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FUTURE LAND USE

1.1 Introduction

Future land u se is a  cent ral component of th e Co mp rehe nsive  Plan . It is an  extension of th e gen eral g oals

and policies of the community. Future land use decisions are a reflection of previous development decisions and the

physical an d environ men tal capab ilities of the land to  suppo rt develop men t.

Future land use development patterns are based on a number of factors. Oconee County and Northeast

Geo rgia  RDC staff conduct an inventory of the physical conditions and development trends existing in the county and

its cities. This inventory establishes a basis for determining the capability and feasibility of land to support

develop men t. Manmade facilities such as the local road system and the location and capacity of public water and

sewer systems are also surveyed. Future population demands are considered with the physical inventory to determine

future land use. The goals and policies established for each planning element also assist in shaping the future land

use plan.

The future land  use m aps sh ow prop osed lan d use p atterns fo r the cou nty and its cities. The areas shown on

these maps are conceptual. The boundaries and acreage are estimates of potential land developme nt type s. It is

important to understand that the land use maps are not zoning maps. Land use maps are only one factor used in

evalu ating  spec ific rez one  applic ations and  one s hou ld therefore not assume that a particular parcel of land can be

autom atically rezoned  to said us es at any g iven time .  

There are many mechanisms available to  implement a land use plan. Regulations (i.e., zoning, subdivision

regulations, sign regulations, etc.) are the m ost c om mo n m etho ds. C oncentra tion o f infra struc ture im prov em ents  in

these areas is also effective. An absence of regulations or inconsistent enforcement of regulations would sometimes

invite uncontrolled and undesirable growth. Therefore, in order to implement the plan's policies, the county must

sometimes comm it to adopting new ordinances or am ending existing ordinances that further the goals of this plan.

Successful implementation also requires a commitment to  imp artially r eview  land u se de cisions an d con siste ntly

enforce the ordinances.

1.2 Oconee County

As is evident from the Future Land Use Map, county officials wish to manage growth by concentrating new

development in the northern a of the county. This area of the county has been experiencing the most development

pressure, as it is in close proximity to the University of Georgia, the GA 316 corridor, and Athens-Clarke and Barrow

counties. Localizing development to a specific area will help the county ac com plish two ve ry importa nt objec tives. First,

it will limit the necessary expansion of water and sewer infrastructure as well as roadways. Capacity will need to be

increased as a result of growth, b ut, ostensib ly, lines  will not  need  to be  extended into  the ru ral pa rts of  the coun ty.

Sec ond ly, much of the county’s rural character and agricultural land c an re ma in intact if most new developm ent occurs

in the northern  portion of th e coun ty. Finally, residential ar eas will be c loser to  schools, shopping areas, employment

centers, and county services, thus reducing the costs of government services, transportation and environmental

impacts.

The largest land use change will be the estimated addition of 8,033.26 acres of resid entia l land.  This  is

generally  consistent with the projected population growth over the plan’s 20-year period. Most of this new development

will be low-de nsity single-family, which is defined as lots of one acre or more. Much of the land that will be needed for

this new development is currently classified as undeveloped/unused. It is com mon  for unde veloped /unuse d land to

be located adjacent to residential land, which allows for an easy conversion. This type of infill development preserves

the county’s agricultural land which is part of the appeal of Oconee County. Although there  is som e dev elopm ent in

the southern part of the county, it is generally individual estate single-family homes on large lots.
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The county has recently been experiencing increased commercial development. The most notable of which

has occurred at the in terse ction  of GA 316 and  the P aul B roun  Park way. A dditional co mm ercia l cons truct ion is

expected to continue along the future Epps Bridge Parkway and the GA 316 Corridor. Increased commercial

development is also anticipated along U.S. 441 immediately north of Watkinsville. Overall, the county anticipates a

1,255 acre increase in commercial development over the next twenty years, most of which will be retail commercial

and general business to meet the needs of new residents, tourists and regional shoppers.

