth brick. 

Projects

1. Identify buildings eligible for placement on National Register of Historic Places (O-2)

2. Provide historic Covington markers and walking tours (O-3). 

3. Amend the Zoning Code (O-19) to specify design-based requirements along US 278. 

Land Use

• Utilize a nodal framework for US 278 land use patterns. Eight centers are recommended (all nodes except 
Alcovy River Hamlet exist today):

• The Gateway Commercial District (at US 278 and I-20)
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• The Newton Plaza Mixed Use Center (around Newton Plaza)

• The Downtown Covington Town Center

• The Cost Cutter Plaza  Commercial / Office District (around Cost Cutter Plaza)

• The Floyd Street Neighborhood Center (at Floyd Street and Adams Street)

• The State Route 142/US 278 Mixed Use Village 

• The Alcovy River Hamlet (at Falconwood Farms)

• Require all new development to be pedestrian-oriented.

• Preserve stable neighborhoods and protect them from encroachment.

• Preserve civic, industrial, religious, and most single-family residential land uses.

• Recognize that some auto-oriented uses are needed on US 278 but their scale/relationship to 
Downtown must be appropriate and their form pedestrian oriented.

• Use the redevelopment of underutilized, auto oriented land uses to create opportunities for new 
housing types and thus reduce pressure to increase density in the neighborhoods.

• Use the proximity of the Square and US 278 between Elm and Pace Streets to allow for a linkage 
between Downtown and Covington and its main thoroughfare.

• Support new mixed-use developments with residential over retail in the Square, which could create a 
greater sense of ownership and revitalize the Central Business District. 

• Promote quality, owner occupied multifamily options to increase market appeal of Downtown and 
generate retail demand. 

• Consider heights of up to 3 stories in neighborhoods, up to 4 stories along US 278, up to 6 stories in 
Downtown.  

Projects

1. Preserve much of Falconwood Farms (O-7). 

2. Amend the future land use plan (O-18) to create Mixed Use land use classification. 

3. Amend the Zoning Code (O-19) to support desired land use patterns.  

Transportation: General

Policies

• Encourage higher density housing within walking distance of Downtown, retail, and potential transit 
opportunities to encourage fewer auto-related trips. 

• Support access management in public sector projects and with new development, which may 
include right-in/right-our islands, shared driveways, and curb cut consolidation. 

• Consolidate commercial curb cuts and focus access points to places in the center turn lane, as far 
as possible from active pedestrian crossings. In conjunction with curb closings, curb and gutter 
reconstruction and sidewalk construction should be considered. Potential locations for curb / 
driveway consolidation:

• North side of US 278 between Mill Street and State Route 142. 
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• South side of US 278 east of West Street, near smaller / older strip shopping center with produce 
stand at the end. 

• Newton Plaza, on north side of US 278, east of Pace Street. 

• Utilize new developments to establish a series of interconnected frontage roads along US 278. 

Projects

1. Implement pedestrian facilities (5’ landscape zone, 6’ clear zone, plant shade trees, pedestrian 
lighting, bury utilities where feasible) on Pace Street  and Elm Street (T-5, T-6). 

2. Provide pedestrian facilities  (see full list on LCI 3:24) around the Square (T-30)

3. Restripe crosswalks and add pedestrian crossing signs on US 278 and Square (T-29, T-30).

4. Implement pedestrian facilities (see full list on LCI 3:25) on US 278 (T-1, T-2, T-3, T-4). 

5. Fill in missing sidewalks and add new sidewalks in Downtown, Mill Village, Mill Street, Adams Street, 
Industrial Boulevard, Floyd Street Extension, Hazelbrand Road, SR 142, and along Alcovy Road to 
American Way  (T-7, T-8, T-9, T-10, T-11, T-12, T-13, T-14, and T-20). 

6. Amend Zoning Code (O-19) to require new sidewalks and frontage roads with redevelopment and 
minimum 5’ front yard at sidewalk level in residential areas. 

Transportation: Pedestrian

Policies

• Use wide sidewalks in the Square, which are buffered from the street by trees as model for new 
sidewalks along US 278. 

• Require access management with new development which may include right in / right out and 
shared driveways

• Provide protected pedestrian walk phase or leading phase at signalized intersections along US 278 
when signals are installed. 

• Ensure sidewalk and ramp compliance with Americans with Disabilities Act (ADA)

• Coordinate pedestrian improvements between Mill and Cook Streets with Newton County Medical 
Center’s Master Plan.  

Projects

1. Implement pedestrian facilities (5’ landscape zone, 6’ clear zone, plant shade trees, pedestrian 
lighting, bury utilities where feasible) on Pace Street  and Elm Street (T-5, T-6). 

2. Provide pedestrian facilities  (see full list on LCI 3:24) around the Square (T-30)

3. Restripe crosswalks and add pedestrian crossing signs on US 278 and Square (T-29, T-30).

4. Implement pedestrian facilities (see full list on LCI 3:25) on US 278 (T-1, T-2, T-3, T-4). 

5. Fill in missing sidewalks and add new sidewalks in Downtown, Mill Village, Mill Street, Adams Street, 
Industrial Boulevard, Floyd Street Extension, Hazelbrand Road, SR 142, and along Alcovy Road to 
American Way  (T-7, T-8, T-9, T-10, T-11, T-12, T-13, T-14, and T-20). 

6. Amend Zoning Code (O-19) to require new sidewalks and frontage roads with redevelopment and 
minimum 5’ front yard at sidewalk level in residential areas. 
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Transportation: Bicycle  

Policies

• Support the Greenway Plan established by Duany Plater-Zyberk in 2001 in “Master Plan for 
Downtown Covington”

• In conjunction with pedestrian lead ties at signalized intersections, allow cyclists to also use this lead 
time. 

• Install bicycle lanes with construction of new major roads.  

Projects

1. Provide multi-use trail as part of widening Industrial Blvd (T-39). 

2. Create multi-use trail along Dried Indian Creek, GWRR, US278 west of Emory Street, along Elm Street 
(T-36, T-38, T-41, T-35). 

3. Create multi-use trail crossing at SR 142 (T-43).

4. Create multi-use trails along US 278 from Walmart to Alcovy River and to Alcovy Green Subdivision 
via right of way south of Walmart (T-37). 

5. Create multi-use trail from Martin Street to SR 142 (T-42). 

6. Provide multi-use trail crossing under US 278 at the Alcovy River (T-40). 

Utility/Retail 

Policies

• Require new development to bury utility lines, unless economically prohibitive. 

• Encourage use of pervious asphalt, porous pavement, or similar in new or rebuilt parking lots. 

• Discourage on-street parking in the Square by employees

• Avoid the development of fast food, gas stations, storage facilities, auto parts stores between Emory 
and Mill Streets, which lessen the ability of Covington to support high end retail. 

• Capture retail demand present in the through traffic on US 278 with unique retail opportunities. 

• Encourage residential development in centers, which would provide retail support. 

• Recruit a diverse mix of specialty and higher-end retail and service stores, including restaurants, 
markets, and home improvement stores.  

Projects

1. Extend a 24-inch water main from the I-20 exit ramp at Turner Lake Road along US 278 to Alcovy 
Road, and then north along Alcovy Road to Cornish Creek Water Treatment Facility, which draws 
water from the Lake Varner reservoir (O-13). 

2. Install directional signage at key intersections to capture customers on US 278 (O-4). 

3. Create a Welcome Center at the proposed trail head on the south side of US 278 between Robinson 
and Emory Streets at the 0.72-acre property located at 4132 US 278 (O-5). 

4. Study renaming US 278 to give corridor a more meaningful identity. 
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Strategy 
Assessment

Approaches should protect the stable neighborhoods from encroachment;  
preserve street grid and small block patterns as feasible; increase park, trails, 
and green space; require new projects to be pedestrian oriented; enrich the 
public realm and streetscape; encourage interparcel connectivity and redirect 
redevelopment towards strategic tracts along US 278; strengthen independent 
and specialty retail and business opportunities; allow live-work units and other 
context sensitive infill in Downtown; ensure adequate infrastructure for long-
term growth. 

5. Amend Zoning Code to remove requirement of 50 seats for beer/wine sales, which discourage small 
independent businesses around the Square. 

6. Create a CID and a TAD along US 278 and SR 142 (O-16, O-17). 

3.5.3 Strategy Assessment



18

4 - EXISTING CONDITIONS  

4.1 DEMOGRAPHICS AND SOCIOECONOMICS

Figure 1:  Population by Age Range, 2019 (Source: ACS 5-Year)

Figure 2: Race and Ethnicity, 2019  (Source: ACS 5-Year)

4.1.1 Age 
Figure 1 shows that Covington’s population has a median age of 31 years, which slightly younger than median 
age for the Atlanta metropolitan statistical area of 36 years.  Census data also shows that 27.7% of  Covington 
residents are below the age of 18; 57.7% of residents are between 19 to 64; and, 14.6% are aged 65 or older. 
This means Covington has 3% more children, 5.7% fewer working age, and 2.7% more seniors than the 
surrounding Atlanta - Sandy Springs - Alpharetta Metropolitan Statistical Area. Monitoring changes in the 
population of children and seniors is important because historically these groups are more likely to be found 
living in poverty conditions.  

