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EXISTING LAND USE

1.1 Introduction

The following section provides an inventory and assessment of existing land use in Oconee County.  The

information, obtained from 1996  tax records, is the basis for the material presented in this chapter. Two prim ary

resources in this chapter include a map showing existing land use in Oconee County and its four cities and statistical

tables describing how much land in each land use category. This information will provide a base upon which a future

land use  plan will be pre pared. 

1.2 Inventory

The Geo rgia D epartm ent o f Comm unity A ffairs  (DC A) ha s es tablis hed a statewide land use classification

system for regional and local governm ent agencies in Georgia. The system, based on the Standard Industrial

Classification (SIC) code, consists of eight categories required by the Minimum Planning Standards. In addition to the

land use categories required by DCA, subcategories were created, including four subcategories of residential land use

based  on the de nsity of deve lopm ent.

W here there is a mixed use on these parcels the predominant use is shown. F or instance, no agricultural

parc els are shown as residential, although many have houses or mobile/manufactured homes located on them. Maps

8-1 throu gh 8-5 illustra te the exis ting land us e (1996 ) in Oco nee C ounty and  its four m unicipalities. 

The following land use categories were used to survey existing land use in Oconee Cou nty an d its

municipalities. Large tracts of land (more than 25 acres) are typical throughout the unincorporated portion of th e

county. These trac ts are  pred om inant ly class ified a s agr icultu ral.

Agriculture: All land  used  for ag ricultu ral pu rpos es, s uch  as cr opland, livestock production, and pasture, and

commercial timber, where total acreage exceeds 25 acres.

Crop Forest: All land which  is listed by the co unty tax as sesso r as com mer cial forest. 

Comm ercial: All property where business and trade are conducted, including professional offices. This category

includes both retail and wholesale, and accessory use areas, such as parking.

Government: All property us ed fo r governm enta l purp oses inclu ding a dm inistra tion building s, sc hoo ls, and pub lic

safety facilities.

Industrial: All land  used  for m anu factu ring fa cilit ies, processing plants, factories, warehousing and wholesale trade

facilities, mining or mineral extraction facilities, or similar uses.

Park/Recreation/Conserva tion: This  category is  for lan d ded icate d to active o r pas sive r ecre ation  uses  and is

access ible to the public. These areas include both privately and publicly-owned facilities, and may include playgrounds,

pub lic parks, nature preserves, wildlife management areas, national forests, golf courses, recreation centers, and

similar uses.

Public/Institutional: All land owned by federal, state, or local government for the prov ision o f services  and s em i-pub lic

uses such as churches and their grounds. Land owned by a government for recreational purposes is classified under

recreation.

Transportation/Communication/Utilities: This category includes such uses as power genera tion plants  and other non-

office utilities, transmission lines, railroad and highway rights-of-way, radio towers, airports, or other similar uses.
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Residential: The predominant use of the land within the residential category is for single-family and m ulti-fa mily

dwellings.

1. Sing le-family  housing (except mobile homes). Residential densities are defined by the following

acreage ranges:

High -Density: 0.00 - 0.25 ac res per d welling unit 

Med ium -Density: 0.25+ - 1.00  acre s per  dwe lling un it

Low -Density: 1.00+ - 10.0 0 acr es pe r dwe lling un it

Estate: 10.00+ - 25.0 0 acr es pe r dwe lling un it

2. Multi-fam ily housing, inclu ding dup lexes, ap artme nts, and p ublic hou sing. 

3. Mobile home, including mobile home parks.

High -Density: 0.00 - 0.25 ac res per d welling unit 

Med ium -Density: 0.25+ - 1.00  acre s per  dwe lling un it

Low -Density: 1.00+ - 10.0 0 acr es pe r dwe lling un it

Estate: 10.00+ - 25.0 0 acr es pe r dwe lling un it

Undeveloped/unused: All land not developed for a specific use or assigned another classification and 25.00 acres or

less.