A new land use classification, office/pro fession al, is intended  to identify future commercial development that

will include professional office suites, medical and persona l care centers and other similar uses as distinguished from

general retail- com me rcial. T his ne w develop me nt will be in the sam e vicinity as the expanded commercial areas and

will serve the new residential neighborhoods proposed on the map. It will also act as a buffer between the more dense

retail com mer cial and the  surroun ding resid ential use. 

The increased population will require additional schools and other public facilities. The county has recognized

this by designating 1,662 additional acres as public/institutional. The majority of this development will occur in the

northwest area of the county between Watkinsville and Bogart due to the influence of GA 316 and U.S. 441.

Table 11-1

Future L and U se - Oc onee C ounty

2017

Land Use Acreage Net Change From

Existing (Acres)

Residential 8,077.46 -2,036.74

Low-D ensity 10,074.79 10,074.79

Total Residential 18,152.25 8,033.26

Agriculture 84,562.05 2,359.40

Reta il/Gen eral (C om me rcial) 1,623.78 1,254.65

Office/Professional 1,131.91 1,131.91

Industrial 570.35 52.92

Public/Institutional 2,074.65 1,662.27

Transportation/Communication/Utilities 3,933.05 516.16

Parks/Recreation/Conservation 1,314.76 -525.03

Government 206.03 53.72

Undeveloped/Unused 48.64 -12,369.70

Unclassified 44.99 -32.77

Source: NEGRDC, Geographic Information System (GIS), 1997.
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1.3 Bishop

Land use in Bis hop is an ticipated to  chan ge ve ry little over the next twenty years. The predominant land use

will still be a gricu lture a nd m ost re sidential develo pm ent w ill continue to be located along U.S. 441, Price Mill Road

and Old Bishop Road. Additional retail, neighborhood commercial and office/professional development is expected

due to population growth and the widening of U.S. 441 and subsequent increases in travel along this corridor.

Preserving the h istoric  and s ma ll town  char acte r of B ishop is very important to city officials and residents alike.  The

city has be en work ing with the D epartm ent of T ranspo rtation to design a 441 bypass around the eastern part of Bishop

thereby avoiding any substantial new development in the center of town.  It is understood that some commercial

development will result as a byproduct of reside ntial growth .  However, it is the city’s goal to meet the commercial and

business need s of it’s  resid ents  throu gh inf ill development and  the adaptive use of existing buildings.  Strip mall-type

develop men t and new  busines ses ca tering sole ly to through tra ffic shou ld be avoid ed.  

Table 11-2

Future Land Use - Bishop

2017

Land Acreage Net Change From

Existing (Acres)

Residential 95.21 95.21

Low-D ensity 36.79 -43.96

Medium  -Dens ity - -19.47

Total Residential 132.00 31.78

Reta il/Gen eral (C om me rcial) 9.80 3.61

Office/Professional 9.11 9.11

Industrial 7.67 -0.16

Public/Institutional 8.36 0.16

Transportation/Communication/Utilities 27.15 0.00

Parks/Recreation/Conservation 9.32 0.00

Agriculture 292.04 -20.28

Government 0.06 0.00

Undeveloped/Unused 0.68 -24.22

Source: NEGRDC, Geographic Information System (GIS), 1997.
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1.4 Bogart

Over the next tw enty years, m ost of the lan d in Bo gart is  expe cted  to be  class ified a s res ident ial.

App roxim ately 424 additional acres of residential land is planned, most of which will be located north of U.S. 29. Most

residential lots will be one acre or less, with some concen trations of larger lot residential development in the

northwestern part of the  city. Com mer cial land us e is projec ted to rem ain som ewhat c onstan t, with additional

development anticipated along the U.S. 29 corridor. Bogart’s in dus trial lan d use  class ificatio n will ch ange con side rably,

due  to the  conv ersio n of th e larg e indu strial a rea in  the southeastern part of the city to office/professional. This type

of development is seen to be more appropriate in this location. No other significant land use changes are projected

in Bogar t. 