4.1.2 Growth and Race
Covington population grew by a steady rate of 8% since 2014, which is slighter faster than State of Georgia 
average of 6%, but slower than Newton County’s growth rate of 11% for the same time period.  Figure 2 shows 
that Covington remains a majority minority community. Its black population is the largest racial group at 46% 
of total population, and non-Hispanic whites are second largest racial group at 44% population. The reverse is 
true in Newton County at large. 
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Figure 3: Median Household Income, 2019  (Source: ACS 5-Year)

4.1.3 Income and Earnings   
In 2019-inflation adjusted dollars, 
Covington’s median household income is 
an estimated $28,471 lower than the Atlanta 
MSA. Additionally, its  per capita income is 
an estimated $12,429 lower, and the poverty 
is more than double the Atlanta MSA 
average of 12%. Most individuals identified 
as living in poverty within Covington are 
children (49.7%), followed by Seniors aged 
65 and older (14.3%). 

An important consideration for housing 
affordability, most Covington households 
earn below $49,000 gross income per 
year. Lower earnings correlate to higher 
percentages of the population meeting 
the U.S. Housing of Urban Development 

Figure 4: Household Types, 2019 (Source: ACS 5-Year)

4.1.5 Household Types 
Most households in Covington are primarily female 
householders; the second largest groups are 
married couples. Of 5,094 housing units identified 
in the City, 42% are owner occupied and 58% are 
renter occupied, a reverse in the trend seen at the 
County level. Promoting homeownership is among 
the key goals identified in Covington’s GICH 2021 
application. The City’s high residential occupancy 
rate indicates a risk that reducing housing supply 
without plans for replacement of removed units 
could raise rental rates or entry-level purchase 
prices for those seeking to become first time 
homeowners.

(HUD) metrics for being cost-burdened by housing expenses. Indeed, preliminary findings by the Georgia 
Conservancy’s House and Land Use Study state that 40% of City residents are believed to spend more than 
30% of their gross household incomes on housing costs.  Median rent per month in Covington is presently 
$829, compared to $1,010 median rent in Newton County. 
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4.2 TRANSPORTATION  
4.2.1 Street and Infrastructure
Covington offers unique and strategic access to Atlanta and Augusta via Interstate 20, to Conyers and 
Rutledge via U.S. Highway 278, to Oxford via Georgia State Route 81, and to Newton, Jasper, and Putnam 
Counties via Georgia State Route 142. The construction of U.S Highway 278 just south of the Georgia Railroad 
(now CSX line) in 1952 and extension of Interstate 20 through Covington in the mid-1960’s greatly impacted 
Covington’s modern built environment. U.S. 278 now serves as a definite barrier between the majority of the 
town on its south side and the historic North Covington District and Covington Mills District to the northwest 
and northeast, respectively. Commercial development along the corridor competes with nearby downtown 
businesses. 

Image 4: US 278 Community Improvement District Master Plan, 2019 (Source: Thomas & Hutton)
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Principal Arterial (Red)

• US-278 
between I-20 
and SR 142 

• SR 142 north to 
I-20 

• State Route 36

Minor Arterial  (Green)

• US 278 from SR 
142 to Eastern 
City Limit. 

• SR 142 past I-20.   

• SR 81

• Alcovy Road

• Pace Street

• Elm Street NE

• Floyd Street

• Clark Street

• Church Street

• Monticello 
Street

Major Collector  (Purple)

• Emory Street 
south of SR 81

• Conyers Street

• Elm Street 

• Mill Street

• Herring Street 
between SR 81 
and Alcovy Rd

• Newton Drive

• Williams Street

Minor Collector (Orange)

• Alcovy Road 
north of I-20

Local Roads (Grey)

• All others

4.2.2 Functional Road Classifications 
The Georgia Department classifies Covington Roadways as follows:

Image 5: GDOT Functional Roadway Classifications, 2020 (Source: GDOT)
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 4.2.3 Public Transit 
Neither Covington nor Newton County offer public mass transit services. Express Regional Bus service along 
I-20 is provided by the Georgia Regional Transportation Authority (GRTA) stops west of Newton County at 
park-and-ride facilities in West Conyers and East Conyers in Rockdale County. From these lots, passengers 
can take the GRTA Xpress Bus Routes 423 to Midtown or 426 to Downtown Atlanta. GDOT maintains a park-
and-ride facility in Covington supporting ridesharing activities. The facility has 107 parking spaces, is lighted, 
but offers no shelter. It is primarily accessible from the I-20 westbound off ramp to US 278. Vehicles can 
access the facility by crossing three lanes of off-ramp traffic. 

Longer term, there is a possibility that Covington may one day be again connected to the greater Atlanta 
region by rail.  The Atlanta Region’s Plan, the ARC’s long-range plan, includes $10.9 billion for potential transit 
expansion projects through 2050. In addition, the ARC  Regional Transit Committee (RTC) is focused on 
guiding the implementation of Concept 3, the long-range transit vision for the Atlanta vision, includes the 
expansion of commuter rail to Covington. Passenger rail in City limits would have historic precedent (see: 
Georgia Railroad, now CSX line, in 1800’s). 

Image 6:  Atlanta Regional Commission Concept 3, 2018 (Source: ARC 2018 Regional Transit Plan)
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4.2.4 Pedestrian and Bicycle Facilities
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Image 8:  Cricket Frog Trail (Source Rail to Trails)

Image 9:  Eastside Trail (Source Rail to Trails)

Image 7:   Covington Trail Map  (Source: City of Covington)

The map  above shows bicycle trail inventory for the City of Covington. The redlines denote the unpaved 
areas. The blocks that are green are paved.  

Presently, the pedestrian network in Covington is fragmented. 
Complete sidewalks can be found on Canton Trail NW, Geiger 
Street, and around the historic square on Clark, Usher, and 
Washington Streets. Partial sidewalks can be found on Pace Street, 
Mill Street, and Newton Drive. However, sidewalks are virtually non-
existent in neighborhoods north of US 278 and east of Mill Street. 

Residents who participated in the 2018 Comprehensive Plan 
noted the challenges of moving east/west throughout the 
community. The auto-centric character, 1000+ foot long blocks, 
and poor intersection design at select US 278 intersections also 
hinder north/south mobility.  The lack of sidewalks or provision 
of sidewalks which lack a protective buffer of curbing, trees, or 
landscape zones can play into the feelings of low safety expressed 
by stakeholders. 

During the Covid-19 pandemic, more people across the United 
States, of all levels of ability discovered the recreational value and 
utility of bicycling.
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4.3 Parks and Open Space 
Presently Covington is home to City Pond Park (13501 City Pond Road), Chimney Park (8201 Hazelbrand 
Rd), Covington Square (2101 Washington Street SW), Turner Lake Park (6185 Turner Lake Rd NW), and the 
Georgia Wildlife Federation (11600 Hazelbrand Rd NE). Three rivers and lakes also offer fishing and boating 
opportunities nearby. It also is home to The Oaks Golf Course and the Ashton Hills Golf Club. 

During the 2018 Comprehensive Plan update, residents expressed a desire to increase open space and 
protect undeveloped land throughout the community. Consequently, more than 350 acres of land were set 
aside for Parks/Conservation/Open Space in the Future Land Use Map. Additionally, in December 2020, the 
City released a request for proposals to craft a Master Plan for ‘Central Park.’ The park is envisioned as an 
amenity-rich 210 acre park in Covington’s heart that will serve as a destination point and connect 11 or more 
neighborhoods. 

Plan development will require an involved public engagement process and National Recreation and Park 
Association Standards to identify recreational programming and facility gaps and needs for the City. 
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Park Name:
1) Turner Lake
2) Blackwell Street
3) Spillers Park
4) Central Park
5) Trestle
6) Eternal Flame
7) Williams Street Park
8) Academy Springs
9) Legion Field
10) City Pond Park (off map)
11) Covington Mill
12) Martin Street
13) Adams Street
14) Chimney Park
15) Eastside Trail

City Parks and Trails

Image 10: Covington Parks and Trails  (Source: City of Covington)
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4.4 Urban Design and Historic Resources
Unusual in the Atlanta metropolitan area, Covington offers a large and varied collection of historic homes, 
districts, and landmarks. The North Covington District, Covington Mills, Millage Village District, and 
Downtown Covington Historic District contained the greatest concentration of structural assets and were 
added to the National Register of Historic Places 2000.  

However, outside the historic areas, much of the public realm lacks cohesiveness, particularly along U.S. 278. 
Streets become plagued by narrow or non-existent sidewalks, overhead utilities, limited access between 
businesses, larger lots, longer blocks, buildings that do not engage with the street, nondescript architecture, 
and a lack of street trees. Provided open space is often in the form of berms, parking landscaped islands, and 
buffers that separate uses or provide greenery but which is not usable. 