1.3 Existing Land Use Distribution

1.3.1 Oconee  County

Similar to many counties in the Northeast Georgia region, Oconee County is predominantly rural. Agricultural

and residential land uses together represent 85.31 percent of the total land area. Agriculture is the single largest land

use, accounting for 81,633.16 acres, or 71.82  perc ent. T he se cond larg est land us e catego ry, gen eral re sidential,

comprises 13.49 pe rcent. N early all residen tial uses ar e single-fa mily. It shou ld be note d that the county and the

municipalities have  ma nufa cture d hou sing  within g the ir juris dictio ns that isn ’t cap tured  in the land use tables.  Often,

these homes are located throughout the county without clearly defined land use are as.  In m any case s, parce ls with

manufactured homes are identified on tax records as being single-family residential.  Without doing a windshield

survey of all th e juris dictio ns, it  is virtually impossible to identify all of the parcels and tracts with manufactured homes

on them .  Additionally, in the h ousing c hapter, 1 990 C ensus  data are use d  to identify hou sing types .  During the 90s,

much of the manufactured  hous ing de velop me nt wa s rep laced by other h ous ing types an d the  mo re de finab le

manufactured hom e park s have n early disapp eared. U ndevelo ped/U nused  land in Oc onee C ounty is the third most

prevalent land use category, representing 7,798.96 acres or 6.86 percent of the county’s total land area.

Park/re creation/c onserv ation and  crop for est com bine for 3.5  percent of the county’s total land area.  Industrial and

commercial land u ses  are e xpanding  but s till occupy a s ma ll percentage of total land area. It should also be noted that

muc h of the “u ndevelo ped/un used” c ategory is zon ed for co mm ercial use  but not yet de veloped  for that pu rpose.  

Oconee County has a Zoning Ordinance and Subdivision Regulations as well as numerous other development

related ordinances.
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Table 8-1

Land Us e in Ocone e County

1996

Classification Acres Square Miles % of Total

Single-Family Residential High-D ensity - - -

Medium -Dens ity - - -

Low-D ensity - - -

Estate - - -

Multi-Family Residential 4.79 0.01 <0.00

Mobile Home Residential High-D ensity - - -

Medium -Dens ity - - -

Low-D ensity - - -

Estate - - -

General Residential 15,327.64 23.95 13.49

TOT AL RES IDENT IAL 15,332.43 23.96 13.49

Comm ercial 359.03 0.56 0.32

Park/Recreation/Conservation 1,825.31 2.85 1.61

Public/Institutional 412.38 0.64 0.36

Industrial 517.43 0.81 0.46

Agriculture 81,633.16 127.55 71.82

Crop Forest 2,136.79 3.34 1.88

Transportation/Communication/Utilities 3,416.89 5.34 3.01

Government 152.31 0.24 0.13

Undeveloped/Unused 7,798.96 12.19 6.86

Unclassified 77.76 0.12 0.07

TOTAL LAND USE 113,662.45 177.60 100.00

Source: Oconee County Tax Digest, 1996.
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Assessment

Agriculture, the most prevalent land use, is found throughout the county. The western and southern  portions

of Oconee County are still overwhelmingly rural, with most of land classified as agricultural or undeveloped.

Residential development is m ainly found in the northern part of the county. The heaviest concentrations of residential

development occur along Mars Hill Road, U.S. 441, Whitehall Road and Hodges Mill Road.  Undeveloped/unused land

is primarily concentrated adjacent to residential land, and will increasingly be converted to residential land use.

Comm ercial and industrial development in the county is limited, however, a sizeable tract of land adjacent to the GA

316 and Mars H ill Roa d inte rsec tion is  currently designate d as c om me rcial. A dditionally, som e com me rcia l

development has and is in the process of being developed along Epps Bridge Road, Mars Hill Road and U.S. 441.

