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1. Introduction  
 
Purpose  
 
The Community Agenda is the most important part of the 2031 Joint Ware County ï City of Waycross 
Comprehensive Plan.  
 
Based on the findings of the Community Assessment and the input gathered through the many Public 
Participation Plan meetings, this document provides the Vision Ware County and the City of Waycrossô future 
and it provides a community based plan to implement that vision.  
 
The Community Agenda also prioritizes the key issues and opportunities that Ware County and the City of 
Waycross want to address in the next 20 years, provides a list of policies which will direct the making of day -
to-day decisions through the zoning regulations, and provides a detailed Short Term Work Program that 
outlines what specific projects and programs Ware County and the City of Waycross will implement over the 
next 5 years. 
 

Scope  

 
This document was prepared following the Rules of the Georgia Department of Community Affairs (DCA) 
Chapter 110-12-1-.05, Standards and Procedures for Local Comprehensive Planning, ñLocal Planning 
Requirements,ò effective May 1, 2005. It includes three basic requirements for a Community Agenda: 
 

1. The Community Vision is intended to paint a picture of what the community desires to become, 
providing a completed description of the development patterns to be encouraged within the 
jurisdiction.  The Communit y Vision consists of a General Vision Statement, the Future 
Development Map and a Defining Narrative.  

2. Community Issues and Opportunities. This is the list of Issues and Opportunities that the 
community intends  to address and follow-up with specific implementation measures. 

3. Short Term Work Program ï These are specific implementation actions which the community 
intends to take over the next five years. This can include ordinances, review procedures, capital 
improvements, financing, investments or other incent ives or programs. 

 
 

Use of the Plan  

 
The City of Waycross and Ware County staff, the City Commission and County Commission and other local 
community leaders should use the Community Agenda, or the Comprehensive Plan, in three ways.  
 
First, the Future Development Map should guide any zoning, development and capital investment decisions. 
It is a representation of the City and Countyôs visions and indicates areas of Future Development/  Character 
Areas where certain types of land uses should be permitted. The Future Development Map takes into 
consideration the current zoning map, the existing uses on the ground, development suitability due to 
topography, soils, natural resources , the availability of existing and proposed infrastructure. , as well as the 
needs of projected population and economic development growth. 
 
Second, the Community Agenda provides Goals and Policies that will help guid e day-to-day decisions. These 
goals and policies reflect community priorities and should also be used as guidelines in the analysis of zoning 
and development review decisions.  
 
Third, the Community Agenda includes an Implementation Plan that will help direct public investment and 
private initiatives.  Plan implementation is carried out through the implementation of any zoning ordinances 
or other land development regulations and through projects outlined in the Short -Term Work Program.  This 
Community Agenda outlines recommended changes in the zoning and other codes to be consistent with the 
Cityôs and the Countyôs visions; and after the adoption of the Comprehensive Plan, it will be up to the City 
Commission and the County Commission to consider these code changes and implement revisions as 
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necessary.  
 
In addition to these shorter term implementations and revisions, the Compre hensive Plan needs to be 
updated in regular intervals to reflect changing development and public policy conditions for the City of 
Waycross and Ware County. 
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2. The  Vision for the Future  
 
a. Introduction  
 
Public outreach, local involvement and community support are the key ingredients for a successful 
Comprehensive Plan. Therefore, an extensive outreach to the community was implemented as part of the 
planning process for Ware County and the City of Waycross. The public and key community stakeholders 
were engaged early and often through a series of stakeholder meetings. This resulted in a clearer 
understanding of the issues and opportunities affecting Ware County and the City of Waycross. Elected 
officials, community leaders and citizens also actively engaged in discussions and consensus building, 
resulting in a clearer vision of the future and the various implementation strategies and policies.  
 

b. Public Outreach  
 
The Community Participation Plan (CPP) was completed early in the process prior to the Community 
Assessment with the goal to engage stakeholders and citizens continuously throughout the  process. 
 
The public involvement had four main goals: 
 

 To educate and to increase public awareness of the Comprehensive Plan 

 To take advantage of the expertise and local knowledge of the citizens in Ware County and the City of 
Waycross. 

 To mobilize early and continuing support for the plan . 

 To make the plan a ñGrassroots Planò developed by and for the residents of Waycross and Ware 
County. 

 

c. Project Oversight and Coo rdination  
 
Ware County and the City of Waycrossô elected officials and staff provided general oversight over the planning 
process. This oversight was accomplished by engaging these key players in the process through active 
participation in the stakeholder workshops, and by regular personal and e-mail consultations on specific 
planning issues. 
 

d. Community Outreach Tools  
 
Website  
A website was developed to serve as a portal for everyone throughout the planning process. It was linked to the 
Southern Georgia Regional Commission website.  The website was created in a simple format to facilitate 
navigation by the general public. A variety of information was posted on the website including schedules of 
meetings, invitations to meetings, draft and final documents including all maps, and contact information with 
the option to e-mail Southern Georgia Regional Commission staff anytime and directly.  The website was 
updated often through the development of the Comprehensive Plan. 
 
Public Notification  
Public Notificatio n tools included fliers that were posted and distributed electronically to the Stakeholders and 
other interested parties.  Hard copies were also posted in the communit y, as well as City Hall and the County 
Administration Building. The local newspaper, The Waycross Journal Herald, also printed public 
announcements and advertisements.  
 
Meetings and Workshops  
A large number of people participated in the various meetings and workshops held for the Comprehensive 
Plan. Working with the public began with the Visi oning/Kick -off meetings in May 2010. The meetings 
continued throughout the development of the Community and the Community Agenda in an effort to present 
a unified vision and implementation strategy for the City of Waycross and Ware County.  A public hearing on 
October 5, 2o1o, completed the Community Assessment and a final public hearing on March 14, 2011,  



Joint Ware County ï City of Waycross 2031 Comprehensive Plan  Draft Community  Agenda 
 

 8 

provided the community with a last opportunity to shape the Community Agenda.  

 
The following Community Agenda is the result of the extensive public involvement effort and is reflective of 
Ware County and the City of Waycross residents and elected officialsô commitment to their home and vision 
for its future.  
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3. Future Land Development  
 
a. Introduction  
 
The Future Land Development Section describes and implements very important tools that will be used to 
guide future land development and capital investment decisions in Ware County and the City of Waycross via 
a Future Development Map . 
 
The map is based on the Countyôs and Cityôs vision for the future and has been developed in coordination with 
the citizens, the stakeholders and elected officials. The Future Development Map is a required component of 
the Comprehensive Plan under Chapter 110-12-1.05 of the new Local Planning Requirements adopted by DCA 
on May 1, 2005.  
 
The Future Development Map defines a specific vision for each Character Area and outlines the boundaries on 
a local scale.  Several Character Areas have been defined for the City of Waycross and for Ware County with 
their own vision, description , Goals and Policies and implementation strategies. In addition , the map defines 
the distribution and location of where specific land use types such as agricultural, commercial, industrial, 
residential, conservation, etc. should be allowed to develop. The policies associated with each character area 
also define which uses should occur in each Character Area.   
 

b. Future Development Map s 
 
A series of Future Development Maps was created.  These maps, found on the following pages, represent a 
specific vision for each character area.  A description of how the character areas were defined follows, along 
with what types, forms, styles, and patterns of development are to be encouraged in the area, and the specific 
land uses and zoning categories allowed in the area, Quality Community Objectives to be pursued and 
identification of implementation measures to achieve the desired development patterns.   

 
c. Character Areas  for Ware County and the City of Waycross  
 
Each character area has a unique description stating either the existing or desired qualities for that area and 
shows the differences that exist among the different areas of the County and the City.  The development 
strategy developed for each character area should serve as a guide for all development and redevelopment 
taking place in that character area.  Adherence to these development strategies will ensure consistent and 
complementary development, which promotes a greater sense of place and overall improved quality of life.  
The inclusion of permitted zoning s provides guidance as to the type of land uses encouraged within each 
character area and to ensure compatible uses within and between the character areas.     
 
Character areas were defined by looking at the size and type of lots, site design features, and availability of 
infrastructure, density and intensity of development,  type of development, environmental features and vision 
for future development.  Some character areas are more generic and cover several geographic areas which 
show similar characteristics, issues and goals for their future. Other character areas are more specific and 
defined as such in their name, and act more as an overlay zone in their nature than a future land development 
designation. 
 

d. Character Area  Maps  
 
The following pages contain the customized Character Area Maps for Unincorporated Ware County and the 
City of Waycross. The Character Area maps were developed through workshops with the elected officials of 
each government and all stakeholders involved and reflect the local character of each area. 
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 h. Character Area Description and Documentation  
 

Agricultural /Silviculture  Character Area   
      

        
 
Description  
The rural and agricultural character area designation is intended for those areas outside of the 
downtown and suburban areas, which are associated with agricultural and silviculture  operations 
and related activities , natural resource conservation, groundwater recharge areas, and low-
density rural residential development accessory to agricultural or farm operation of varying sizes.  
Many of these agriculturally utilized lands are under the 10 -year/15-year conservation 
designation through the Tax Assessor and therefore will not be available for development for 
those years. The majority of this area does not have any zoning regulations with the exception of 
two areas designated as A-1 and one area designated as A and R-75MH. The latter applies only to 
the Augusta Springs subdivision. 
 
Predominant Land Use  
Agricultural /silvicultural operations and related activities, forestry, natural resources 
conservation, groundwater recharge areas and low-density residential development accessory to 
agricultural or farm operations of varying sizes.  
 