Connecting parks with greenways, creating a more extensive open space network, preserving historic district 
high design standards for site design and architecture, amending the zoning codes to support smaller blocks 
and lot sizes, or implementing streetscape projects to enhance the pedestrian experience could serve to 
strengthen the public realm and sense of place.  
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5 - URBAN REDEVELOPMENT LAW  

5.1 URBAN REDEVELOPMENT LAW 
The state of Georgia Redevelopment Powers Act enables local governments to identify “pockets of blight” 
throughout the community and to unlock economic development tools for these areas. As of 2020, the State 
of Georgia defines a “Pocket of blight” as: 

“An area which by reason of the presence of a substantial number of 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; having 
development impaired by airport or transportation noise or 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) 

This law allows local municipalities to undertake specific actions to improve the “public health, safety, morals 
or welfare” of a specifically designated and qualifying area. For the City of Covington to be able to enact these 
State provided powers the City Council must make an official declaration that a particular area is qualified 
to be designated a “Redevelopment Area” per the criteria outlined in O.C.G.A. § 36-44-3 (7). Other criteria not 
listed above includes:  

• Evidence of pervasive poverty, defined as being greater than 10 percent of the population in the area 
as determined by current data from the United States Bureau of the Census, and an unemployment 
rate that is 10 percent higher than the state average;

• The presence of a substantial number of structures or buildings that are 40 years old or older and 
have no historic significance;

• High commercial or residential vacancies compared to the political subdivision as a whole;

• The predominance of structures or buildings of relatively low value compared to the value of 
structures or buildings in the surrounding vicinity or significantly slower growth in the property tax 
digest than is occurring in the political subdivision as a whole;

• Declining or stagnant rents or sales prices compared to the political subdivision as a whole;

•  A shortage of safe, decent housing that is not substandard and that is affordable for persons of low 
and moderate income; or

• Deteriorating or inadequate utility, transportation, or transit infrastructure either at present or 
following redevelopment.
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5.2 BOUNDARIES OF URBAN REDEVELOPMENT AREA AND OPPORTUNITY ZONE 
The existing Urban Redevelopment Area (URA) follows commercial corridors and residential districts that 
with most redevelopment needs in the City (Map 1). The original URA boundary is bounded by I-20 and the 
old CSX Rail right-of-way to the North; the intersection of U.S. 278 and the limit of the City of Covington to 
the East; the intersection of Turner Lake Road and the I-20 interchange to the West; and, the intersection of 
Collins Street SW and Monticello Street to the South. With the consideration of additional Code Enforcement 
incident data, the City also included the Geiger Street Sub-Area, located adjacent the City of Oxford. In total, 
the URA is comprised of 14 sub-areas: Geiger Street, North Covington, Covington Mills, Highway 278 Corridor, 
Short Street, Emory Street, Fowler Street, Green Acres,  Nelson Heights, Highway 36 Corridor, Sandhill, Texas 
Alley, Harristown, and Washington Street. 

Map 1:  Existing Urban Redevelopment Area  (Source: 2009 Urban Redevelopment Plan)

By contrast, the proposed 2021 URA Boundary concentrates redevelopment efforts along commercial and 
industrial areas, adjacent strategic roadways and corridors. The most notable change proposed by 2021 URA 
is the inclusion of large swaths of land zoned Heavy Industrial or Light Industrial located north of U.S. 278 
and the inclusion of commercial tracts adjacent the I-20 Access Road and west of Washington Street.  Like 
the 2009 State Opportunity Zone (OZ), the updated 2021 State Opportunity Zone overlaps with the new URA 
boundary. Proposed OZ limits were determined through an intense vetting process that included review of 
geographic concentrations of poverty and unemployment; site inspections of reported blighted conditions; 
stakeholder feedback received through the public hearing process; and, application of Georgia Department 
of Community Affairs guiding policies for determining these boundaries. The result are two maps which 
illustrate a deliberate and focused target area, where redevelopment is necessary and applications of tools 
and public-private partnerships will have maximum effect.  
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To produce the revised boundaries, the City was guided by the criteria authorized by O.C.G.A 36-61-1 et seq. To 
that end, there are four criteria that allow for the designation of Qualified Census Block Groups and specific 
parcels that are eligible for inclusion in the Redevelopment Areas: Areas Displaying Pervasive Poverty, 
Underdevelopment, General Distress, and Blight. 

For Areas Displaying Pervasive Poverty it is necessary to demonstrate that the eligible block groups have 
populations with a level of poverty that is 15% or greater. Adjacent block groups are also eligible. [O.C.G.A. 110-
24-1-.01(5)(1)] 

In order to demonstrate that an area is eligible under the Underdevelopment criteria, a municipality 
must demonstrate lower than average development activities, business license fees, building permits, or 
development fees. It is also required that a higher than average vacancy rates be present. Areas that can 
be designated as representing General Distress if it can be shown that they have higher than average 
unemployment; an incidence of higher crime or code enforcement; higher than average abandoned, 
deteriorated, or dilapidated structures; and/or substantial population decline. [O.C.G.A. 110-24-1-.03(4)(b)]

To qualify under the Blight criteria, an area must qualify as either a Slum Area following, O.C.G.A. 36-61-
2 (20), or a redevelopment Area, per O.C.G.A. 36-44-3 (7). The definition for a Slum area was previously 
provided in the Introduction. The definition for a Redevelopment Area would be the presence of blighted or 
distressed area, as defined by measurement 10% Poverty and unemployment rate 10% above the average. A 
Redevelopment Area could also be defined as a Deteriorating Area, indicating the presence or a substantial 
number of structures that are 40 years old or older. The City of Covington has utilized three of the four 
preceding criteria for the calculation of the revised URA boundaries – Areas Displaying Pervasive Poverty, 
General Distress, and Blight. The specific calculations and rationale are described in the following process 
maps.
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Map 2: Proposed Urban Redevelopment Area 

URA Boundary

City Limits
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Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community
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2019  POVERTY LEVELS BY BLOCK GROUP
Five-year estimate American Community Surveys (ACS) data from 2019 was used to map poverty levels in 
Covington by Block Group. This metric is used to identify Areas Displaying Pervasive Poverty as defined in 
[O.C.G.A. 110-24-1-.01(5)(1)].  

The City average poverty rate is 29%, greater that of Newton County (11.2%) and the state of Georgia (13.3%). 
Map 3 identifies those Block Groups with 15% or greater poverty levels in red and parcels that have poverty 
levels over 10% and under 15% in orange. 

The analysis identified that all of Covington’s Block Groups, except Block Group(s) 1003.02 and 1005.22, 
meet these criteria. Eligible tracts concurrently selected for inclusion in the Opportunity Zone boundary are 
located: 

• At the intersection of Highway 278 and Highway 81 or just south of the intersection, towards the City’s 
historic Downtown; 

Map 4: Poverty Level by Block Groups

• Along US 278 between I-20 interchange to the 
west and Martin’s Crossing Shopping Center / 
city limit to the East; 

• Along Washington Street between Turner 
Lake Drive and Downtown

The City’s Code Enforcement data indicate these older 
structures are primarily located in the contracted 
boundaries of the Short Street/ Emory Street Sub-
Area. 
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5.4 UNEMPLOYMENT BY BLOCK GROUP
To identify General Distress and areas of higher than average unemployment as defined in [O.C.G.A. 110-24-
1-.03(4)(b)], five-year estimate American Community Surveys (ACS) data from 2019 was collected by Block 
Group. The unemployment rate in Covington was 4.1% as of July 2019. There were six (6) Block Groups that 
have higher unemployment rates than the municipal average, Census Group 1003.03 recording the highest 
at 19.9%. Map 4 separates the Block Groups that are above the City average (in red) with those that are below 
the average (in light yellow)

Covington’s unemployment rate has historically been higher than Newton County. Per Census Data, City 
unemployment was 5.4% in October 2018. Black Covington workers, however, appear to suffer greater rates of 
unemployment than all other racial groups (e.g., 12% for same time period).  

In general, Covid-19 has worsened unemployment rate.  Across the United States, smaller businesses more 
reliant on in-person foot traffic and industries deemed non-essential such as gyms, restaurants, hospitality, 
travel, and retail have either closed or limited their scope of operations. We expect that data released in 2021 
and 2022 by the Bureau of Labor Statistics and others will reflect severe impacts for the City and surrounding 
areas. Most recent data published by the Georgia Department of Labor (see Figure X) that Newton County 
suffered a 12% spike in April 2020, then steadily declined. It is probable that Covington’s unemployment rates 
followed this trend.

Map 5: Unemployment by Block Groups
Figure 5: Newton County Unemployment, 2019 -2020 
(Source: Georgia Dept. of Labor)

Newton County
Unemployment Rate (UR)

5.4%
City UR, 2018

For Black, alone: 12.6%

Source: U.S. Bureau of Labor Statistics, *Georgia Department of Labor
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5.5 BLIGHT INCIDENTS 
The final factor for consideration would be parcels which recorded code enforcement incidents. The enabling 
legislation requires an assessment of code enforcement incidents for the past three years (between 2019 and 
2021). High incidence of code compliance issues ostensibly confirms the presence of deteriorating conditions. 

Over-representation of incidents satisfies the conditions to define General Distress and Blight as defined by 
O.C.G.A. 110-24-1-.03(4)(b) and 36-44- 3(7)(b). As seen in Image 16, code enforcement incidents are generally 
dispersed throughout the City. However, there are definable clusters in residential pockets along the West 
Street, underutilized tracts along Highway 81, in the Highway 278 Sub-Area along Old Atlanta Highway, 
Herring Street, and Wheat Street.

Focusing on parcels that create a disproportionate share of code compliance issues can induce a measurable 
positive impact on economic activity. Identified locations also mirrors stakeholder feedback issued 
requesting stronger code enforcement in the neighborhoods located west of the Downtown District or 
gateway areas leading to Downtown. 

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community
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6.1 OUTREACH METHODOLOGY
Public outreach is critical to understanding a community’s strengths, weaknesses, and opportunities. 
The consultant team used the following methods to gather input from City Departments and identified 
stakeholders:

• An online survey to identify areas of desired improvement and to measure satisfaction with public 
safety, quality of life, and transportation options;   

• Stakeholder Interviews;  

• Visioning Workshop; and,  

• Public meetings. 

6.2 ONLINE SURVEY 
An online survey was hosted through PollEverywhere, an online survey tool. The survey went live on 
December 18, 2020 and closed on January 21, 2021. The 21-question survey received 91 visitors. See Appendix 
for full list of questions. Approximately 69 percent of respondents self-reported as living in Covington and 
24 percent as living in Newton County but not Covington specifically. Most respondents (65 percent) also 
reported they had lived at their primary residence for more than 10 years, followed by a smaller group (21 
percent) who had a tenure of one to five years. This suggests the following pages reflect the opinions and 
preferences of long-time City or County residents, rather than new arrivals. 

