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Rural Revitalization Zones:  A Community Tool  

 

The decline of economic vitality in rural Georgia has long been a topic of concern for the Georgia Legislature. 

In addition to the Rural Development Council’s efforts over the last three years, legislators have worked 

independently and collaboratively over the past decade to ensure a fighting chance is given to those declining 

rural downtowns. One such effort concluded with the development of the Rural Zone program through House 

Bill 73 (2017 Session). The Rural Zone program allows businesses and investors in a designated area to receive 

tax credits for certain revitalization efforts.  

 

The Essentials 
The Rural Zone program enables new and established businesses and investors to receive state income tax 

credits for qualified activities, including job creation, downtown property investment, and property renovation.1 

A rural zone, or “revitalization zone” as defined in Code, is a geographic region in need of economic 

revitalization as designated by the Department of Community Affairs (DCA) and the Department of Economic 

Development (DEcD). Although both agencies are responsible for reviewing applications and deciding 

designations, the program is administered by DCA. Up to 10 rural zones may be designated in a year; however, 

there may not be more than 50 zones in existence at the same time. A designation lasts for five years.  

 

To be eligible for application, a city or county must have a population of less than 15,000 and demonstrate 

economic distress either through the poverty rate, downtown area vacancy, or blight. Moreover, the local 

government must have:  

 a concentration of historic commercial structures at least 50-years old within the targeted area;  

 a feasibility study or market analysis that identifies the business activities that can be supported in the 

targeted area; and  

 a master or strategic plan designed to assist private and public investment.  

A local government may apply to DCA for the designation through the department’s website. Although the 

application deadline to apply for a 2021 designation has passed, a local government will be able to apply in 2021 

for a 2022 designation. The program is scheduled to sunset on December 31, 2027, unless reauthorized by the 

General Assembly prior to that date.2  

 

Incentives  
New and established businesses and investors may benefit from one or more of the following three income tax 

credits in order to stimulate investment, job creation, and economic development.3 While these credits may be 

used in combination, no credits are eligible without the presence of job creation; additionally, the Rural Zones 

program may not be used in conjunction with any other state tax credit program.4 Furthermore, the tax credits 

cannot exceed a certified entity or investor’s state income tax liability. Any credit claimed, but not used may be 

carried forward for 10 years. These tax credits are non-transferable.5  

 

                                                           
1 DCA, Rural Zones Webpage 
2 O.C.G.A. 48-7-40.32 
3 DCA, Rural Zones Fact Sheets 
4 DCA, Rural Zones Webpage 
5 O.C.G.A. 48-7-40.32 
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Jobs Tax Credit (JTC) 

A certified business will receive the 

revitalization zone tax credit, or Jobs Tax 

Credit (JTC), for five years if two new, “full-

time equivalent (FTE) jobs” are created and 

maintained. An FTE job means an aggregate 

of employee hours worked totaling 40 hours 

per week. Each new FTE job created is 

eligible for a $2,000 annual income tax 

credit, although the credits received by each 

entity shall not exceed $40,000 per year.6 

 

Investment Credit 

A certified investor who acquires and 

develops real estate in a rural zone shall 

receive the investment credit, which is equal 

to 25 percent of the purchase price. The 

investor must demonstrate the property’s 

ongoing commercial benefit by showing:  

 an eligible business is located within the property and qualifies to receive the JTC; or 

 an eligible business is located in the property and maintains a minimum of two FTE jobs for each year 

the credit is claimed.  

The credit cannot exceed $125,000; however, the entire credit cannot be taken in the year in which the property 

is placed in commercial service, but has to be prorated equally in five installments over five years. For example, 

if the investor receives the entire $125,000 credit, the credit payments equal $25,000 each year for five years. 

The investor may preserve the credit for up to seven years from the initial eligibility date if the commercial 

benefit requirement is not satisfied in consecutive years.  

 

Rehabilitation Credit 

A certified investor or certified business will receive the rehabilitation credit if they have “qualified 

rehabilitation expenditures”. A qualified rehabilitation expenditure means labor and material costs associated 

with the rehabilitation of a DCA-certified investor property that complies with state minimum standard codes 

and applicable local codes. The tax credit will be equal to 30 percent of the qualified rehabilitation expenditures, 

not to exceed $150,000; however, the entire credit cannot be taken in the year in which the property is placed in 

commercial service, but shall be prorated equally in three installments. For example, if the investor or business 

receives the entire $150,000 credit, the credit payments equal $50,000 a year for three years. The business must 

maintain at least two FTE jobs for each year the credit is claimed.  

 

The investor or business must also meet minimum historic preservation standards, as identified by the 

Department of Natural Resources’ Historic Preservation Division, to be qualified for the credit. 

 

Designated Communities 

The following 25 communities currently have a rural zone designation: 

 
 Adel 

 Avondale Estates 

 Bainbridge 

 Commerce 

 Cornelia 

 Douglas 

 Eatonton 

 Fitzgerald 

 Forsyth 
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 Greensboro 

 Hartwell 

 Hogansville 

 Jesup 

 Jonesboro 

 Locust Grove 

 Monticello 

 Nashville   

 Perry 

 Rossville 

 Springfield 

 Sylvester 

 Toccoa 

 Villa Rica 

 Washington 

 Waycross 



 

Bainbridge:  A Success Story  

The city of Bainbridge was one of the 

first cities to receive a rural zone 

designation, approved on January 1, 

2018, and continuing until December 31, 

2022. With four major projects 

completed and three additional projects 

nearing completion, the downtown area 

of Bainbridge has noticeably improved 

over the past few years. One business, 

Diablo’s Southwest Grill, created 30 

jobs, invested $116,600, and spent 

$462,800 on rehabilitation. Another 

business, the Lift Fitness Studio, created 

six jobs, invested $60,000, and spent 

$136,000 on rehabilitation.  

 

The pictures below show the before and after of the Diablo’s Southwest Grill investment and 

rehabilitation, in addition to the Eagle Salon Suites investment and rehabilitation.  

 

Before             After 
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