Table 11-3

Future Land Use  - Bogart

2017

Land Acreage Net Change From

Existing (Acres)

Residential 785.33 785.33

Low -Density 224.53 -101.64

Medium  -Dens ity - -106.96

Total Residential 1,009.86 423.74

Reta il/Gen eral (C om me rcial) 42.89 14.51

Office/Professional 150.95 150.95

Industrial 56.06 -102.51

Public/Institutional 28.98 -3.25

Transportation/Communication/Utilities 111.64 0.00

Parks/Recreation/Conservation 20.62 0.00

Agriculture 201.78 -206.37

Government 6.42 0.00

Undeveloped/Unused 1.21 -277.07

Source: NEGRDC, Geographic Information System (GIS), 1997.
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1.5 North High Shoals

Future land use in North High Shoals is expec ted to remain very similar to existing classifications. The  ma in

change that is projected is the conversion of undeveloped/unused land to residential use. Most o f this

undeveloped/unused land is  currently located near existing subdivisions, which will allow for a natu ral transition w ith

little threa t of inc om patib le land uses. The only other land use change is the addition of some retail/general commercial

develop men t near the in tersection  of GA  186 and  Plantation R oad. 

Table 11-4

Futu re La nd U se - N orth H igh Shoa ls

2017

Land Use Acreage Net Change From

Existing (Acres) 

Residential 435.13 435.13

Low-D ensity 46.25 -138.30

Medium -Dens ity - -28.66

Total Residential 481.38 268.17

Reta il/Gen eral (C om me rcial) 1.66 1.66

Industrial - 0.00

Public/Institutional 7.97 -6.27

Transportation/Communication/Utilities 89.76 0.00

Parks/Recreation/Conservation 74.65 48.69

Agriculture 931.36 -71.93

Government 1.98 0.00

Undeveloped/Unused - -240.32

Source: NEGRDC, Geographic Information System (GIS), 1997.
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1.6 Watkinsville

Due to Watkinsville’s proximity to major thoroughfares, Athens-Clarke County, available land and public water

and sewer, the  city of W atkin sville h as be en de velop ing lar gely as a residentia l comm unity. This tre nd is exp ected to

continue over the next twenty years. Approximately 400 acres of undeveloped/unused and agricultural land will be

converted to res ident ial uses. In general, residential development will be on one acre lots or smaller, due to the

availability of public water and sewer systems. Most of this new development will be located in northern Watkinsville,

between U.S. 441 and Whitehall Road. Additional commercial development is most likely to occur along U.S. 441 and

GA 15, to accom mo date  the g rowin g pop ulation Th is new  deve lopm ent w ill be cla ssifie d as r etail/g ene ral an d will

include convenience and neighborhood stores as well as service businesses. Much of southwe stern  W atkin sville w ill

be classified as ind ustria l. Altho ugh  mu ch of  this a rea is  currently undeveloped or agricultural, it is zoned as industrial

and is ex pected  to develop  accord ingly. No othe r significan t land use  chang es are p lanned. 

Table 11-5

Futu re La nd U se - W atkin sville

2017

Land Use Acreage Net Change From

Existing (Acres) 

Residential 986.75 986.75

Estate - -10.96

Low-D ensity - -215.14

Medium -Dens ity - -359.23

High-D ensity -1.92

Total Residential 986.75 399.50

Reta il/Gen eral (C om me rcial) 56.18 2.67

Office/Professional 2.63 2.63

Industrial 313.31 208.40

Public/Institutional 66.48 22.31

Transportation/Communication/Utilities 188.84 14.75

Parks/Recreation/Conservation 17.88 -24.98

Agriculture 369.72 -390.25

Government 28.59 0.00

Unclassified 5.43 0.00

Undeveloped/Unused - -235.03

Source: NEGRDC, Geographic Information System (GIS), 1997.
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Insert Map 11-1 Future L and U se, 201 6, Oco nee C ounty
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Insert Map 11-2 Future Land Use, 2016, Bishop
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Insert Map 11-3 Future Land Use , 2016, Bogart
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Insert Map 11-4 Futu re La nd U se, 2016 , Nor th Hig h Shoals
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Insert Map 11-5 Futu re La nd U se, 2016 , W atkin sville