The survey asked each person to write in the reason they lived at their primary residence; to identify the 
general area where they worked; to write in the place they most visited before and during the pandemic; to 
identify those places they felt needed the most attention; and to identify places which functioned as center 
of community life. The survey was available only in English. 

Respondents were given the option to write in their vision for the community in the future; ideas for 
improving quality of life of seniors and children; and how to make the business environment more attractive 
to investors. The info graphics on the following pages illustrate the survey results. 

6 - PUBLIC PARTICIPATION  

Live in the City of Covington

64
Work in Covington

40
Priority Areas:

•  US 278
•  Washington Street
•  West-side of City
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The size of the words on the word clouds represents how frequently that word was written relative to the 
others.

What did stakeholders have to say about community life and redevelopment? 
The Square remains the heart of community life and is the Covington’s most marketable asset. Other 
strengths include the City’s small-town feel, safety, and use as a filming location. Respondents want to see an 
improvement in transportation options, affordable housing, and entertainment/business offerings. Affordable 
housing is considered a critical need, but this may be at odds with a wish to increase homeownership. 
Opposition to rental housing is voiced primarily as opposition to apartments – the public may be open to 
rental townhomes or other missing middle housing types designed at a smaller scale. For this plan to be 
considered a success, respondents seek a fiscally feasible plan that identifies key sites for redevelopment. 
People also expressed a need to clean up trash in areas outside Downtown and to address educational 
inequities in the public-school system. Continued investment in parks and trails is supported. 
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6.3 STAKEHOLDER INTERVIEWS 
The City assembled a group of City staff members, educators, and representatives of local and regional 
organizations, business owners, and residents to serve on the Stakeholder Committee.  The responsibilities of 
this Committee were to:

• Represent their organizational interests; 

• Provide insight on experience of life in Covington, its history and neighborhood dynamics;  

• Serve as sounding board for proposed projects and implementation strategies; 

• Review and issue feedback on the URP Report drafts once released; and, 

• Help spread the word about the need for community review of URP Report prior to the item being 
forwarded to City Council for a vote.  

The Stakeholder committee met four times throughout the public outreach process, usually during a 
weekday at midday. At meetings, the Stakeholder Committee usually heard a presentation and were given 
an opportunity to ask questions and comment on new ideas or strategies. Members contributed to the 
update of Urban Redevelopment Area reducing it from 13 Sub-Areas to 7 Sub-Areas. They also informed the 
geographic boundaries for Opportunity Zone maps and the vision for the updated sub-areas.  The fourth 
meeting was the only gathering held in person at Covington Airport. All others were held online using the 
Microsoft Teams video conferencing platform to uphold social distancing protocols due to Covid-19. 

6.4 SUMMARY OF MEETINGS
Meeting #1: December 18, 2020 

This was the kick-off meeting for the URP Update. Stakeholders met the consultant team, who offered a brief 
presentation summarizing existing conditions and previous planning efforts. Conversation focused on the 
emerging changes in City demographics and household composition, the impact of the Covid-19 on local 
labor market participation, and how to align the URP framework with key goals from previously adopted 
plans. The consultant team also shared the timeline for updating the City’s Urban Redevelopment Plan.   

Meeting #2: February 5, 2021

At this meeting, the consultant team introduced stakeholders to the opportunity zone criteria set by the state 
of Georgia and identified those areas which fulfilled the criteria based on most recent census block group 
data. Conversation focused on proposed changes to the 2009 Urban Redevelopment Area (URA) boundaries. 
Proposed changes to former URA boundaries included:    

• Covington Mills District: Retain only those tracts facing Wheat Street or US 278

• Fowler Street: Retain only those tracts south of Webster Street and Thelma Street 

• Sandhill: Retain only those tracts facing Highway 81 from S. Emory Street to Carroll Street 

• Texas Alley: Retain only those tracts facing Highway 81 from Carroll Street to Avery Street

• Washington Street: Include tracts located west of the road centerline. 

• Delete Geiger Street, North Covington, Harristown, Green Acres, Nelson Heights, and Highway 36 
Corridor sub-areas. 

• Include tracts located between Collins Street, Industrial Park Boulevard, and the CSX railroad -  
excluding the Settler’s Grove Subdivision  - to the U.S 278 Corridor Sub-Area.  

• Include tracts located south of US 278 centerline, between West Street and Woodhaven Drive, to the 
U.S. 278 Corridor Sub-Area. 
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• Create new sub-area which includes land bounded by Tucker Lake Road, Robinson Street, and Clark 
Street.  

The stakeholder committee issued feedback on these changes which the consultant team took back to 
refine boundaries further. 

Meeting #3:  March 26, 2021

At this meeting, stakeholders previewed refined URA and OZ maps, updated to include Code Enforcement 
incident data. Stakeholders were asked to review three different maps and select their preferred one. 
Conversation focused on the pros and cons of each. Stakeholders also shared preliminary feedback on some 
preliminary economic development strategies proposed by the consultant team. 

Visioning Workshop : April 30, 2021 

At this workshop, the consultant team worked with stakeholders to refine the future vision, land uses, and 
proposed boundaries for each new character area, i.e.,  Sub-Area(s).  This workshop also provided stakeholders 
an opportunity to review the draft of the Urban Redevelopment Plan Update before it would be advertised 
and released to the public for review and to mark up any final changes to the proposed URA and OZ 
boundaries.  

6.5 PUBLIC MEETINGS 
Covington City Council meetings provide a time for “Public Comment” at the beginning and end of each 
meeting. Meetings begin at 6:30 p.m. and are held at: Council Room, 2116 Stallings Street, Covington, Georgia, 
unless otherwise noted. The meetings are recorded and available for review on Vimeo. Public was invited to 
attend to voice their feedback on the Urban Redevelopment Plan Update at the public hearing held by City 
Council on Tuesday, May 17, 2021. 

6.6 TIMELINE 
The consultant team’s update of the Urban Redevelopment Plan consisted of six core tasks as illustrated 
below: 

Dec 2020 Jan 2021 Feb 2021 Mar 2021 Apr 2021 May 2021

Task 1:
Existing Conditions and Adopted Plan Review

Task 2:
Spatial Analysis and Property Assessment

Task 3:
Update URA and OZ Boundaries

Task 4:
Develop Implementation Strategy

Task 5:
Post Report for Public Review

Task 6:
Council Review and Adoption

Final adoption of the Urban Redevelopment Plan is anticipated to occur at the City Council meeting planned 
for Tuesday, May 17, 2021. The Redevelopment Powers Act requires at least one public hearing, whose location 
and date must be advertised in local municipal or county newspaper, prior to adoption or modification of an 
Urban Redevelopment Plan. 
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City Council may approve an URP if it finds that the policies and recommendations are consistent with the 
following: 

1. Feasible method exists for the relocation of families who will be displaced from the Urban 
Redevelopment Area in decent, safe, and sanitary dwelling accommodations within their means and 
without undue hardship to such families; 

2. The urban redevelopment plan conforms to the general plan of the municipality; 

3. The urban redevelopment plan will afford maximum opportunity, consistent with the sound needs 
of the municipality or county, as a whole, for the rehabilitation or redevelopment of the urban 
redevelopment area by private enterprise. 
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7 - CITY VISION 

7.1 CONSISTENCY WITH THE COMPREHENSIVE PLAN 
The Urban Redevelopment Plan is consistent with the City’s Comprehensive Plan of 2018. In fact, it is built 
on the principles and policies expressed through the plan development process. The Comprehensive Plan 
Short Term Work Program (2018-2022) lists various actions which recognize the existence of blight and 
underemployment in areas across the City, such as:

• “Evaluate and adjust (as necessary) code enforcement to eradicate blight, especially as related to 
absentee landlords and non-compliant residents”

• “Develop plan to audit and improve housing stock and increase opportunities for homeowner”

• “Designate economic development committee and devise plan / strategy to address unemployment 
and underemployment.” 

• “Create volunteer action team to assist with emergency preparedness and response, blight 
eradication, and other community needs.”

7.2 FUTURE LAND USE MAP 

Image 17: 2018 Future Land Use Plan (Source: 2018 Comprehensive Plan)
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7.3 CHARACTER AREAS
The Sub-Areas below build upon the update URA boundary and the Future Land Use Map in effect as of 
May 2021. Descriptions are provided only for areas where recent market changes or projects have resulted 
in a need to clarify or update the vision statement adopted in the City’s Comprehensive Plan. It is not 
intended to be inclusive of all URA areas. Properties outside of the sub-areas below should defer to the City’s 
Comprehensive Plan for details on the community’s vision for the site. 
 

Map 7:  URP Character Sub-Areas  

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community
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The URP Vision advances the idea transforming this segment of US 278 into a well-connected and walkable, 
vertical mixed-use corridor. Streetscape improvements should feature new or wider sidewalks, tree-lined 
buffers, secondary street connections and interparcel connectivity. New buildings should be oriented to face 
the corridor or primary access routes. Surface parking should be relocated towards the rear of the building, 
shielded from view, or in a parking deck. Redevelopment of Martins Crossing Shopping Center and the 
intersection at Dr. Martin Luther King Jr. Ave should be coordinated to create an Eastern Gateway into the City. 