Vision for the Future:  
Preserve farming and conservation options as a viable and important part of Ware County by 
maintaining low density rural residential development primarily accessory to farm opera tions and 
right to farm principles . Use of conservation easements to protect environmentally sensitive areas 
should be encouraged.  Roadways in these areas should be widened only when required to meet 
public safety standards.  Location of sustainable, clean commercial and industrial uses closely 
related to agriculture/silviculture should be encouraged as long as infrastructure is available and 
the uses are compatible with the surroundings.  
 
Quality Community Objectives:  

 Open Space Preservation Objective : New development should be designed to minimize the 
amount of land consumed and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors.  

 Environmental Protection Objective : Environmentally sensitive areas should be protected 
from negative impacts of development. Environmentally sensitive areas such as ground water 
recharge areas, wetlands and native upland habitat (such as mature tree stands and southern 
hardwoods) deserve special protection, particularly when they are important for maintaining 
traditional character or quality of life of the community or region. Whenever possible, the natural 
terrain, drainage, and vegetation of an area should be preserved. 
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 Appropriate Business (Agricultural) Objective: Agricultural operations are an integral part 
of the economic development lifeline in Ware County and should be protected from development 
pressures.  Eco-agricultural businesses should be encouraged. 

 Regional Identity Objective: The rural and agricultural chara cter of the County should be 
preserved by maintaining large lot sizes accessory to and consistent with agricultural operations.   

 

Implementation Measures:    

 Allow only appropriate zoning districts  or uses and establish county-wide land 
development regulations. Currently the following zoning districts appear within the 
Agricultural/Silviculture Character Area, however, most are located adjacent to the City 
boundaries or border one of the major transportation corridors:   

o A 
o A-1 
o RS 
o R-75MH 
o R-75 
o C-2 

 Provide for buffers between agricultural and non -agricultural uses. 

 Enforce Right-To-Farm Principles.  

 Develop incentives to attract sustainable and clean agriculture/silviculture industry.  

 Prohibit concentrated feed lot operations (CAFOôs). 
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Baptist Village  
                

        
 
Description:  
This character area consists of the Baptist Village Retirement Planned Community which was 
founded in 1957 to provide housing to senior citizens.  Baptist Village is a full service retirement 
community featuring villas, apart ments, assisted living suites, a health care center, a chapel, a 
kitchen center, a resident center and an administrative annex.  In addition, a gift shop and a 
new patient service area are also located on site.  Recreation opportunities are provided on site, 
and transportation is available to access shopping, recreation and medical services off-site. 
 
Predominant Land Use:  
The predominant use is housing for senior citizens with associated uses. The current zoning 
district is designated as Zone M ï Medical within the City of Waycross City limits.  
 
Vision for the Future:  
Provide a holistic living environment including housing, recreation, social community, 
transportation, shopping .  
 
Quality Community Objectives:  

 Open Space Preservation Objective : New development should be designed to minimize the 
amount of land consumed and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors.  

 Growth Preparedness Objective:  Each Community should identify and put in place t he pre-
requisites for the type of growth it seeks to achieve. These may include housing and infrastructure to 
support new growth, appropriate training of the workforce, ordinances to direct growth as desired or 
leadership capable of responding to growth opportunities.  

 Appropriate Business Objective:  The businesses and industries encouraged to develop or 
expand in a community should be suitable for the community in terms of job skills required, linkages 
to other economic activities in the region, impact on t he resources of the area and future prospects for 
expansion and creation of higher skill job opportunities.  

 Housing Opportunities Objective: Quality housing and a range of housing size, cost, and 
density should be provided in each community to make it possible for all who work in the 
community to also live in the community.  

 Transportation Alternatives Objective: Alternatives to transportation by 
automobile, including transit, bicycle routes and pedestrian facilities should be made 
available to each community. Greater use of alternate transportation should be 
encouraged. 
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Implementation Strategies:  
 Encourage consistent and complementary uses to achieve holistic senior living. 

 Review and update the zoning standards to include standards for elderly housing. 
 Provide continuous and safe walking trails and biking trails with interconnectivity 

between other destinations and other recreational facilities.  
 Provide for comprehensive alternative transportation and include Baptist Village in any 

transit plans.  

 Provide for limited commercial businesses at neighborhood scale. 
 Ensure that water, sewer and road infrastructure is provided concurrent with 

development expansion.  

 Provide flexibility in approval process to encourage creative design, green space, open 
space and green design, including bicycle and pedestrian way continuity.  
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Conservation Character Area  
                 

                     
 
Description  
The Conservation Character Area is intended to identify those areas in the County and the City which contain 
environmentally sensitive wetland  areas, upland areas, areas important to water resource protection or which 
are home to endangered species or habitat .  Conservation Character Areas in Ware County and the City of 
Waycross include the Satilla River Corridor, several groundwater recharge areas,  Musket Bay Wetlands Bank, 
Dixon Memorial For est, Laura S. Walker State Park, the Okefenokee Wildlife Refuge, and Scout Lake Park.  
 
Predominant Land Use  
Conservation areas contain significant  natural resources, watershed, and groundwater recharge 
areas. The land uses are undeveloped, natural lands with significant natural features including 
floodplains, wetlands, watersheds, wildlife management areas and other environmentally 
sensitive areas not suitable for development of any kind.   
 
Vision for the Future:  
Protect water quality and groundwater recharge areas, and protect significant natural resources such as 
pristine wetland and upland habitat areas to preserve natural habitat.  
 
Quality Community Objectives:  

 Open Spac e Preservation Objective : New development should be designed to minimize the 
amount of land consumed and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors.  

 Environmental Protection Objective : Environmentally sensitive areas should be protected 
from negative impacts of development. Environmentally sensitive areas such as ground water 
recharge areas, wetlands, and native upland habitat (such as mature tree stands and southern 
hardwoods) deserve special protection, particularly when they are important for maintaining 
traditional character or quality of life of the community or region. Whenever possible, the natural 
terrain, drainage and vegetation of an area should be preserved. 

 Regional Cooperation Obje ctive: Regional cooperation should be encouraged in setting 
priorities, identifying shared needs and finding collaborative solutions, particular where it is critical to 
the success of a venture, such as protection of shared natural resources. 

 
Implementati on Measures :   

 Establish a zoning district protecting conservation areas and encouraging compatible 
development and/or use. 

 Provide for buffers between agricultural and non -agricultural uses. 

 Establish Greenway and Blueway Corridors: These are areas of predominantly 
environmentally sensitive lands which are mostly linear in nature and will serve to 
protect native wetland and upland habitats as well as groundwater recharge areas from 
development and include those areas in the Regional Important Resource Plan. 
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 Encourage voluntary conservation easements from private property owners. 

 Provid e conservation incentives such as transfer of development rights or clustering. 

 Purchase the most sensitive lands for public protection. Funds are scarce but could be 
found thr ough donations, SPLOST funds, grants or low-interest loans through programs 
such as the Georgia Land Conservation Program or even a special voter approved tax 
assessment specifically for that purpose. 

 Restrict the type of development permitted and the size of lots permitted  in conservation 
areas. 

 Explore the use of conservation overlay districts . 
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 Crossroads Commercial Corridor Character Area  
                    

          
 
 
Description:  
The areas identified as Crossroads Commercial include typical office, retail and service commercial uses that 
are typically clustered around the major commercial corridors traversing Ware County and the City of 
Waycross. These include US #1, Hwy 82 and Hwy 84.  These commercial corridors are characterized by heavy 
traffic volumes traveling on four to six lane highways which include a large portion of interstate and intrastate 
commercial traffic.  
 
Predominant Land Use:  
These areas include a wide variety of both established and newer commercial uses, big box uses, 
large lots and parking areas, a minimum of landscaping or other attractive features. Present are 
also a variety of fast food and chain restaurants catering to the traveling public, as well as gas 
stations and some hospitality uses. Current main zoning dist ricts included in this character area 
are C-2, Highway Commercial, Mixed Use, and R-75 Man. Home.  

 
Vision for the Future:  
The vision is to maintain highway oriented commercial uses, but to provide more interconnectivity between 
properties, and to develop visual and maintenance standards.  The goal is to develop attractive gateways 
through town which will attract visitors and businesses and protect adjacent landowners and residents from 
adverse traffic impacts.  Encourage compatible zoning districts. 

 
Quali ty Community Objectives:  

 Growth Preparedness Objective:  Each Community should identify and put in place the pre -
requisites for the type of growth it seeks to achieve. These may include housing and infrastructure to 
support new growth, appropriate training of the workforce, ordinances to direct growth as desired or 
leadership capable of responding to growth opportunities. 

 Appropriate Business Objective:  The businesses and industries encouraged to develop or 
expand in a community should be suitable for the community in terms of job skills required, linkages 
to other economic activities in the region, impact on the resources of the area and future prospects for 
expansion and creation of higher skill job opportunities.  

 Environmental Protection Objective : Environmentally sensitive areas should be protected 
from negative impacts of development. Environmentally sensitive areas such as ground water 
recharge areas, wetlands, and native upland habitat (such as mature tree stands and southern 
hardwoods) deserve special protection, particularly when they are important for maintaining 
traditional character or quality of life of the community or region. Whenever possible, the natural 
terrain, drainage, and vegetation of an area should be preserved. 

 Transportation Alternativ es Objective: Alternatives to transportation by 
automobile, including transit, bicycle routes and pedestrian facilities, should be made 
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available to each community. Greater use of alternate transportation should be 
encouraged. 