The GA 316 corridor is considered to be a transitional area, and the county expects a shift in this area from its current

rural cha racter to m ore of a c omm ercial cen ter.  In an effort to contain growth and mitigate incompatible land uses,

county  offic ials have been limiting development primarily to the northern a of the co unty.  Such  action also  protects

the wetlands, recharge areas and  prime agricultural soils in the more rural parts of the county. Oconee  Cou nty is

experiencing rapid growth which, in spite of many years of planning and infrastructure development, is placing

significant pressu re on its wa ter, sewe r, transpo rtation and  schoo l system s. It is expec ted that the ir growth

management  strategy and localization of development will allow the county to continue controlled growth without

sacrificing the quality of public services.  No areas of the county were identified as being blighted.

1.3.2 Bishop

Agricultural land use accounts for the largest amount of acreage in the city (312.32 acres or nearly 63 percent

of all land in Bisho p). Res idential land u se acc ounts  for just over 20 percent of all acreage in the city. The majority of

residential land use is low-density, single-family, with some medium-density development. Undeveloped/unused land

accou nts for approximately 5 percent of the total acreage.  Commercial, Industrial and Parks/Recreation/Conservation

land eac h com prise less  than 2 pe rcent of th e city’s total.  
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Table 8-2

Land Use in Bishop

1996

Classification Acres Square Miles % of Total

Single-Family Residential High-D ensity - - -

Medium -Dens ity 19.47 0.03 3.92

Low-D ensity 80.75 0.13 16.27

Estate - - -

Total Single-Family Residential 100.22 0.16 20.19

Multi-Family Residential - - -

Mobile Home Residential High-D ensity - - -

Medium -Dens ity - - -

Low-D ensity - - -

Estate - - -

TOT AL RES IDENT IAL 100.22 0.16 20.19

Comm ercial 6.19 0.01 1.25

Park/Recreation/Conservation 9.32 0.01 1.88

Public/Institutional 8.20 0.01 1.65

Industrial 7.83 0.01 1.58

Agriculture 312.32 0.49 62.94

Transportation/Communication/Utilities 27.15 0.04 5.47

Undeveloped/Unused 24.90 0.04 5.02

Government 0.06 >.01 0.01

TOTAL LAND USE 496.19 0.78 100.00

Source: Oconee County Tax Digest, 1996.

Assessment

As is evident on the lan d use  ma p, Bis hop  is a sm all, rural town.  M ost of the  city is bounde d by large trac ts

of agricultural land.  Much of the development in Bishop is found along U.S. 441 and Price Mill Road.  Nearly all of the

development is single-family residential, with a few homes being used for commercial business such as antique stores.

Because of the town’s small size and population, no incompatible land uses or problems with infrastructure have been

identified.  Additionally, no areas have been designated as bein g bligh ted.  N o env ironm enta l conc erns  that s hou ld

affect development were identified.  However, future development should not come at the expense  of the  town ’s

historic res ources  and ch aracter.  



Oconee County Comprehensive Plan  — Amendment

8-6

1.3.3 Boga rt

Bogart is the  only jurisd iction  in Oco nee  Cou nty tha t has  the m ajorit y of its la nd cla ssifie d as r esidentia l. Nea rly

36 percent of the city’s acreage is residential.  Most of this develo pme nt is low-de nsity with some concentrations of

estate  and medium-density development. Only 408 acres or 25 percent of the city’s land is agricultural. The next

largest land use classification is undeveloped/unused, which accounts for approximately 17 percent of the total area.

Although the city is mainly residential, several large industrial areas exist.  The most notable is in the southernmost

part of Bogart which extends into Oconee County.  Nearly 7 percent of the city is designated as transportation/

communication/utilities, which is m ainly due to U .S. 29, GA 8 and the railro ad co rrido r.  Comm ercia l,

park/recreation/conservation and public/institutional land uses each account for less than 2 percent of the total land

area.