Concentrating residential density south of the corridor is advised to maximize use of the Cricket Frog Trail, 
access to parks  (e.g., Chimney Park, Legion Field) , and to create a secondary core that reinforces the aesthetic 
of Downtown Covington. Wheat Street residential structures should be converted into offices and other 
local serving enterprises, backing up to revitalized neighborhood enterprises facing U.S. 278.  Transportation 
and intersection improvements at Highway 81, Pace Street, and Elm Street should be made to reduce risk of 
vehicular collisions with pedestrians/cyclists traveling north-south across the corridor  and to reduce vehicular 
congestion leading to and from Downtown. 

Highway 278 East Sub-Area

This area is bounded by the CSX Railroad right of way to the North, Martins 
Crossing Shopping Center/city limits  to the East, Highway 81 to the west, 
and Martins Street to the south. The future land use map designates tracts 
along Industrial Park Boulevard as Light Industrial (IND); lots east of Mill 
Street along Wheat Street as Commercial (COM) and Office Professional 
(OP); and all other areas as Mixed-Use Corridor (MXC). The existing 
character of the area is defined by technological manufacturing (e.g., 
Becton Dickinson, Hill Phoenix, and Delta Performance Products); historic 
Covington Mill residences and general neighborhood uses along Wheat 
Street; and, a blend of other auto-centric retailers and shopping centers 
(e.g., Martins Crossing Shopping Center, Newton Plaza Shopping Center) 
interspersed with civic uses in all other areas. 

Image 18: Before and After Renderings along 278
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Highway 278 West Sub-Area

This area is  bounded by I-20 and the CSX Railroad right of way to the 
North, Highway 81 to the East,  and Clark Street to the South. The future 
land use map envisions tracts north of US 278 primarily as Commercial 
(COM) tracts; the tracts off Access Road NW as Mixed Use Corridor (MXC); 
land at the intersection with Robinson Street as industrial (IND) with an 
embedded Multifamily Residential (MFR) pocket; and, the southernmost 
tract adjacent Clark Street as Mixed-Use Neighborhood (MXN) area. The 
existing character of this area is defined by big-box shopping centers 
off Access Road NW and drive through restaurants, gas stations, and 
standalone retailers along the rest of the highway. Land located behind the 
big box retailers, between Turner Lake Road and Clark Street, is in process 
of being redeveloped for housing. The Cricket Frog Trail extension traverses 
this area.
The URP Vision advances the idea of this sub-area transforming into a Western Gateway for the City with 
elevated architectural standards. Its high visibility and proximity to the interstate makes this area a good 
candidate for multi-story office or mixed-use structures (residential use optional). Care should be taken to 
create a transitional area against the single-family residences in the Short Street/ Emory Street Sub-Area. 
As one moves away from I-20, this sub-area would transition to medium density construction. Pocket parks 
would help add much needed greenspace to this area and improve sustainability. Like the U.S. 278 East 
sub-area, mobility should be encouraged along the corridor with wider sidewalks, by closing curb cuts as 
tracts redevelop, tree-lined buffers, and improved interparcel connectivity. Incentives should be considered to 
encourage existing property owners to revitalize or reduce impervious surface percentages of their big-box 
shopping centers. 

Image 19: Before and After Renderings along Turner Lake Road

Turner Lake Road Sub-Area

This area travels down Turner Lake Road and is bounded by Clark Street to the 
North, Newton County’s 155-acre Turner Lake Park to the West, and Highway 
81 (i.e., Washington Street) to the South. The future land use map re-envisions 
this area as predominantly as Mixed-Use Neighborhood (MXN) with the corner 
tract at Brown Bridge Road planned for Commercial (COM). Parcels between 
Old Brown Bridge Road and Highway 81 are set aside for Industrial (IND) uses. 
The existing character of this sub-area is defined by Clark’s Grove Community 
to the east and underutilized lots / aging retail developments along Highway 

81 to the south. The Cricket Frog Trail 
extension traverses this area.

The URP Vision advances the idea of 
transforming this triangular swath 
of land into a secondary community 
activity center with central active 
greenspace, civic uses, and access 
to the trail extension. Alternatively, 
townhomes would be an appropriate 
land use here.  Connectivity with the 
Clark’s Grove Subdivision would be 
preferred. Density increases along this 
corridor should be accompanied by 
transportation and utility (i.e., water, 
sewer, stormwater, etc.) infrastructure 
improvements. 
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Short Street / Emory Street / Fowler Street Sub-Area

This area is bounded by U.S 278 to the North, Highway 81 to the East, 
Robinson Street to the West, and Fowler Street to the South. The future 
land use envisions lots above Clark Street along West Street as Single 
Family Residential (SFR), along Highway 81 as Mixed-Use Downtown (MXD), 
and at the intersection with Bohannon and Corley Street(s) as Multifamily 
Residential (MFR). Lots below Clark Street adjacent Highway 81 classified 
Mixed-Use Corridor (MXC). This sub-area is an assembly of historic black 
neighborhoods built in the 1970’s or earlier which have a distinctive 
identity, as reflected through their architectural style, smaller lot sizes, and 
traditional street grid pattern. It is also home to various historic Churches 
and the Washington Street Community Center located at 4138 School 
Street. 

The URP vision for this sub-area seeks to preserve the area as an “in-town” single-family residential 
community that reflects Covington’s historic development patterns. Strategies for revitalization should 
include active Code Enforcement to pursue environmental violations such as junk cars, overgrown 
vegetation, and unsafe structures. The area’s proximity to Downtown increases the likelihood that it will 
experience rising property values and demands for in-fill development. Covington should take action to 
preserve existing affordable housing where feasible and to work with community organizations to help 
mitigate the risk of resident displacement. Measures to appropriately manage infill development, incentivize 
local businesses, and to support “missing  middle typologies” should be considered here. 

Washington Street Corridor Sub-Area

The existing  Washington Street (Highway 81) Corridor is comprised of 
older commercial and industrial uses. Used car lots, automotive mechanic 
shops, convenience stores, and other industrial and non-conforming 
highway commercial uses line the five-lane highway. The Washington 
Street corridor in inundated with uses that are no longer appropriate to the 
neighborhoods that have sprung up alongside them. The lack of sufficient 
and safe pedestrian infrastructure, numerous curb cuts and high-speed 
limits along the corridor require a redevelopment plan that supports 
revitalization of the neighborhoods adjacent to the highway. 

The URP Vision for this area aims to create cohesive streetscape and 
Southern Gateway into Covington’s historic downtown. North of Walker’s 
Bend Parkway, lots located west of Washington Street with direct access 

to the right of way should become neighborhood serving commercial tracts. These liner tracts should buffer 
existing residential areas from the noise and view of the road. Interparcel connections should be encouraged 
as these commercial lots redevelop, where feasible. Lots located east of Washington Street should be 
redeveloped into a medium scaled, mixed-use developments.  All new developments should either extend or 
connect to the City’s trail system and provide access to Turner Lake Park or Central Park, whichever is closest. 
South of Walker’s Bend Parkway, industrial uses the City wishes to preserve should be similarly buffered from 
view of Washington Street by commercial tracts. Wayfinding signage should be used to highlight the area’s 
amenities and access to other parts of the City.  



44

City Pond Road Sub-Area

This area is bounded by City limits to the north and west, I-20 to the south, 
and City Pond Road to the east. For most lots, Bob Williams Parkway 
functions as the primary form of access to and from City Pond Road, i.e., 
to and from the greater Covington community at large. This sub-area is 
home to a film production and editing studio, Georgia Piedmont Technical 
College, a trucking company, and other technologically advanced and light 
industrial enterprises. Ease of access to I-20, Covington’s Municipal Airport, 
City Pond Park, and Covington Town Center (under construction) provide 
many strategic advantages for long-term economic development. This 
sub-area is also directly adjacent the City of Oxford to the west. 

The URP Vision for this area recognizes the need to protect this area’s 

Image 20: Before and After Renderings along Industrial Boulevard

environmentally sensitive water resources (e.g., Dried Indian Creek and other streams or tributaries). A trail 
system along Bob Williams Parkway could provide a critical interjurisdictional connection between the City 
of Oxford and Covington Town Center and should be further explored. Preserving green and open spaces as 
build out occurs and implementing measures which support a cohesive aesthetic distinct from Covington’s 
historic core is recommended.  Several undeveloped or underdeveloped parcels offer the opportunity to 
offer regional facilities like conference centers, hotels, and filming and support services. Proposed projects 
should provide new connections to the transportation network with the addition of new streets or street 
connections for better multi-modal access in and around the character area.
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8 - IMPLEMENTATION

8.1 CITY’S VISION
Georgia’s  Urban Redevelopment Act gives cities and neighborhoods powers to redevelop blighted or 
threatened areas of the community and encourages redevelopment through public-private-partnerships. 
This section provides recommendations consistent with Covington’s 2018 Comprehensive Plan Vision and 
other key adopted plans and provides guidance to support measurable outcomes and investments in 
identified priority areas. Recommendations include a mix of low-budget and big-dollar recommendations; 
short term and long-term actions; and city-led initiatives.

This Urban Redevelopment Plan has established vision statements that serve as the framework for the 
recommendations of the plan. These statements serve as guide for decision-making, policy priorities, and 
action by the URA in support of implementation. These statements are as follows:

Build Upon Covington’s Rich History
This plan recognizes Covington’s unique standing as the seat of Newton County and its uncommon quantity 
and variety of historic resources. It recognizes the Square as the heart of community life and its importance 
as reference for Covington’s tradition of town building and architecture. 

Preserve Affordability 
Covington will continue to support housing that is affordable for all household types, ages, and incomes. 
It will also be a place that allows affordable space for growing businesses and ventures.. This includes a 
commitment to anti-displacement and displacement mitigation, support of development of missing middle 
housing, and establishment of policies and programs for perpetually affordable housing.