 Infill Development Objective:  Communities should maximize the use of existing 
infrastructure and minimize the conversion of undeveloped land at the urban periphery 
by encouraging development or redevelopment closer to the downtown or traditional 
urban core of the community.  

 
Implement ation Strategies :  

 Establish and define specific roles for each corridor.  

 Promote gateway treatment at commercial nodes or key intersections. 

 Identify nodes based on existing businesses, residents and land use patterns. 

 Provide for flexibility in the zoni ng regulations to allow for a compatible mix of uses. 

 Provide for flexibility in design standards to allow infill development to take place , 
provide interconnectivity and allow for shared and lower parking standards.  

 Improve the visual appearance by beautifying the corridorsô right-of-ways. 

 Redevelop or re-designate key parcels within the corridors. 

 Explore a frontage road system to minimize curb cuts. 

 Explore the concept of corridor or boulevard housing, medium to high density housing  

 Improve the economic performance. 

 Develop safe and attractive channels for pedestrians and bicyclists. 

 Provide for public/private partnerships to construct and rehabilitate older, but quality 
commercial and mixed use development. 

 Produce and adopt development standards and design guidelines that set forth the 
minimum requirements necessary for developing in the corporate park  as they relate to 
site planning, architecture, infrastructure, streetscapes, landscape, furnishings, signage 
and lighting. The standards and guidelines identify common interests and a shared vision 
to ensure all development is held to the same standards of quality. Owner/builders and 
developers are assured that their levels of investment will be matched throughout the site.  

 
 



Joint Ware County ï City of Waycross 2031 Comprehensive Plan  Draft Community  Agenda 
 

 25 

Hospital  /  Medical  Center  Character  Area  
 

                
 
 
Description : 
This is an established area with its activity centered on a substantial land use that has regional reach beyond 
the neighborhood ï the Satilla Regional Medical Center.  Other uses in the area include medical offices and 
other allied professional, retail and service uses that are associated with the delivery of medical care to the 
community and beyond.  Satilla Regional Medical Center is licensed for 231 beds and is the major medical 
referral center for the 9-county region it serves in southeast Georgia. 
 

Predominant Land Use : 
The predominant use in this area is the Satilla Medical Center with surrounding related uses.  Zoning districts 
within this area consist of C-2  (Highway Commercial) and M (Medical).  
 
Vision  for the Future:  
Encourage and enhance a mixed use community which will provide  opportunities for the day to day needs of 
the residents as well as expand the role of the medical service and business sector in Waycross.  Encourage the 
continued development and co-location of medical services and allied services. Encourage housing and a 
living environment for medical professionals to live in the area and in the adjacent downtown.  

 
Quality Community Objectives:  

 Transportation Alternatives Objective: Alternati ves to transportation by 
automobile, including transit, bicycle routes and pedestrian facilities, should be made 
available to each community. Greater use of alternate transportation should be 
encouraged. 

 Infill Development Objective: Communities should maximize the use of existing 
infrastructure and minimize the conversion of undeveloped land at the urban periphery 
by encouraging development or redevelopment closer to the downtown or traditional 
urban core of the community.  

 Housing Opportunities Objective: Quality housing and a range of housing size, cost, and 
density should be provided in each community, to make it possible for all who work in the 
community to also live in the community.  

 Traditional Neighborhood Objective: Traditional neighborhood developme nt patterns should 
be encouraged, including use of more human scale development, mixing of uses within easy walking 
distance of one another, and facilitating pedestrian activity.  

 Sense of Place Objective: Traditional downtown areas should be maintained as the focal point of 
the community or, for newer areas where this is not possible, the development of activity centers that 
serve as community focal points should be encouraged. These community focal points should be 
attractive, mixed-use, pedestrian-friendl y places where people choose to gather for shopping, dining, 
socializing, and entertainment.  
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Implementation Strategies :  

 Allow only appropriate and compatible uses within this area, but strive for a holistic 
working and living environment for the resident s. 

 Allow for a zoning district or zoning regulations  that allows different types of uses to 
locate within the same area, provided these uses are reasonably related and compatible. 

 Allow for more compact development.  

 Allow for on -street parking and enhanced streetscape design to encourage attractive 
neighborhoods and community plazas.  

 Allow for neighborhood businesses and at-home business to service the neighborhood. 

 Require interconnectivity between businesses and properties where appropriate 
including ped estrian and bikeways along landscaped corridors. 

 Provide for alternative transportation including para  transit to ensure access to services 
for visitors and patients.  

 Provide for commercial businesses at neighborhood scale-and require architecture to be 
consistent with the neighborhood, avoid corporate architecture . 

 Ensure that water, sewer and road infrastructure is provided concurrent with 
development. 

 Encourage rehabilitation, preservation and maintenance of historic properties and 
structures. 
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Industri al Character Area  
             

       
 
Description:  
These areas are intended to provide an environment suitable for light and heavy manufacturing, wholesale 
and warehousing activities that may impose undesirable noise, vibration, odor, dust or other offensive effects 
on the surrounding areas, together with other non -residential uses that may be necessary with industrial 
surroundings.  Suitable industrial areas exist within the industrial park and on land around the airport.  

 
Predominant Land Use:  
Industry  related to silviculture including millwork , construction services, manufacturing, motor freight 
transportation and warehousing, wholesale trades and similar uses. Zoning districts within this character area 
include IP (Industrial Park District), GI (General Industrial) and LI (Light Industrial).  

 
Vision for the Future:  
Provide guidelines and infrastructure to enhance the connectivity  and accessibility of these areas in order to 
ensure business success while minimizing adverse impacts on neighborhoods and the environment.   
 
Quality Community Objectives:  

 Growth Preparedness Objective: to identify and put in place the prerequisites for the type of 
growth the area seeks to achieve. These may include housing and infrastructure (roads, water, sewer 
and telecommunications) to support new growth, appropriate training to the workforce, ordinances 
to direct growth as desired or leadership capable of responding to growth opportunities. 

 Transportation Alternatives Objective:  Alternatives to transportation by automobile , 
including transit, bicycle routes and pedestrian facilities, should be made available to each 
community.  Greater use of alternative transportation should be encouraged. 

 Appropriate Business Objective:  The businesses and industries encouraged to develop or 
expand in a community should be suitable for the community in terms of job skills required, linkages 
to other economic activities in the region, impact on the resources of the area and future prospects for 
expansion and creation of higher skill job opportunities.  

 
Implementation Strategies :  

 Focus the combined business attraction and development efforts of Ware County and the 
City of Waycross on a number of key industry ñclustersò identified as having the most 
potential for growth in the area.  Accommodate green industrial development. 

 Recast the industrial park  as a demonstration center for ñgreenò practices, products and 
services. 

 Initiate and sustain higher levels of capital investment  by attracting strong, job producing 
light industrial and manufacturi ng firms, while encouraging expansion of existing anchor 
developments. 

 Improve vacant and underutilized properties  and determine the most suitable uses given 
inherent market and site opportunities and constraints.  



Joint Ware County ï City of Waycross 2031 Comprehensive Plan  Draft Community  Agenda 
 

 28 

 Reduce blight, particularly along the main corridors. These corridors act as entryways 
into Waycross and, if improved, could improve perceptions of the City and attract 
investment.  

 Capitalize on Ware Countyôs and the City of Waycrossô excellent location with proximity 
to a well-integrated rail  and state highway transportation hub . 

 Pursue development of collateral marketing materials.  

 Develop and implement a planting and maintenance plan. 

 Develop a business retention, expansion and recruitment strategies. 

 Support economic diversification  

 Encourage higher quality landscapes and site designs. 

 Through efficiencies, cut energy use and costs. 

 Minimize infrastructure demand and utilize sustainable infrastructure.  
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Residential Character Area  
                

           
  
 
Description : 
These areas are generally located within the City of Waycross surrounding the downtown and hospital 
character areas and split by commercial development corridors that radiate out from the center of Waycross.  
They typically include single family residential, and t he density ranges from low to medium density with 
predominantly single family homes and very few commercial uses. 
 
Predominant Land Use:  
The predominant use is residential with some mix of smaller schools and churches and some very limited 
neighborhood commercial.   The residential character area includes the following zoning districts:  RS 
(Residential),  R50 (Residential), R50 Mobile Home (Residential), R50 Historic District, R75 (Residential), 
R75 Mobile Home (Residential), R75 Residential Manufactured Home (Residential), and R90 (Residential).  

 
Vision for the Future:  
The focus for these areas is to reinforce the stability of the neighborhoods by encouraging more 
homeownership and maintenance or upgrade of existing structures.  Provide for more safety and connectivity 
through continuous sidewalks and bike paths. Protect established neighborhoods from encroachment and 
deterioration and preserve historic buildings and character. Ensure that sufficient infrastructure is available in 
conjunction with development and mini mize negative impacts through proactive planning. 
 
Quality Community Objectives:  

 Open Space Preservation Objective:  New development should be designed to minimize the 
amount of land consumed and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors.  

 Transportation Alternatives Objective:  Alternatives to transportation by automobile, 
including transit, bicycle routes and pedestrian facilities, should be made available to each 
community. Greater use of alternate transportation should be encouraged. 

 Infill Development Objective:  Communities should maximize the use of existing infrastructure 
and minimize the conversion of undeveloped land at the urban periphery by encouraging 
development or redevelopment closer to the downtown or traditional urban core of the community.  

 Housing Opportunities Objective:  Quality housing and a range of housing size, cost, and 
density should be provided in each community, to make it possible for all who work in the 
community to al so live in the community.  