Table 8-3

Land U se in Bog art

1996

Classification Acres Square Miles % of Total

Single-Family Residential High-D ensity 1.92 >.01 0.12

Medium -Dens ity 106.96 0.17 6.56

Low-D ensity 326.17 0.51 20.01

Estate 136.03 0.21 8.34

Total Single-Family Residential 571.08 0.89 35.03

Multi-Family Residential 7.55 0.01 0.46

Mobile Home Residential High-D ensity - - -

Medium -Dens ity 7.49 0.01 0.46

Low-D ensity - - -

Estate - - -

Tota l Multi- Fam ily and M obile

Home Residential

15.04 0.02 0.92

TOT AL RES IDENT IAL 586.12 0.91 35.95

Comm ercial 28.38 0.04 1.74

Park/Recreation/Conservation 20.62 0.03 1.26

Public/Institutional 32.23 0.05 1.98

Industrial 158.57 0.25 9.73

Agriculture 408.15 0.64 25.03

Transportation/Communication/Utilities 111.64 0.17 6.85

Undeveloped/Unused 278.28 0.43 17.07

Government 6.42 0.01 0.39

TOTAL LAND USE 1,630.41 2.55 100.00

Source: Oconee County Tax Digest, 1996.
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Assessment

Residential land is found throughout Bogart, with the exception of the northwest corner.  The majority of

residential development is located near Bogart Road, North and South Burnson avenues, and Westwood Avenue.

Low-de nsity deve lopm ent is  mo st pre valen t throu ghout the  city, although a few m edium-density developm ents are

located near U.S. 29.  The  majo rity of com mer cial land ex ists near U .S. 29 and  GA 8.  A s previou sly men tioned, a

large industrial area is located in southeastern Bogart.  This is part of a larger industrial development in unincorporated

Oconee County.  Much of Bogart is developed, wh ich has caused infrastructure  prob lem s and  conc erns , nam ely with

respect to transportation, water and sewer.  T he city and c ounty are aware of such deve lopment pressure s and are

active ly limiting development to areas with adequate infrastructure to  accommodate continued growth.  Given the

existing development in Bogart and the lack of available land, future development pressure should not be too

excessive.  Although  the c ity is nea rly built- out, n o inco mp atible  land uses or blighted areas were  identified.  There are

no environmental constraints that should further limit development.  The main development constraint is available land,

water an d sewe r. 

1.3.4 North  High S hoals

Only 13.42 percent of North High Shoal’s lan d are a con sists  of res ident ial use . Mos t of this  deve lopm ent is

low-den sity single-family. Medium-density single-family residential accounts for only 28.66 acres or 1.80 percent of

all residential land use.  Agriculture is far and away the largest land use category, comprising 63.15 pe rcent of a ll city

land. More than 15 percent of the land in North High Shoals is classified as undeveloped/unused, and will most likely

convert to res ident ial use  in the f uture .  Park /recr eation/co nse rvatio n land  com prise s less  than  2 per cen t of the  city’s

total a rea.  T here  are n o com me rcial o r indu strial la nd us es in t he cit y.
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Table 8-4

Land  Use in  North  High S hoals

1996

Classification Acres Square Miles % of Total

Single-Family Residential High-D ensity - - -

Medium -Dens ity 28.66 0.04 1.80

Low-D ensity 184.55 0.29 11.62

Estate - - -

Total Single-Family Residential 213.21 0.33 13.42

Multi-Family Residential - - -

Mobile Home Residential High-D ensity - - -

Medium -Dens ity - - -

Low-D ensity - - -

Estate - - -

TOT AL RES IDENT IAL 213.21 0.33 13.42

Comm ercial - - -

Park/Recreation/Conservation 25.96 0.04 1.63

Public/Institutional 14.24 0.02 0.90

Industrial - - -

Agriculture 1,003.29 1.57 63.15

Transportation/Communication/Utilities 89.76 0.14 5.65

Undeveloped/Unused 240.32 0.38 15.13

Government 1.98 >.01 0.12

TOTAL LAND USE 1,588.76 2.48 100.00

Source: Oconee County Tax Digest, 1996.