Support Schools
Covington will continue to support, invest in, and help ensure that its local schools are safe, accessible, in 
good structural condition, community oriented. 

Provide Connectivity and Open Spaces
Covington will be a place that advocates for more effective citywide east-west mobility with the addition of 
streets, sidewalks, trails, and open spaces, as appropriate.  The City will adopt a context-sensitive Complete 
Streets Policy and data driven approach to guide future transportation investments.

Welcome New Ideas and Approaches
Covington will welcome diversity of thought and new approaches to resolving long standing and emerging 
community challenges. It will cultivate partnerships with grassroots and non-profit organizations to better 
understand the challenges affecting daily life and human well-being in identified priority areas. 

Improve Flexibility and Communication
Covington will revisit its Zoning Code and permitting practices to improve land development and business 
licensing ease and customer experience.  It will balance incentives with higher-quality design standards that 
better engage the public realm. It will improve public communications to support procedural transparency, 
build trust, and keep residents well-informed of new City services, accomplishments, investments.
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8.2 COMMUNITY PARTNERS  
8.2.1 City Staff & Agencies 
Most public projects will be managed by the City of Covington’s staff in various departments and agencies: 

• Planning and Development 

• Economic Development

• Public Works 

• Public Safety 

• Utilities  

Some projects may require heavy use of staff time rather than use of funds. 

8.2.3 External Partners
Community partners may include non-profits, agencies outside of Covington, schools, special interest groups, 
and advocacy groups. While not every project may require their participation, care should be taken to involve 
these groups when needed to ensure a project’s success. 

These partners may include the following:

• Economic Development/NOW Covington

• Atlanta Regional Commission (ARC)

• Covington/Conyers Cycling Club (C4 Club) 

• Covington Housing Authority 

• Covington Municipal Airport

• Covington/ Newton County Chamber of Commerce

• Georgia Department of Community Affairs (DCA)

• Georgia Department of Transportation (GDOT)

• Georgia Regional Transportation Authority (GRTA)

• Georgia Conservancy 

• Emory – Oxford College, Georgia Perimeter College, Troy State, and DeKalb Tech

• Keep Newton Beautiful

• Neighborhood associations

• Newton County 

• Newton County Arts Association 

• Newton County Board of Education

• Newton Trails

• Northeast Georgia Regional Commission (NGRC)

• PATH Foundation
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• Places of Worship

• Public at Large 

• Private developers

8.3 ACTION MATRIX AND FUNDING 
In total, the Action Matrix proposes projects to be implemented over the next five years. Projects are to be 
predominantly financed via the general fund, but other sources of funding for proposed actions can include:

• Bonds. Bonds allow local governments to borrow funds for capital projects. They are typically backed 
by reliable income sources such as project taxes or repair over period of time. Interest income earned 
from municipal bonds is exempt from federal taxes. Often used for parks and open space acquisition. 

• Brownfield Redevelopment Funds. The EPA’s Brownfield Program is designed to empower states 
and communities to work together to prevent, assess, clean, and sustainably reuse brownfields. 
Funds are available include Brownfield Assessment Grants, Loan Fund Grants, Clean Up Grants, 
Multipurpose Grants, Environmental Workforce Development and Job Training, Technical Assistance 
and Research Grants. 

• Public Grants.  Usually from federal or local agencies these funds can apply towards special projects, 
studies, or transportation improvements. For example, the Historic Preservation Fund (HPF) Grant 
Program provides 60/40 matching grants to enable local governments to undertake projects that aid 
in the preservation of  historic properties. 

• Private Grants. Some private foundations provide trail grants and provide technical assistance. 
IThe Trust for Public Land also helps provide expertise on establishing land banks and financing 
mechanisms for the creation of new parks, trails, open spaces (see: TPL Conservation Finance 
Program). 

• Hotel / Motel Fund. Taxes are levied on city hotels and motels to promote tourism and facilitate 
economic vitality. 

• Impact Fees.  Fees imposed on new or proposed projects to pay for all or portion of cost of providing 
public facilities to a new development. One criticism of this method is that such fees compound the 
cost of doing business in the community; but to mitigate concerns their use could be limited to a 
specified distance within a proposed project – e.g., new park or trail. 

• Special Purpose Local Option Sales Tax (SPLOST). Used for capital projects, SPLOST funds come 
from a City portion of revenues received from a 1% dedicated sales tax following a referendum. 

• Community Development Block Grant (CDBG). Federal program commonly used to fund 
transportation and planning programs, including local matches for LCI studies or related projects. 

• Congestion Management and Air Quality (CMAQ).  Federal FAST Act transportation authorization 
provides a flexible funding source for transportation projects and programs that support the Clean 
Air Act. Funding is available to reduce congestion and improve air quality in areas that do not meet 
National Air Quality Standards. 

• Surface Transportation Block Grant Program (STBG). Program that provides flexible funding to 
preserve and improve conditions / performance on any federal right of way, bridge, or tunnel project; 
pedestrian and bicycle infrastructure; and, transit capital projects. 

• Transportation Alternatives Program (TAP). Focuses on providing safe routes for non-motorized 
travel, including on- and off- street bicycle facilities, access to public transportation and schools. 

• Local Maintenance Improvement Grants (LMIG). GDOT funding program provides local 
governments assistance for maintenance and repair of streets of the state system. Of Covington’s 
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approximately 197.4 miles of street centerline mileage, approximately 96.27 miles  of this is on local 
streets. Typically used for resurfacing projects. 

• Community Improvement Districts (CID). Self-taxing districts on commercial and industrial 
properties, broadly used in the Atlanta area to lead infrastructure enhancements, capital projects, 
and special programs to encourage economic development.

• Recreational Trails Program (RTP). Federal program to develop and maintain recreational trails and 
trail-related facilities. Proposed projects must further a goal of the Georgia Statewide Comprehensive 
Outdoor Recreational Plan (SCORP). Application window typically opens in fall.  

• Livable Centers Initiative (LCI). Federal grant disbursement program managed by ARC to improve 
transportation options through the planning and implementation of vibrant mixed-used centers 
that reduce dependency on motor vehicles.

• Community Development Assistance Program (CDAP). A program managed by ARC to support 
local governments with funding and technical assistance for project that improve quality of life.



Project ID# Project Name / Description Time Frame Responsible Parties Estimated Cost Funding Source(s) Notes

LU  01. Re-establish Urban Redevelopment Authority to enact 
powers established by State Law. Establish metrics to 
support long-term active participation of all members. 

Short ED none n/a Board responsible for 
overseeing implementation of 
the Urban Redevelopment 
Plan. 

LU  02. Conduct a Zoning Ordinance Audit, and update 
ordinances to implement plan priorities.

Short PZ $125,000* general fund

LU  03. Make Zoning Ordinance updates to strengthen site and 
building design standards.

Short PZ * general fund lot frontage and size 
requirements for walkable 
block sizes, access and 
connectivity mandates, 
parking maximums and 
reductions, landscape 

i tLU  04. Rezone select parcels to facilitate parcel assembly and 
redevelopment informed by sub-area master plans in IM 
04 (Project # IM 04 is listed below). 

Mid-term PZ, ED none n/a

LU  05. Encourage a mix of uses and variety of housing types at 
varied price points.

Short PZ * general fund density and height bonuses

LU  06. Identify locations for temporary ‘pop-up’ retail to 
encourage specialty retail/local good production. 

Short PZ, ED none n/a

LU  07. Identify opportunities to activate unused or underutilized 
sites through art installations and pop-up events.  

Short PZ, ED $5,000 general fund, CDAP

LU  08. Create new alleys, streets, and trails through 
development review process to provide greater 
neighborhood connectivity informed by street grid plan in 
TM 05. 

Ongoing PW none n/a

LU  09. Encourage adaptive reuse of older industrial buildings 
into mixed-use live-work developments through zoning 
regulations. 

Short PZ * general fund city-initiated and required in 
development regulations for 
private development 

LU  10. Protect stable neighborhoods from commercial, mixed 
use and industrial encroachment through zoning and 
targeted incentives. 

Ongoing PZ unknown general fund

LU  11. Collaborate with Covington Municipal Airport to conduct 
an aerotropolis feasibility study. Consider aerotropolis as 
a tool to promote City Pond Road Sub-Area to attract 
uses that complement the airport and leverage 
partnerships. 

Mid-term CID, ED, PZ $30,000 general fund, 
CDAP, LCI

assess economic impact of 
airport, understand barriers, 
conduct market analysis for 
future economic impacts, 
identify target industries for 1, 
3, and 5 miles from the airport

LU  12. Establish cowork space in Downton Covington. Long-term ED $200,000 general fund
LU  13. Establish GIS mapping of natural resources, streams,  

stormwater facilities, rezoning applications, and pipeline 
projects.  

Mid-term PZ, PW, CID $50,000 general fund Regularly update map (e.g., 
after public heairngs are 
heard, list outcome of case on 
the map) and promote on 
social media. 

Land Use and Zoning



Project ID# Project Name / Description Time Frame Responsible Parties Estimated Cost Funding Source(s) Notes
LU  14. Study West Side/Washington Street Corridor. Mid-term PZ $75,000 general fund, LCI develop detailed 

transportation and land use 
recommendations

LU  15. Reinforce home occupation regulations to support local
and small businesses. 

Short PZ * general fund reduce barriers for employees 
and customer contact so home 
occupations can be used as 
options for start-ups 

LU  16. Update commercial and mixed use bulk standards to 
remove expansive setbacks.