 Traditional Neighborhood Objective:  Traditional neighborhood development patterns should 
be encouraged, including use of more human scale development, mixing of uses within easy walking 
distance of one another, and facilitating pedestrian activity.  
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Implementation Strategies :  

 Protect residential neighborhoods from encroachment by non -residential uses. 

 Maintain, enforce and improve zoning standards for property upkeep (performance) and 
screening standards. 

 Promote limited mixed -use to serve neighborhood needs. 

 Review and update subdivision regulations. 

 Implement Safe Routes to School Programs between neighborhoods and schools. 

 Explore opportunities and incentives to encourage redevelopment or replacement of 
blighted structures and areas. 

 Encourage rehabilitation, preservation and maintenance of historic properties and 
structures. 
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Rural  Residential Character Area  
                

              
  
Description : 
These areas are generally located within the unincorporated area of the county, specifically including two 
platted development areas called Bell Tree Farms and Millwood Plantation.   Bell Tree Farms is an 
approximately 8,000 acre subdivision that was subdivided in large fifty acre tracts and sold without going 
through the offici al Ware County subdivision process. The subdivision is located in an area that consists 
mainly of wetlands and floodplains and is not suitable for rural residential development.  Millwood Plantation 
is an area which has been subdivided into 20 acre tracts and which is slowly transitioning to rural residential.  
 
Predominant Land Use:  
The predominant use is residential with some mix of smaller schools and churches and some very limited 
neighborhood commercial.  No zoning districts currently cover these areas. 

 
Vision for the Future:  
The focus for these areas is to reinforce the stability of the neighborhoods by encouraging more 
homeownership and maintenance or upgrade of existing structures.  Provide for more safety and connectivity 
through continuous sidewalks and bike paths. Protect established neighborhoods from encroachment and 
deterioration and preserve historic buildings and character.  Ensure that sufficient infrastructure is available in 
conjunction with development and minimize negative impacts through  proactive planning.  
 
Quality Community Objectives:  

 Open Space Preservation Objective : New development should be designed to minimize the 
amount of land consumed and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors.  

 Environmental Protection Objective : Environmentally sensitive areas should be protected 
from negative impacts of development. Environmentally sensitive areas such as ground water 
recharge areas, wetlands, and native upland habitat (such as mature tree stands and southern 
hardwoods) deserve special protection, particularly when they are important for maintaining the 
traditional character or quality of life of the community or region. Whenever possible, the natural 
terrain, drainage and vegetation of an area should be preserved. 

 Housing Opportunities Objective: Quality housing and a range of housing size, cost, and 
density should be provided in each community to make it possible for all who work in the 
community to also live in the community . 

 Growth Preparedness Objective: to identify and put in place the prerequisites for the type of 
growth the area seeks to achieve. These may include housing and infrastructure (roads, water, sewer 
and telecommunications) to support new growth, appropriate t raining to the workforce, ordinances 
to direct growth as desired or leadership capable of responding to growth opportunities. 
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Implementation Strategies :  

 Support additional growth only in those rural areas where such growth is planned for and 
supported by appropriate services. 

 Limit non -farm housing development in areas designated as Agriculture and intended for 
long-term agricultural/silvicultural production.  Limiting non -farm housing will ensure 
that farming remains the predominant land use and reduce conflicts between agriculture 
and other land uses.  

 Preserve ñruralò characteristics for residential subdivisions in the rural area. The pattern 
of development rural area should protect environmental resources and a sense of ñrural 
characterò. Features such as scenic landscapes, open views, dispersed houses, woodlots, 
and wetlands - as defined by the local government and the residents. 

 Develop limited land development regulations that will minimize the impacts from 
unregulated platting on the environment an d that will promote sustainability  and lower 
taxpayer burden in the form of efficient use of infrastructure (utilities, roads).  

 Implement Safe Routes to School Programs between neighborhoods and schools. 

 Provide for very limited commercial businesses at neighborhood scale, and no ñbig boxò 
development. 

 Encourage removal of abandoned and vacant structures; especially mobile homes. 
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Rural Village  Character Area  

 

           
 
Description : 
These include areas in Ware County such as Manor, Glenmore, Ruskin, Wahoma, Fort Mudge, Braganza, 
Astoria, Jamestown, Waresboro, Millwood, Telmore, Bickley, Beach, Crawley and Dixie Union. These areas 
have their main activities located at highway intersections, which serve the surrounding agricultural areas and 
rural resident ial residents.   

 
Predominant Land Use : 
The predominant land use is that of a village with some centralized commercial activity, as well as 
automobile oriented to serve the immediate needs of the surrounding area.  In these areas mixed 
neighborhood uses are appropriate that consist of compatible uses such as residential, 
neighborhood commercial, churches, schools, parks. Zoning districts currently are not applicable 
in these areas. 
 
Vision for the Future:  
To maintain the rural atmosphere while providing cru cial services such as EMS, limited employment 
opportunities , new residential opportunities, and affordable, quality housing.  To maintain the local  character 
by improving the village mainstreet area with some local businesses and industry that will serve passers-by 
and local residents and provide local jobs.  

 
Quality Community Objectives:  

 Sense of Place Objective:  The downtown or mainstreet areas of these communities need to be 
preserved and improved as much as possible and reclaim their function as a community center. 
These community centers need to achieve an attractive, pedestrian friendly atmosphere that will 
serve and attract the surrounding residents and provide necessary day to day neighborhood services 
in retail, restaurants and services for the residents.  

 Heritage Preservation Objective: Many of these small, unincorporated villages have historical 
buildings such as historical schools and churches which need to be recognized and preserved.  

 Growth Preparedness Objective:  Each Community should ident ify and put in place the pre-
requisites for the type of growth it seeks to achieve. These may include housing and infrastructure to 
support new growth, appropriate training of the workforce, ordinances to direct growth as desired, or 
leadership capable of responding to growth opportunities.  

 Appropriate Business Objective:  The businesses and industries encouraged to develop or 
expand in a community should be suitable for the community in terms of job skills required, linkages 
to other economic activities in the region, impact on the resources of the area, and future prospects 
for expansion and creation of higher skill job opportunities.  

 Housing Opportunities  Objective: Quality housing and a range of housing size, cost, and 
density should be provided in each community, to make it possible for all who work in the 
community to also live in the community.  
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Implementation Measures :  

 Develop appropriate use guidelines for this character area. 

 Allow a variety of home types to be able to utilize existing small lots and provide 
affordable housing. 

 Allow for more flexibility of uses and design regulations to maintain a village character. 

 Allow for more compact development.  

 Allow for neighborhood businesses and at-home business to service the neighborhood. 

 Allow in -fill and the retrofitting of older, historic landmarks for modern functions such as 
city hall  or community center.  

 Wherever possible, connect to regional network of green space and trails, available to 
pedestrians, bicyclists, and equestrians, for both tourism and recreational purposes. 

 Increase safety and visibility for vehicular and pedestrian traffic by improving 
intersection sight triangles.  
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Transportation/Utilities  Character  Area  

                     

         
 
Description:  
The purpose of this character area is to recognize the transportation or utility use of a property. This 
designation is applied when appropriate, subject to the existing or intended specific use of the property. Areas 
in Ware County and the City of Waycross with this designation includ e the Waycross-Ware County Airport 
and the Rice Yard for trains moving into and through Waycross. 
 
Predominant Land Use:  
Airports, landfills, railroad switching yards and corridors.  This character are due to its nature encompasses 
only the GI (General Industrial) and LI (Light Industrial) zoning districts.  
 
Vision for the Future:  
To provide and protect an environment that is suitable for utilities, transportation and communication 
facilities, together with uses that can be compatible with utility, transport ation and communication facility 
surroundings and to provide an environment that will protect such uses from encroaching incompatible 
development. 
 
Quality Community Objectives:  

 Growth Preparedness Objective: to identify and put in place the prerequisites for the type of growth 
the area seeks to achieve. These may include housing and infrastructure (roads, water, sewer and 
telecommunications) to support new growth, appropriate training to the workforce, ordinances to 
direct growth as desired, or leadership capable of responding to growth opportunities.  

 
Implementation Strategies :  

 Provide for appropriate buffering between the T/U uses and other uses. 

 Provide for adequate property purchase programs where negative impacts from public 
operations cannot be mitigated. 

 Review and enhance zoning and emergency requirements relating to hazardous 
materials.  

 Evaluate strategies to minimize inconvenience and increase safety for all at-grade railroad 
crossings. 
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Trembling Earth Recreation Complex Character Area   
 

       
 
Description : 
This area consists of 123 acres of recreation land divided into three complexes within walking distance of each 
other.  The recreation complex includes a walking track , pond, baseball, softball, football and soccer fields.  

 
Predomin ant Land Use : 
Public  Recreation Complex.  The zoning district for this area is A (Agriculture).  

 
Vision for the Future:  
Provide connectivity to other passive and active recreation areas and incorporate as part of a bicycle network 
system.  
 
Quality Commun ity Objectives:  

 Open Space Preservation Objective : New development should be designed to minimize the 
amount of land consumed and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors.  

 Environmental Pro tection Objective : Environmentally sensitive areas should be protected 
from negative impacts of development. Environmentally sensitive areas such as ground water 
recharge areas, wetlands, and native upland habitat (such as mature tree stands and southern 
hardwoods) deserve special protection, particularly when they are important for maintaining the 
traditional character or quality of life of the community or region. Whenever possible, the natural 
terrain, drainage and vegetation of an area should be preserved. 

 
Implementation Strategies :  

 Develop a five year implementation and marketing plan for Trembling Earth.  