Assessment

North High Shoals is largely agricultural and undeve loped.  Reside ntial develop men t is mainly co ntained to

areas near Cole Springs, Jefferson, Plantation, and Elder road s and  GA 1 86.  M ost o f this d evelo pm ent is  low- d ens ity,

with a few medium-density lots found within each development area.  As there are no commercial, industrial or high-

density land use s, incom patible dev elopm ent is not a  conc ern.  A lso, g iven th e lim ited popu lation , dem ands on p ublic

infrastructure are m inim al.  The re are  no en viron me ntal cons traints  that s hou ld furt her lim it development.  No blighted

areas w ere identified . 
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1.3.5 Watk insville

Although the majority (37.33 percent) of land in  W atkin sville  is clas sified  as ag ricultu ral, the  city is ge nera lly

viewed as a r ural re sidential com mu nity comp rised  ma inly of s ingle- fam ily hom es an d und evelo ped  parc els in

residential areas. Approximately 29 percent of all land in the city is residential.   The third most prevalent classification

is undeve loped/un used lan d which a ccoun ts for slightly more than 11.5 percent. Land designated as transportation/

com mu nication/utilities, which is a ssocia ted with roa d right-of-w ay and railroa d corrido rs, com prises a round 8 .5

percen t.  Industrial land accounts for a little more than 5 per cen t, while  commercial uses represent nearly 3 percent

of the to tal land are a.  Pa rk/re crea tion/c onserva tion and pu blic/institutio nal each a ccoun t for abou t 2 perce nt.

Gove rnm ent land u se repre sents 2 8.59 ac res or 1.4  percen t of W atkinsville’s lan d area. 
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Table 8-5

Land  Use in  Watk insville

1996

Classification Acres Square Miles % of Total

Single-Family Residential High-D ensity 1.92 >.01 0.09

Medium -Dens ity 359.23 0.56 17.65

Low-D ensity 215.14 0.34 10.57

Estate 10.96 0.02 0.54

Total Single-Family Residential 587.25 0.92 28.85

Multi-Family Residential - - -

Mobile Home Residential High-D ensity - - -

Medium -Dens ity - - -

Low-D ensity - - -

Estate - - -

TOT AL RES IDENT IAL 587.25 0.92 28.85

Comm ercial 53.51 0.08 2.63

Park/Recreation/Conservation 42.86 0.07 2.11

Public/Institutional 44.17 0.07 2.17

Industrial 104.91 0.16 5.15

Agriculture 759.97 1.19 37.33

Transportation/Communication/Utilities 174.09 0.27 8.55

Undeveloped/Unused 235.03 0.37 11.54

Government 28.59 0.04 1.40

Unclassified 5.43 0.01 0.27

TOTAL LAND USE 2,035.81 3.18 100.00

Source: Oconee County Tax Digest, 1996.

Assessment

Land use in Watkinsville is devoted almost entirely to agriculture, low and medium density residential, and

undeveloped/unused land u se c lass ificatio ns.  N early  all of the residential development is found north of the railroad

tracks that b isec t the c ity.  Med ium -den sity su bdivis ions  located ne ar W hitehall, High Shoals, Experiment Station and

Harden Hill roads comprise the m ajority of all reside ntial land use  in W atkinsville.  Som e com me rcial d evelo pm ent is

located within the residential areas near U.S. 441 and Experiment Station Road, but for the most part, commercial land

use is localized near the intersection of GA 15 and U.S. 129.  All of the city’s industrial land is found in this area as well.

Due to the city’s Zoning Ordinance, incompatible land uses a re gene rally avoided.  In addition, no blighted areas were

identified. As mentioned for other jurisdictions, increased development has affected the quality and longevity of public
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infrastructures and services.  City an d cou nty off icials  are working together to ensure that new development is located

in the m ost suitab le locations  with the be st acce ss to roa ds, water and sewer.  In addition, demands on the school

system due to increased population growth are being factored into the development proce ss.  Aside from infrastructure

constraints, development should be limited near river and creek corridors, and wetlands.
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Insert Map 8-1 Land Us e, 1996, O conee C oun ty, Georgia
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Insert Map 8-2 Land Us e, 1996, B ishop, Ge orgia
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Insert Map 8-3 Land Us e, 1996, B ogart, Ge orgia
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Insert Map 8-4 Land Us e, 1996, N orth H igh Shoa ls, Ge orgia
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Insert Map 8-5 Land Us e, 1996, W atkin sville, G eorg ia