Short PZ * general fund prioritize standards that 
promote walkability

LU  17. Develop overlay district or other form-based tools to 
require architectural, spatial, and infrastructure 
improvements on private properties informed by sub-area 
plans from IM 04.

Short PZ * general fund

EV 1. Adopt Central Park Master Plan. Short PZ, ED none n/a
EV 2. Implement open space requirements and/or incentives 

from the Central Park Master Plan.
Short PZ * general fund

EV 3. Develop public space standards for furniture, landscape, 
lighting standards, and activated storefront zones.

Short PZ * general fund

EV 4. Amend zoning and development regulations to enable fee 
in lieu provisions for projects near the future 
construction of Central Park.

Short PZ * general fund

EV 5. Develop and adopt Citywide Parks and Trails Master Plan.  
Ensure plan contains budget for capital and operating 
expenses, mechanism for annual evaluation of the plan. 

Mid-term PZ, ED $125,000 general fund,CDAP, 
LCI, TAP

to be eligible for LCI, the 
scope has to be closely tied to 
land use and transportation 

EV 6. Support the extension of Cricket Frog Trail through 
entitlement and land development processes for private 
development.

Ongoing PZ none n/a GDOT administered 
Transportation Enhancement 
Program (TE) covers trail 
construction, easement 
acquisition, environmental 
mitigation.

EV 8. Support the extension of any trail connections between 
City of Oxford and City of Covington in the City Pond Sub-
Area. 

Ongoing PW none n/a GDOT administered 
Transportation Enhancement 
Program (TE) covers trail 
construction, easement 
acquisition, environmental 
mitigation.

EV 8. Develop a bicycle support services plan (bike facilities, 
end of trip amenities, and other regulatory 
requirements).

Mid-term PW $10,000 general fund, 
CDAP,  Private 
grants (e.g., People 

 EV 9. Develop a policy to install bicycle parking at City 
facilities. 

Mid-term PW $5,000 general fund estimated cost includes 
implementation of policy

EV 10. Identify and implement low cost, interim solutions to 
improve pedestrian and trail connectivity, including a 
sidewalk gap analysis/project.

Ongoing PW $100,000 general fund,CDBG, 
SPLOST

sidewalk gaps, signage, end of 
trip facilities, crosswalk 
restriping, signal timing

Environment and Open Space



Project ID# Project Name / Description Time Frame Responsible Parties Estimated Cost Funding Source(s) Notes
EV 11. Develop an operational and safety plan for the 278 

corridor to identify and prioritize projects. 
Mid-term CID, ED $50,000 general fund, LCI, 

CDAP
EV 12. Strengthen partnership and maintain regular 

communication between the Highway 278 Community 
Improvement District. Collaborate on corridor gateway, 
landscaping, planning efforts. 

Long-term ED, PZ staff time general fund Help each other promote 
corridor area successes using 
GIS maps, pdfs, newsletters, 
social media

EV 13. Develop streetscape specifications appendix that 
contains copies of manufacturer specifications of 
acceptable street lights, street furnishings, etc., in along 
the right of way where adjacent City Park. 

Short PZ staff time general fund Update zoning code to clearly 
specify desired placement or 
spacing of items. 

HS 01. Initiate a commercial property and apartment sweeps 
program to maintain quality and safety for aging housing 
by enforcing property maintenance and life safety codes.

Short CD $10,000 general fund

HS 02. Land bank program feasibility study to develop program 
that manages and supplies perpetually affordable 

Long-term HA, PZ $30,000 general fund, 
CDAP, LCI

HS 03. Develop anti-displacement program for redeveloping 
housing.

Long-term HA unknown general fund

HS 04. Enable permitting fee waivers and expedited plan 
reviews for vertical mixed use developments.

Short PZ, CD staff time general fund

HS 05. Maintain LIHTC site scoring index and share with 
applicants to ensure applicants have access to most 
accurate and competitive scoring rates.

Ongoing ED, HA, NGO staff time general fund continue to add to the list and 
coordinate with applicants

HS 06. Tear down structures that have deteriorated beyond 
repair and are tax delinquent.

Mid-term HA, CD unknown general fund

HS 07. Provide new affordable homes on properties that have 
deteriorated beyond repair and/or vacant lots.

Long-term HA unknown general fund

HS 08. Create Remodeling Guidelines for homeowners. Mid-term CD staff time general fund
HS 09. Strengthen code enforcement department by hiring 

additional officers.  Support efforts to pursue negligent 
landlords.

Short CD $3,000 annually general fund includes staff time and 
database license to track 
down problem property 
owners for enforcement; 
estimated cost does not 
include additional full time 

i l t  (FTE ) HS 10. Support Accessory Dwelling Unit construction in single 
family residential neighborhoods by developing 
supplemental regulations that explicitly allow them.

Short PZ * general fund from Housing and Land Use 
Study

HS 11. Develop tracking system for Accessory Dwelling Units 
(ADUs).

Short PZ staff time general fund from Housing and Land Use 
Study

HS 12. Develop Senior Housing land use category that 
incentivizes senior-friendly developments with 

 

Short PZ * general fund

HS 13 Promote Georgia DCA's  Georgia Dream Program that 
provides first time home buyers down payment and 
closing cost fee assistance.

Mid-term CD, ED staff time general fund Explore possibility of setting 
up a similar program at the 
City level. 

Infrastructure and Facilities

Housing and Population



Project ID# Project Name / Description Time Frame Responsible Parties Estimated Cost Funding Source(s) Notes
IF 01. Conduct smart corridor plan for Highway 278. Mid-term PZ, ED $50,000 general fund, LCI, 

CDAP
IF 02. Coordinate with GDOT CV21K smart intersection Short ED, GDOT $25,000 general fund matching funds
IF 03. Develop regulations that require support infrastructure 

for transit, shared curb space, pedestrian amenities, and 
micro-mobility.

Short PZ * general fund

IF 04. Review and Update Complete Streets Policy. Short PW staff time general fund
IF 05. Develop a "Safe Routes to School Program." Mid-term PW staff time general fund, TAP
IF 06. Install downtown electric vehicle charging stations Mid-term PW $5,000-$50,000 general fund from Comprehensive Plan

TM 01. Inventory and identify areas of recurring pedestrian and 
vehicular conflict.

Short PW none general fund

TM 02. Explore on-call Transit Bus Service for Seniors. Mid-term CID, HA, CD unknown general fund
TM 03. Amend zoning and land development regulations to 

support access management along major corridors by 
limiting curb cuts.

Short PZ * general fund

TM 04. Amend zoning and land development regulations to 
require interparcel connectivity.

Short PZ * general fund

TM 05. Undertake a street grid planning to identify alignments 
for implementing a walkable street grid.

Mid-term ED $40,000 general fund, LCI, 
CDAP

TM 06. Identify ADA compliance and develop or update audit for 
the corridor.

Short PW $20,000 general fund

TM 07. Amend Development Regulations to explicitly require 
sidewalk and streetscape construction. Modernize the 
standards. 

Short PZ * general fund

TM 08. Update Development Regulations to modernize new and 
existing street construction standards in favor of 
connectivity, regulated block size, and walkability.

Short PZ * general fund

TM 09. Explore feasibility of trail spur between Newton County 
Theme School to the Cricket Frog Trail. 

Long-term PZ staff time general fund

IM 01. Amend bond/lease metrics to set priorities for enacting 
powers to include performance measures and minimum 
investments.

Short ED staff time general fund

IM 02. Identify key parcels for acquisition for catalytic 
redevelopment through Urban Redevelopment Authority 
action.

Mid-term ED none n/a Parcels on former industrial 
lands may be eligible for EPA's 
Federal Brownfield Program 
funding. 

IM 03. Engage property owners of key parcels to understand 
short-term and long-term investment strategies.  Adjust 
project implementation priority accordingly.

Short ED staff time n/a

IM 04. Develop sub-area master plans for key redevelopment 
parcels, including those under URA control.

Mid-term ED $5,000 general fund, LCI, 
CDAP

cost per master plan

Additional Funding and Implementation Mechanisms

Transportation Systems and Sidewalks



Project ID# Project Name / Description Time Frame Responsible Parties Estimated Cost Funding Source(s) Notes
IM 05. Create development prospectus marketing materials 

detailing the City’s redevelopment vision for top 2-3 
reinvestment areas to attract investors and inform the 
community on the URA vision.  Highlight any zoning 
changes, infrastructure projects, and/or open space 
investments.

Mid-term ED $25,000 general fund

IM 06. Engage with Department of Community Affairs (DCA) to 
pursue a state enterprise zone for the full OZ boundary.

Short ED staff time general fund additional job creation 
incentive

Short 0 to 2 years
Mid-term 2 to 5 years
Long-term 5+ years
Ongoing Recurring year to year

ARC Atlanta Regional Commission
DCA Georgia Department of Community Affairs
GDOT Georgia Department of Transportation
CID Covington Community Improvement District (Hwy278)
ED Covington Economic Development Department
PW Covington Public Works Department
PZ Covington Planning and Zoning Department
HA Covington Housing Authority
NGO Non-Governmental Organization
PO Property Owner / Developer
CD City of Covington Community Development Department

* Part of the larger Zoning Ordinance Rewrite project (no 
individual cost estimate).