 Seek grants, contributions, and dedications to accomplish improvements to the park and 
its recreational facilities and programs.  

 Coordinate efforts to provide park and recreation services with neighboring facilities and 
communities through joint development and/or operation.  
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Urban Fringe  Character Area  
                
 

      
 
Description : 
This area lies in the unincorporated county and encircles the City of Waycross with suburban type residential 
development from the west around to the north and east. The area is both served with water and sewer and is 
expected to see the majority of the residential development in the county.  
 
Predominant Land Use : 
The predominant land use here is low to medium density residential with scattered strip commercial 
development and scattered civic or institution al uses such as convenience stores, waste collection sites and 
churches.  Applicable zoning districts  in this area include: A (Agriculture), A -1 (Agriculture),  C2 (Highway 
Commercial), RS (Residential), R50 (Residential), R50 MH  (Residential), R75 (Residential), R75MH 
(Residential), and R90 (Residential).  

 
Vision for the Future:  
The suburban neighborhood areas should be encouraged to develop at lower densities as master planned 
developments, with an emphasis on connectivity and walkability.  In addition, care should be taken to control 
growth and ensure that any development will occur concurrent with the provision of necessary infrastructure 
and to ensure equitable distribution of project created infrastructure cost to the new developments.  The areas 
should provide for intercon nectivity between subdivisions and encourage alternate modes of transportation. 
These areas should also provide for open space within and outside of subdivisions in order to provide 
additional green space, as well as passive and active recreation areas that will serve the residents. 

 
Quality Community Objectives:  

 Growth Preparedness Objective:  Each Community should identify and put in place the pre -
requisites for the type of growth it seeks to achieve. These may include housing and infrastructure to 
support new growth, appropriate training of the workforce, ordinances to direct growth  as desired or 
leadership capable of responding to growth opportunities. 

 Appropriate Business Objective:  The businesses and industries encouraged to develop or 
expand in a community should be suitable for the community in terms of job skills required, link ages 
to other economic activities in the region, impact on the resources of the area and future prospects for 
expansion and creation of higher skill job opportunities.  

 Open Space Preservation Objective : New development should be designed to minimize the 
amount of land consumed and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors.  

 Environmental Protection Objective : Environmentally sensitive areas should be protected 
from negative impacts of development. Environmentally sensitive areas such as ground water 
recharge areas, wetlands, and native upland habitat (such as mature tree stands and southern 
hardwoods) deserve special protection, particularly when they are important for maintaining the 
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tradition al character or quality of life of the community or region. Whenever possible, the natural 
terrain, drainage and vegetation of an area should be preserved. 

 Transportation Alternatives Objective: Alternatives to transportation by 
automobile, including trans it, bicycle routes and pedestrian facilities should be made 
available to each community. Greater use of alternate transportation should be 
encouraged. 

 Housing Opportunities Objective: Quality housing and a range of housing size, cost, and 
density should be provided in each community to make it possible for all who work in the 
community to also live in the community.  

 
Implementation Strategies :  

 Provide a network of sidewalks and bike paths. 

 Encourage inclusionary zoning to enable complementary and mixed uses. 

 Review and update the zoning and subdivision standards to account for impacts on 
infrastructure to avoid future capacity problems.  

 Ensure that water, sewer and road infrastructure is provided concurrent with 
development. This also should include siting and size and type of schools, police and fire. 

 Provide flexibility in subdivision regulation to encourage creative design, green space, 
open space and green design including bicycle and pedestrian way continuity . 

 Promote tree preservation. 

 Review and enhance standards for minimum landscaping and fencing standards.  

 Encourage complimentary uses between City and County in this area to ensure 
compatibility of uses, infrastructure across City -County lines. 

 Encourage rehabilitation, preservation and maintenance of historic properties and 
structures. 
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Ware County/ Waycross I ndustrial Park Character Area  
             
 

 
 
Description:  
This area is intended to provide an environment suitable for light manufacturing, wholesale and warehousing 
activities that , together with other non -residential uses that may be compatible with other industrial 
surroundings including the airport.  
 
Predominant Land Use:  
Industry related to silviculture including millwork , construction services, manufacturing, motor freight 
transportatio n and warehousing, wholesale trades and similar uses. Applicable zoning districts in this 
character area are IP (Industrial Park), GI (General Industrial), M2 (Heavy Industrial), and A -1 (Airport).  This 
character area also encompasses on three sides a residential (R90) area which may, in the future, lead to  
incompatibility issues.  

 
Vision for the Future:  
Provide guidelines and infrastructure to enhance the connectivity  and accessibility of these areas in order to 
ensure business success while minimizing adverse impacts on neighborhoods and the environment.   
 
Quality Community Objectives:  

 Growth Preparedness Objective: to identify and put in place the prerequisites for the type of 
growth the area seeks to achieve. These may include housing and infrastructure (roads, water, sewer 
and telecommunications) to support new growth, appropriate training to the workforce, ordinances 
to direct growth as desired or leadership capable of responding to growth opportunities. 

 Transportation Alternatives Objective:  Alternatives to transportation by automobile, 
including transit, bicycle routes and pedestrian facilities, should be made available to each 
community.  Greater use of alternative transportation should be encouraged. 

 Appropriate Business Objective:  The businesses and industries encouraged to develop or 
expand in a community should be suitable for the community in terms of job skills required, linkages 
to other economic activities in the region, impact on the resources of the area and future prospects for 
expansion and creation of higher skill job opportunities.  

 
Implementation Strategies :  

 Focus the combined business attraction and development efforts of Ware County and the 
City of Waycross on a number of key industry ñclustersò identified as having the most 
potenti al for growth in the area. Accommodate green industrial development. 

 Recast the industrial park  as a demonstration center for ñgreenò practices, products and 
services. 

 Initiate and sustain higher levels of capital investment  by attracting strong, job produ cing 
light industrial and manufacturing firms, while encouraging expansion of existing anchor 
developments. 
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 Improve vacant and underutilized properties  and determine the most suitable uses given 
inherent market and site opportunities and constraints.  

 Reduce blight, particularly along the main corridors. These corridors act as entryways 
into Waycross and, if improved, could improve perceptions of the City and attract 
investment.  

 Capitalize on Ware Countyôs and the City of Waycrossô excellent location with pr oximity 
to a well-integrated rail  and state highway transportation hub . 

 Pursue development of collateral marketing materials.  

 Develop and implement a planting and maintenance plan. 

 Develop a business retention, expansion, and recruitment strategies. 

 Support economic diversification . 

 Encourage higher quality landscapes and site designs. 

 Through efficiencies, cut energy use and costs. 

 Minimize infrastructure demand and utilize sustainable infrastructure.  

 Develop a comprehensive recruitment strategy. 
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Waste Water Treatment Plant Character Area  
             

  
 
Description:  
The property where the City of Waycross Wastewater Treatment Plant is located, is owned by the municipality 
and stretches from south-west of the Satilla River, where the actual plant is located, to the north-east of the 
Satilla River where the plantôs sludge fields are located. The property directly adjacent to the river is intended 
for conservation and any solubles intended for the fields are piped under the river.  This property is designated 
as its own character area to protect the function of the Wastewater Treatment Plant and the natural habitat of 
the River.  

 
Predominant Land Use:  
Wastewater Treatment Plant operation and river corridor habitat conservation.  The area is currently 
designated as residential zoning district. 

 
Vision for the Future:  
Maintain the via bility of the Wastewater Treatment Plant and the viability of the River.  
 
Quality Community Objectives:  

 Growth Preparedness Objective: to identify and put in place the prerequisi tes for the type of 
growth the area seeks to achieve. These may include housing and infrastructure (roads, water, sewer 
and telecommunications) to support new growth, appropriate training to the workforce, ordinances 
to direct growth as desired or leadership capable of responding to growth opportunities.  

 Transportation Alternatives Objective:  Alternatives to transportation by automobile, 
including transit, bicycle routes and pedestrian facilities, should be made available to each 
community.  Greater use of alternative transportation should be encouraged. 

 Appropriate Business Objective:  The businesses and industries encouraged to develop or 
expand in a community should be suitable for the community in terms of job skills required, linkages 
to other economic activities in the region, impact on the resources of the area and future prospects for 
expansion and creation of higher skill job opportunities.  

 
Implementation Strategies : 

 Maintain the current policy of providing services to the residents of Waycross  and Ware 
County while upholding sound environmental policies for the protection of the Satilla 
River Corridor.  

 Provide a more appropriate zoning district reflecting the use of a waste water treatment 
plant as well as requiring Best Management Practices for the conservation of the Satilla 
River corridor.  
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Waycross C orporate Park Character Area  

 

        
 
Description : 
This area includes the corporate/industrial park which is located adjacent to the Education Center Character 
Area.  
 
Predominant Land Use:  
Predominant  uses are offices, distribution and light manufacturing uses within a corporate  park  setting.  This 
area is covered under the IP (Industrial Park) zoning designation. 

 
Vision for the Future:  
The focus for this area is to provide an environment conducive to maintaining and attracting businesses into 
the corporate park in order to create quality jobs for the community. This includes providing appropriate 
infrastructure and public services as well as up to date technology.  
 
Quality Community Objec tives:  

 Open Space Preservation Objective : New development should be designed to minimize the 
amount of land consumed and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors.  

 Growth Preparedness Object ive:  Each Community should identify and put in place the pre -
requisites for the type of growth it seeks to achieve. These may include housing and infrastructure to 
support new growth, appropriate training of the workforce, ordinances to direct growth as de sired or 
leadership capable of responding to growth opportunities. 

 Appropriate Business Objective:  The businesses and industries encouraged to develop or 
expand in a community should be suitable for the community in terms of job skills required, linkages 
to other economic activities in the region, impact on the resources of the area and future prospects for 
expansion and creation of higher skill job opportunities.  

 Transportation Alternatives Objective: Alternatives to transportation by 
automobile, including  transit, bicycle routes and pedestrian facilities should be made 
available to each community. Greater use of alternate transportation should be 
encouraged. 

 
Implementation Strategies :  

 Allow only appropriate zoning districts or uses and establish county-wide land 
development regulations. 

 Provide interconnectivity between the corporate business park and the adjacent 
educational institutions.  

 Provide for flexibility in designs regulation to encourage creative design, green space, 
open space and green design, including bicycle and pedestrian way continuity.  

 Provide for appropriate buffering between the corporate uses and other, adjacent uses. 



Joint Ware County ï City of Waycross 2031 Comprehensive Plan  Draft Community  Agenda 
 

 46 

 Ensure that water, sewer and road infrastructure is provided concurrent with 
development expansion.  

 Develop a list of targeted businesses to be located in this area. 

 Provide for private/public job training programs in coordination with the adjacent 
educational institutions.  

 Coordinate with the Army Corps of Engineers to develop a wetland mitigation plan for 
this area. 
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Waycross  Downtown  Character Area  
              

           
 
Description:  
This area includes the traditional downtown in the City of Waycross and its historical buildings.  
 
Predominant Land Use:  
Primary land uses within this area typically include city services, entertainment and commercial recreation, 
mainstreet, mixed use businesses, business support services, urban neighborhoods, and traditional, older, but 
stable neighborhoods.  Current zoning districts include C1 (Neighborhood Commercial), C2 (Highway  
Commercial), C3  (Downtown Business District), C4 (Central Business District), O (Office), and M (Medical).  
 
Vision for the Future:  
Continue renovation and rehabilitation of historic buildings. Continue to develop mixed use to include 
residential, commercial and cultural uses in the area to encourage a vibrant, livable and walkable downtown.   

 
Quality Community Objectives:  

 Regional Identity Objective: Regions should promote and preserve an ñidentityò, defined in 
terms of traditional regional architecture,  common economic linkages that bind the region together, 
or other shared characteristics. 

 Heritage Preservation Objective:   The traditional character of the community should be 
maintained through preserving and revitalizing historic areas of the community,  encouraging new 
development that is compatible with the traditional features of the community, and protecting other 
scenic or natural features that are important to defining the communityôs character.   

 Transportation Alternatives Objective:  Alternatives to transportation by automobile, 
including transit, bicycle routes and pedestrian facilities, should be made available to each 
community.  Greater use of alternative transportation should be encouraged. 

 Infill Development Objective:   Communit ies should maximize the use of existing infrastructure 
and minimize the conversion of undeveloped land at the urban periphery by encouraging 
development or redevelopment closer to the downtown or traditional urban core.   

 Housing Opportunities Objective:   Quality housing and a range of housing size, cost, and 
density should be provided in each community, to make it possible for all who work in the 
community to also live in the community.   

 Traditional Neighborhood Objective:  Traditional neighborhood development patterns should 
be encouraged, including use of more human scale development, mixing of uses within easy walking 
distance of on another, and facilitating pedestrian activity.   

 Sense of Place Objective : Traditional downtown areas should be maintained as the focal point of 
the community or, for newer areas where this is not possible, the development of activity centers that 
serve as community focal points should be encouraged.  These community focal points should be 
attractive, mixed-use, pedestrian-friendly places where people choose to gather for shopping, dining, 
socializing, and entertainment.   
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Implementation Strategies :  

 Aim for a multi -functional downtown to attract a wide range of individuals by influencing 
housing, work, shopping, culture, entertainment, gov ernment and tourist attractions.  

 Include after -school programs, anti-crime initiatives, youth development, employment 
services, arts, recreational opportunities and public transit in order to address the 
human, social and economic dimensions in addition to  the physical dimension of 
providing new housing and commercial businesses. 

 Create partnerships by encouraging cooperation of local government, chamber of 
commerce, private sector and civic organizations. 

 Provide guidance to new commercial businesses in regard to financing, parking, zoning 
and building design.  

 Focus on diversification of Downtownôs business mix and the addition of 
underrepresented uses such as parks, entertainment and fine dining. 

 Develop and maintain genuine public spaces by widening sidewalks, landscaping, 
encouraging on-street activities and promoting community.  

 Develop recruitment, retention, and expansion strategies for appropriate businesses. 

 Increase the pedestrian friendly nature of Downtown.  

 Pursue grant funding to beautify downtown , including façade improvements to increase 
the perception of the area. 

 Encourage rehabilitation, preservation and maintenance of historic properties and 
structures. 
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Waycross Education Center Character Area  
                
 

 
 
Description : 
This area includes the high school, Waycross College and Okefenokee Technical College, and has developed 
into the education center for the area through co-location of these learning institutions.  
 
Predominant Land Use:  
The predominant use is residential with some mix of smaller schools and churches and some very limited 
neighborhood commercial. Zoning districts in this area include  R90 (Residential), CN (Conservation), and C2 
(Highway Commercial).  

 
Vision for the Future:  
The focus for these areas is to reinforce the stability of the neighborhoods by encouraging more 
homeownership and maintenance or upgrade of existing structures.  
 
Quality Community Objectives:  

 Open Space Preservation Objective : New development should be designed to minimize the 
amount of land consumed and open space should be set aside from development for use as public 
parks or as greenbelts/wildlife corridors.  
 

 Regional Identity Objective: Regions should promote and preserve an ñidentityò, defined in 
terms of traditional regional architecture, common economic linkages that bind the region together, 
or other shared characteristics. 

 
 Transportation Alternatives Objective:  Alternatives to transportation by automobile, 

including transit, bicycle routes and pedestrian facilities, should be made available to each 
community.  Greater use of alternative transportation should be encouraged. 

 
 Sense of Place Objective : Traditional downtown areas should be maintained as the focal point of 

the community or, for newer areas where this is not possible, the development of activity centers that 
serve as community focal points should be encouraged.  These community focal points should be 
attractive, mixed-use, pedestrian-friendly places where people choose to gather for shopping, dining, 
socializing, and entertainment.   

 
 Growth Preparedness Objective:  Each Community should identify and put in place the pre -

requisites for the type of growth it seeks to achieve. These may include housing and infrastructure to 
support new growth, appropriate training of the workforce, ordina nces to direct growth as desired or 
leadership capable of responding to growth opportunities. 

 
 Appropriate Business Objective:  The businesses and industries encouraged to develop or 

expand in a community should be suitable for the community in terms of job  skills required, linkages 
to other economic activities in the region, impact on the resources of the area and future prospects for 
expansion and creation of higher skill job opportunities.  
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Implementation Strategies :  

 Build on the location to encourage community use.  

 Maintain safety and security to create a quality learning environment.  

 Provide interconnectivity and a ccess, day and night year-round, including access by 
public transportation to adjacent cultural, recreational and training opportunities.  

 Create public/private partnerships for education of the workforce through training 
programs. 
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Character Area Compatibility Matrix  
Zoning  Agriculture/  

Silviculture  
Baptist  
Village  

Conservation  Crossroads  
Commercial  

Hospital/  
Medical  

Industrial  Residential  Rural  
Residential  

A X        

A-1 X        

A-2         

C-1         

C-2 X   X X    

C-3         

C-4         

CDD         

GI      X   

IP      X   

LI       X   

M  X   X    

O         

R50       X  

R50 MH         

R50 HD         

R-75 Res X        

R-75 MH X   X   X  

R-75 
Manu.Home 

        

R90       X  

RS X      X  

MU     X     

CN         
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Character Area Compatibility Matrix   
Zoning  Rural  

Village  
Transportation/  
Utility  

Trembling 
Earth  

Urban  
Fringe  

Ware -
Waycross 
Ind. Park  

Wastewater 
Treatment 
Plant  

Waycross 
Corporate 
Park  

Waycross 
Downtown  

Waycross 
Education 
Center  

A   X X      

A-1    X X     

A-2          

C-1        X  

C-2    X    X X 

C-3        X  

C-4        X  

CDD          

GI  X   X     

IP     X  X   

LI   X        

M        X  

O        X  

R50    X      

R50 MH    X      

R50 HD          

R-75 Res    X      

R-75 MH    X      

R-75 
Manu.Home 

         

R90     X     

RS      X    

MU          

CN         X 
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4. Translating the Vision into the Plan: Goals,  Issues, Objectives, and Pol icies  
 
a. Introduction  

 
In order to translate the Future Vision for Ware County and the City of Waycross into a feasible 
implementation plan, overall goals have to be developed to guide the plan and those issues and opportunities 
identified in the previous chapter that most likely will be encountered during the implementation phase.  The 
goals, as are the issues and opportunities, are divided into nine major elements of Population, Economic 
Development, Housing, Natural Resources, Cultural Resources, Community Facilities and Services, Land Use, 
Transportation , and Intergovernmental Coordination.  
 
A goal statement for each of these elements, a list of issues and objectives, and policies are presented in the 
following sections.  The issues and opportunities were first identified during the Community Assessment 
phase of the Plan through comprehensive stakeholder and public participation input , and then confirmed and 
prioritized during the Community Agenda portion of this Plan. The issues are building the base f or the goals as 
they are describing long-term issues that the community desires to address in the next twenty years, and 
policies were built upon the opportunities as defined in the Community Assessment earlier in the process.  
Therefore, the opportunities  are building the base for the policies, implementation strategies and short -term 
work program to address the issues and realize the goals. Quantitative benchmarks are used where 
appropriate to keep track of success and progress, and identify areas where policies may need to be adjusted. 