Responsible Parties 

Time Frame 
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LOW INCOME HOUSING TAX CREDIT PROPERTY SCORING AND MAP



LIHTC Parcels

URA Boundary

City Limits

Map 8:  LIHTC Scoring Parcels



Map 
Label

Address Parcel ID Zoning
Desirable 
Activities

Undesirable 
Activities

Community 
Transportation 

Options

Quality 
Education 

Areas*

Redevelopment 
Plan**

Stable 
Communities***

Previous 
Projects

Exceptional Public 
Housing 

Authority****

DCA Community 
Initiatives*****

Total Partial Score 
(Site-Related Portion)

A 7101 KEEGAN CT C061A00000011000 M-2 2 0 2 5 0 5 2 16
B 8005 CITY POND C061000000029000 M-1 3.5 0 3 5 0 5 2 18.5
C HARLAND DR C080000000065000 M-2 7.5 0 3 5 0 5 2 22.5
D HWY 278 C038000030007000 CM 20 1 0 5 0 4 2 32
E 6200 TURNER LAKE C062000000030A00 CM 20 1 0 5 0 4 2 32
F 704 N EMORY ST C024000070007000 CM 20 1 2 5 0 4 2 34
G 3173 MILL ST C009000150004000* NM 20 0 2 5 0 4 2 33
H 5176 HWY 278 C008000010001000 CM 20 0 0 5 0 4 2 31
I 9176 HWY 278 C081000000072D00 CM 20 0 3 5 0 5 2 35
J 9135 DR M L KING JR AVE C082000000005000 CM 13.5 0 3 5 0 5 2 28.5
K 5153 BROWN BRIDGE RD C040000020007A00 M-1 20 0 2 5 0 3 2 32
L WALNUT ST C035000050020B00 NR-2 20 0 2 5 0 3 2 32
M 7901 HWY 81 C063000000007000 NR-2 20 -4 0 2 5 0 3 2 28
N PETTY ST C029000010035000 NR-1 20 0 2 5 0 3 2 32
O 	GREENWAY DR C030000010001E00 NR-2 16.5 0 2 5 0 4 2 29.5

*Middle Ridge and Flint Hill Elementary and Flint Hill High Schools (based on 2018 scores)
**5 points to receive maximum with implementation of action items that recommend permit fee waivers; additional 2 points available based on third-party investments on adjacent sites
*** none of the census tracts score high enough to be eligible for stable communities; can only be eligible for redevelopment OR stable categories
****only one application for a public housing authority will be eligible to receive 2 points 
*****assumes successful GICH alumni applications submitted for 2020 and 2021

Low Income Housing Tax Credit Qualified Allocation Plan (QAP)
Scoring Matrix - "Other Metro Pool"
Site-related scoring criteria (not project-specific)



SURVEY RESULTS



Online Survey Questions and Top Responses  
 
On PollEverywhere we asked stakeholders the following questions  (most popular answers listed with top 
response first). Responses below were gathered between December 18, 2020 through January 05, 2021:  

• Where do you live?   
o Covington – 13 respondents 
o Newton County, but not Covington – 9 respondents 
o More than 10 miles from Newton County – 3 respondents 

 
• How long have you lived there? 

o More than 10 years – 18 respondents 
o One to Five years – 4 respondents 
o Five to 10 years – 2 respondents 
o Less than 1 year – 1 respondents 

 
• What brought you here (for Covington residents)?  

o Grew up in Covington (tie) 
o Family in the area (tie) 
o Self or spouse had job in Covington or nearby 
o Attracted by small town feel and/or property affordability 

 
• Is there any where you hesitate to visit?  

o No 
o Turner Lake Area 

 
• Where do you go most often other than home or work (Pre-Covid)? 

o The Square  
o Grocery/Retail in Covington or Conyers 

 
• Where do you go most often other than home or work (During Covid)? 

o Grocery/Retail in Covington (Kroger, Walmart) 
o The Square 
o Parks and Trails 

 
• Do you feel non-motorized transportation in the City is adequate?  

o No – 13 
o Could be improved – 6 
o Yes - 6 

 
• Identify a place / property that is of importance.  

o The Square 
o Downtown  (tie) 
o Central Park / City Parks  (tie) 



o Undeveloped and farm lands throughout Newton County 
 

• What is a place that needs attention? 
o Westside (tie) 
o Aging Retail / Vacant Spaces along US 278 (Walmart, Kmart, Chick-fil-A) (tie) 
o Washington Street and other roads on way to the Square 
o NCTS  

 
• What is a place that has the most potential? 

o Washington Street  
o Central Park  
o New development(s) Underway 

 
• Covington is the only city in the metro area that… 

o Has (unique / amazing) Downtown and Square 
o Challenging to open new business or develop property (e.g., major delays) 
o Resistant to new ways of thinking  (e.g., good ole boy network, mill town mentality) 

• Covington is the only city in Newton County that… 
o Has the components to thrive / size get things done  
o Is the economic engine of Newton County 
o Has reasonable retail options  

 
• In order for Covington to be a great place for children in the future it needs… 

o Provide better education  (tie) 
o Address educational inequity (tie) 
o Address poverty and affordable housing  
o More things to do  

 
• In order for Covington to be a great place for seniors in the future it needs… 

o Transportation options (including transit) 
o Affordable / Smaller housing types  
o Places for activities and to gather 

 
• In order for Covington to be a great place for business in the future it needs… 

o Affordable spaces and real estate 
o Improved business environment (e.g., better tax breaks, incentives) 
o Changes in local attitudes and government practices  

 
• The one thing in Covington that needs to stay the same is… 

o Small town feel (tie) 
o The Square (tie) 

 
• The one thing in Covington that needs to change is… 

o Embrace diversity and new ways of approaching problems 



o Address poverty, crime, homelessness 
o Clean up trash / litter   

 
• What would make you consider this URP a success?  

o Inclusive Process – 5 respondents 
o Catalytic Redevelopment Opportunities Identified – 4 respondents 
o Financially feasible action plan – 3 respondents 
o None of the above (write in) – 2 respondents 
o Clear policy guidance -2 respondents 
o User friendly document – 1 respondents 



SITE INSPECTION REPORT



 

  

 

 

City of Covington 

Areas of Disinvestment 

February 3, 2021 
 



 

 

 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4108 Baker St NE 

IPMC,302 Exterior Property Areas 

 

 
 
 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3215 US-278 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) – Vacant structure 

 

 

 
 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

1143 Conyers St SE 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) – Vacant structure 

 

 

 

 
 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

9162 US-278 E 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) – Vacant structure 

 

 
 
 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

7101 US-278 W 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 
 
 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

6157 US-278 W 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

6157 US-278 W 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

,  

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

7115 US-278 W 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

7115 US-278 W 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.2 Protective treatment 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

7115 US-278 W 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

6166 Adams St NE 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

6127 Wheat St NE 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 
 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

5150 Wheat St 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

5168 Wheat St 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.2 Protective treatment 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

5228 Wheat St NE 

IPMC,302 Exterior Property Areas,302.8 Motor Vehicles 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4115 US-278 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4139 Lott St 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4143 Wheat 

IPMC,302 Exterior Property Areas,302.7 Accessory Structures 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3173 US-278 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 
 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4160-4198 Guinn St  

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1.1 Unsafe Conditions 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3134 US-278 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.4 Structural Members 

 

  

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4129 Guinn St NW 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4125 Emory St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.2 Protective treatment 

 

 
 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4125 Emory St NW 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4125 Old Atlanta Hwy 

Overgrown Lot, Fence in state of disrepair 

32d5e592-a11a-402a-9f14-8f83ba69ffc9 

 

 
 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4144 W Hwy 278 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4199 Old Atlanta Hwy 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4167-4179 West St  

US IPMC,302 Exterior Property Areas,302.1 Sanitation 
 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

 Old Atlanta Hwy 

IPMC,302 Exterior Property Areas,302.8 Motor Vehicles 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

7187 Turner Lake Rd NW 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

6137 US-278 E 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

6133 US-278 E 

IPMC,302 Exterior Property Areas,302.3 Sidewalks and Driveways 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

9112 Old Atlanta Hwy 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

9126 Old Atlanta Hwy 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1.1 Unsafe Conditions 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

9165 Old Atlanta Hwy 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

9101 Robinson St 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.2 Protective treatment 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

1177  Reynolds 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

1177  Reynolds 

IPMC,302 Exterior Property Areas,302.8 Motor Vehicles 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

1109 Reynolds St SW  

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3140 West St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3152 West St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3191-3199 Corley St  

 IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3153 Corley St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3136 Corley St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3117 Corley St NW 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3117 Corley St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1.1 Unsafe Conditions 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3118 Corley St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3210 West St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3222 West St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3238 West St NW 

IPMC Defacement of Property – Graffiti 
 

 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3133 Stone Mountain St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3122 Emory St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) – Vacant structure 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4233 Robinson St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4233 Robinson St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

, 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4147 Cannon St NW 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4147 Cannon St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4109 Cannon St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4104 Gold St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4171 Briscoe St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4128-4198 Briscoe St 

 IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4155 Briscoe St NW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3119 Clark St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3100-3118 Sanford St 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3124 Thelma St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3101-3199 Thelma St  

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 
 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3151-3199 Fowler St  

US IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior 
shall remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3129 Fowler St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

3109 Fowler St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4105 Washington St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4116 Washington St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4172 Carroll St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4201 Washington St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4180 Washington St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

5180 Washington St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

, 

 



 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

6112 Washington St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

6166 Washington St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

8111 Washington St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

8160 Washington St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

4115 Washington St SW 

IPMC,302 Exterior Property Areas,302.1 Sanitation 

 

 

  



City of Covington 

Areas of Disinvestment 

February 3, 2021 

 
 

 

2185 Washington St SW 

IPMC,SECTION 304 EXTERIOR STRUCTURE,304.1 General (Exterior shall 
remain in good repair) 
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