 
 

b. Priority List - Top Five  Priority List of Issues and Opportunities  
 
The following is an overview over the results of the stakeholder surveys concerning the issues and 
opportunities as identified in the Community Assessment.  Stakeholders were asked to rank the top five issues 
with the value ñ1ò being the most important down to value ñ5ò.   Opportunities were not ranked.  
 
Population  
 
Issues:  

1. Young people do not stay in Ware County/Waycross but move to other areas for jobs.  
2. Negative population growth.  
3. Lack of diversity in the make-up of the population.  
4. High rate of commuting into Ware County/Waycross for work  
 

Opportunities:  
1. Pursue attraction of retirees to the area. 
2. Increase opportunities and efforts to bring younger people back to the area through job opportunities 

and available activities 
3. Pursue the development of a quality ñretirement communityò. 

 
 
Economic Development  
 
Issues:  

1. Lack of job opportunities for people who graduate from the various local colleges. Waycross has an 
excellent technical college; however, few jobs are available locally to retain this education workforce. 

2. Lack of a centralized vision for the area by the City, County and business community.  
3. Lack of public relations and marketing of City and Count y projects and plansðWaycross and Ware 

County are both lacking a Public Information Officer or Public Relations staff to take charge of 
effective marketing and promotion of the area. 

4. Inadequate promotion of the areaôs greatest assets such as quality of life and small town feel with the 
amenities of larger communities. 
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5. The existing rail system is under-utilized in helping to recruit new businesses. At the same time the 
need for additional developable property close to rail lines needs to be addressed.  

 
Oppo rtunities:  

1. Capitalize on the existing geography of Ware County with its close location to the coast, I-95, US1, 
Hwy. 82 and Hwy. 84, as well as the proximity to Jacksonville Airport and Jacksonville Port.  The 
area is also less subject to impact by hurricanes. 

2. Increase the awareness of the fact that Waycross/Ware County has 5 direct rail lines including the 
location of rail in the industrial park.  

3. Pursue attraction of industries that can utilize rail and research funds and opportunities to develop 
additiona l properties along rail lines.  

4. Encourage and assist local entrepreneurs to increase homegrown small businesses e.g. with an 
incubator program.  

5. Take advantage of redevelopment and infill opportunities.   
 
 
Housing  
 
Issues:  

1. Large areas of blighted homes and neighborhoods. 
2. People work in Waycross, but live in surrounding counties due to better housing market and choices. 
3. Need to improve quality of housing stock in the county. 
4. Insufficient funds and programs to address the homeless population. 

 
Opportunities:  

1. Promote the homegrown town atmosphere with its good quality of life to attract more residents to 
the area. 

2. Increase housing opportunities in downtown including additional apartments and loft living.  
3. Consider programs to encourage more quality affordable housing developments with access to 

downtown and other job centers. 
4. Increase housing revitalization and /or infrastructure upgrades in neighborhoods.  
5. Protect neighborhoods from commercial encroachment.  

 
  
Natural Resources  
 
Issues:  

1. Ware County and Waycross can offer world renowned natural resources such as the Laura Walker 
State Park and the Okefenokee Wildlife Refuge, but currently these resources are not capitalized on 
and local promotion is not guaranteed.  

2. The Satilla River needs to be cleaned up and made more navigable for recreation purposes such as 
canoeing. 

3. Ware County has a lot of wetlands that may be impacted by development. 
 

 
Opportunities:  

1. The Satilla River is great resource for recreation, including fishing and canoeing. Nature tourism is 
becoming more popular and in moderation contributes to the preservation of the natural 
environment.  

2. Increase the use of green technology such as the recently installed ñtrapò for litter in the Satilla River 
to attract business and industry, to provide clean energy and provide a high quality living 
environment.  

3. Research and consider the establishment of a wetlands mitigation bank or other wetlands mitigation 
standards to encourage development while minimizing impact on the natural environment.  

4. The Cherokee Heights neighborhood has a great diversity of plant life. The availability of this natural 
resource could be promoted as a tourist attraction in the form of a driving or walking tour.  
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Cultural Resources:  
 
Issues:  

1. Historic Downtown is not utilized to its potenti al. Most visitors never see or come downtown as all 
hotels are along US #1 and very few activities and events take place downtown. 

2. Most traffic by -passes historic downtown Waycross due to existing road network. 
3. Historic Preservation regulations and grants are perceived to slow down redevelopment and are 

therefore not used. 
4. The Heritage Center is under-utilized and is seen as out of place geographically as being out of the 

way and could be better suited to a centralized downtown location. 
5. Historic Preservation Commission is in place but not very active. 

 
Opportunities:  

1. Pursue building up business and diversity downtown. 
2. Encourage the Historic Preservation Commission to become more active and take more initiative. 
3. Pursue art shows and other cultural events organized by the Heritage Center for the historic 

downtown. 
4. Promote the information that Waycross is a National Register Historic City.  
5. Continue to support the Community Theater.  

 
   
Land Use and Development  
 
Issues:  

1. Lack of countywide zoning. The corridors are zoned, but the remainder of the county is not, which 
may result in incompatible uses locating next to each other, specifically the encroachment of 
incompatible uses on agriculture and silviculture uses. The airport and industrial park as well as 
agricultural operations are not protected from the encroachment of incompatible uses. 

2. Most blighted areas are located along the main thoroughfares and influence the perception of 
tourists and other visitors.  

3. Lack of Growth Preparedness, the county and city need to increase their efforts of planning ahead. 
4.  There is a need for a better design ordinance for Downtown Waycross. 

 
Opportunities:  

1. Encourage re-use of blighted development. 
2. Encourage development of communities that are family friendly and provide diversity o f uses and 

housing choices. 
3. Develop strategies to provide for affordable, high quality residential areas and job opportunities 

within Ware County to decrease commuting from other counties.  
4. Develop design standards for the downtown area in Waycross and encourage continued support of 

downtown revitalization projects.  
5. Consider enacting county-wide development regulations protecting existing agriculture/silviculture 

industry from encroachment by incompatible uses. 
 
 
Commu nity Facilities and Services  
 
Issues:  

1. Recycling services do not exist in Ware County/Waycross. 
2. Lack of sufficient professional paid fire protection coverage. The county is served by one paid and 10 

volunteer fire stations.  
3. Enrollment in the local schools is declining based on age. The population of Ware/Waycross is 

getting older. 
4. 5000 residents in Ware County have no home pick-up garbage collection. 
5. Insufficient EMS coverage: 4 EMS for a 900 square mile area. 
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Opportunities:  
1. Encourage recycling services and opportunities for the community and utilize Valdosta as a regional 

recycling hub, thereby keeping the costs down. 
2. Utilize and promote the existing water & sewer system capacity. The system is older, but any 

problems are very manageable. 
3. Research and apply for funding and grants to be able to provide paid services for Fire and EMS 

services for Ware County and the City of Waycross. 
4. Promote the areaôs Tele-Medicine center. 
5. Continue to utilize and promote the city and county recreation facilities. City parks stay booked year 

round and the new recreation complex has been received very well. 

 
Transportation  
 
Issues  

1. The new Bio Fuel development in Ware County will be bringing an additional 300 trucks a day to the 
area. Pursue the development or identification of an appropriate truck route.  

2. Need for improved access to the downtown through traffic pattern improvements including better 
signage. 

3. Lack of long range transportation plan for Waycross and Ware County. 
4. Lack of continuous and safe bicycle trails both for the recreational and sport bicyclist. 
5. Lack of any form of public transit.  

 
Opportunities  

1. Hwy 84 needs to be four-laned all the way from Waycross to Valdosta to improve connection 
between the two regional centers. 

2. Expand on the proximity to the 3 major ports of Brunswick, Savannah and Jacksonville.  

3. Promote the airport in Waycross and increase utilization.  

4.  Encourage transportation driven growth. Ware County and the City of Waycross need to capitalize 
on the convergence of US #1, Hwy 82 and Hwy 84, as well as the proximity to Jacksonville Airport 
and Jacksonville Port. Waycross/Ware County has 5 direct rail lines including the location of rail in 
the industrial park.  

5. Develop a long range transportation plan addressing the listed issues and opportunities. 
 

 
 
Intergovernmental Coordination  
 
Issues  

1. Lack of a central marketing committee that would structure and centralize the promotion for Ware 
County and City of Waycross.  

2. Unfavorable perception of government and local elected officials through predominantly negative 
media coverage. 

3. Lack of community volun teers. 
 
Opportunities  

1. Possible consolidation of some services between Ware County and City of Waycross to improve the 
delivery of services. 

2. Develop a common vision for the County and City to tie all the opportunities together.  
3. Develop joint public relation s tools for use by the County and City.  
4. Maintain existing good coordination between agencies. 
5. Encourage and promote public/private partnerships.  
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c.  Goals, Issues , Policies  and Strategies  
 
 
1. POPULATION:  

 
Population Goal  
 

Ensure Overall Community Growt h And Development Benefits For All Segments Of The 
Population.   

 
Population Issues , Policies  & Strategies  
 
Issue 1:  
Young people do not stay in Ware County/Waycross but move to other areas for jobs.  
 
Policies & Strategies:  

1.1 Increase opportunities and efforts to bring younger people back to the area through job opportunities 
and available activities; including increasing mobility.  
 

Issue 2:  
The County is lo sing population.  
 
Policies & Strategies:  

1.2 Encourage younger people to move back into the area through better job opportunities.  
 
1.3 Pursue attraction of retirees to the area. 
 

Issue 3:  
Lack of diversity in the make -up of the population.  
 
Policies  & Strategies:  

1.4 Increase the diversity of the population. 
 
1.5 Pursue the development of a quality  ñactive adult/senior communityò development. 
 

Issue 4:    
 The County and City experience a h igh rate of commuting into the area  for work . 

 
Policies  & Strategies:  

1.6 Promote appropriate and affordable living accommodations for the working population inclu ding 
affordable rental housing in the form of single family homes and loft/apartment living downtown.  
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2. ECONOMIC DEVELOPMENT:  

 
Economic Development Goal  
 
Improve The  Economy By Developing And Enhancing New And Existing Strengths That Will 
Draw New Business, Expand Existing Businesses,  Diversify The Local Economy, And Help 
The County and The City  Compete In The Regional Economy.  
 
Economic Development Issues , Policies  & Strategies  
 
Issue 1:  
The area does not have sufficient job  opportunities for p eople who graduate from the various 
local colleges. Waycross has an excellent technical college; however, few jobs are available 
locally to retain this educat ed workforce  after graduation . 
 
Policies & Strategies:  

2.1 Encourage and assist local entrepreneurs to increase homegrown small businesses e.g. with an 
incubator program.  
 
2.2 Promote that Ware County is a certified ñwork ready communityò. 

 
2.3 Develop a strategy to increase workforce education and skill level for the rural work force. 
 
2.4  Develop incentives to attract sustainable and green industry including agriculture/silviculture.  
 

 
Issue 2:  
Lack of  a centralized vision for the area by the City, County and business community.  
 
Policies & Strategies:  

2.5 Develop a strategy/business plan to pursue increased attraction of new population to the area 
including the development of a quality ñactive adult/senior communityò with diverse services, 
entertainment, housing and retail.  
 
2.6 Develop joint tourism and business marketing opportunities between the v arious agencies to market 
the area more efficiently and effectively and encourage the promotion of existing opportunities.  
 
2.7 Capitalize on the timber industry to attract more alternative energy industry and increase Ware 
Countyôs reputation as a ñgreen countyò. 
 
2.8  Develop a plan to attract new businesses to the City and County. 

 
 
Issue 3:  
Lack of public relations and marketing of City and County projects and plans ðWaycross and 
Ware County are both lacking a Public Information Officer or Public Relatio ns staff to take 
charge of effective marketing and promotion of the area.  
 
Policies & Strategies:  

2.9 Capitalize on the existing geography of Ware County with its close location to the coast, I-95, US1, 
Hwy. 82 and Hwy. 84, as well as the proximity to Jacksonville Airport , Jacksonville Port, Savannah Port, 
and Brunswick Port.  The area is also less subject to impact by hurricanes. 
 
2.10  Develop an inventory of large tracts of land suitable for larger businesses.  
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2.11 Increase marketing efforts for the Cityôs Technology and Professional Office Park. 
 
2.12 Increase marketing and promotion of tourist attractions such as Obadiahôs, Wildeôs Massacre Site, 
Heritage Center, and the Okefenokee Swamp Park and Okefenokee Wildlife Refuge. 
 
2.13 Develop a joint promot ion program with the areaôs hospitality industry. 
 
2.14 Develop training opportunities for local retail and restaurant workers to improve the ability of 
providing tourist information to visitors of Waycross -Ware County. 
 
 

Issue 4:  
Inadequate promotion of the areaôs greatest assets such as quality of life and small town feel 
with the amenities of larger communities.  
 
Policies & Strategies:  

2.15 Take advantage of redevelopment and infill opportunities.   
 
2.16 Develop a program to market the proximity to the  three major ports of Brunswick, Jacksonville, and 
Savannah. 
 
2.17 Promote the future availability of the City Auditorium for meeting and conference space.  
 
2.18  Increase the awareness that the Industrial park is located next to local airport. 
 
2.19 Promote the local airport and adjacent parcels of land to attract aviation related industry and  
promote its proximity to downtown hotels.  
 

 
Issue 5:  
The existing rail system is under -utilized in helping to recruit new businesses. At the same 
time the need for a dditional developable property close to rail lines needs to be addressed.  
 
Policies & Strategies:  

2.20  Develop strategies to increase the awareness of the fact that Waycross/Ware County has 5 direct rail 
lines including the location of rail in the industr ial park. 
 
2.21 Pursue attraction of industries that can utilize rail and research funds and opportunities to develop 
additional properties along rail lines.  
 
2.22  Develop an inventory of additional developable property close to rail lines. 
 
2.2 3 Develop development standards and guidelines for development in the corporate office park 
identifying a common interest and shared vision and to ensure a common standard of development.  
 



Joint Ware County ï City of Waycross 2031 Comprehensive Plan  Draft Community  Agenda 
 
 

 60 

 

3. HOUSING:  
 
Housing Goal  
 
Provide Opportunities For Homeownership And Housing  Resources For All Citizens Of 
Ware County and The City of Waycross  Through Public/Private Partnerships.  
 
Housing   Issues ,  Policies & Strategies:  
 
 
Issue 1:  
Ware County and the City of Wa ycross include areas of blighted homes and neighborhoods.  
 
Policies  & Strategies:  

3.1 Protect residential neighborhoods from encroachment of non -residential uses. 
 
3.2 Develop, improve and enforce zoning standards for property upkeep and screening standards. 
 
3.3  Promote limited mixed -use of compatible uses to serve neighborhood needs and create focal 

community points.   
3.4  Encourage the preservation of historic properties and discourage demolition. 

 
 
Issue 2:  
People work in Waycross, but live in surrounding counties due to better housing market and 
housing choices.  
 
Policies & St rategies:  

3.5  Develop a program to increase housing opportunities in downtown including additional apartments 
and loft living.  
 
3.6  Consider programs to encourage more quality affordable housing developments with access to 

downtown and other job centers. 
 

3.7 Develop a program to educate citizens about improving blighted areas. 
 
 

Issue 3:  
The quality of the housing stock in the county needs to be improved.  
 
Policies & Strategies:  

3.8 Promote housing revitalization and /or infrastructure upgrades in neighborhoods.  
 
3.9  Incorporate development standards into the zoning ordinance to allow for a variety of home types to 
encourage existing small (cottage) lots and provide affordable, quality housing.  

 
 
Issue 4:  
The County and City have no sources to fund programs to wor k with the indigent population 
segment including the provision of sustainable housing.  

 
Policies & Strategies:  

3.10  Research and pursue grants and other funding opportunities to provide housing, boarding, rooming 
opportunities for the indigent population s egment. 
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4.  NATURAL RESOURCES:  
 
Natural Resources Goal  
 
Conserve And Protect The Functions And Values Of The Natural Resources For Future 
Generations Appropriate Use  And Enjoyment . 
 
Natural Resources Issues , Policies  and Strategies   
  
 
Issue  1: 
Ware County and Waycross can offer world renowned natural resources such as the Laura 
Walker State Park and the Okefenokee Wildlife Refuge, but currently these resources are not 
capitalized on and local promotion is not guaranteed.  
 
Policies & Strategies:  

4.1 The Cherokee Heights neighborhood has a great diversity of plant life. The availability of this natural 
resource could be promoted as a tourist attraction in the form of a driving or walking tour.  
 
4.2  Increase marketing and promotion of tourist attractions such as Obediahôs, Wildes Massacre Site, 
Heritage Center, and the Okefenokee Swamp Park and Okefenokee Wildlife Refuge and other local 
attractions. 
 

 
Issue 2:  
The Satilla River needs to be cl eaned up  for recreation purposes such as canoeing.  
  
Policies & Strate gies:  

4.3 The Satilla River is great resource for recreation, including fishing and canoeing. Nature tourism is 
becoming more popular and in moderation contributes to the preservation of the natural environment.  
 
4.4  Increase the use of green technology such as the recently installed ñtrapò for litter in the Satilla River 

to attract business and industry, to provide clean energy and provide a high quality living 
environment.  
 

4.5  Pursue funding through 3 19 grant opportunities for stormwater implementation projects.  
 
4.6  Create public-private partnerships fund BMPs for new development.  
 

 
Issue 3:  
Ware County has many  wetlands that may be impacted by development.  
 
Policies & Strategies:  

4.7  Research and consider the establishment of a wetlands mitigation bank or other wetlands mitigation 
standards to encourage development while minimizing impact on the natural environment.  

 
4.8  Encourage voluntary conservation easements from private property owners to preserve valuable 
natural resources.  
 
4.9  Research and pursue funding to purchase the most sensitive lands for public protection.  
 
4.10  Develop standards to limit the intensity and density of development permitted in sensitive areas.  
 
4.11 Explore the concepts of conservation overlay districts for sensitive areas.  
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5. CULTURAL RESOURCES:   
 
Cultural Resources Goal  
 
Protect, Preserve And Promote The Historic And Cultural Resources Through Such 
Measures As Regulations, Adaptive Reuse, Tourism And Education Programs Focused On 
Historic Preservation.  
 
Cultural Resources Issues,  Poli cies  and Strategies   
 
Issue  1:  
Historic Downtown is not utilized to its potential. Most visitors never see or come downtown 
as all hotels are along US #1 and very few activities and events take place downtown.  
 
Policies & Strategies:  

5.1 Develop a multi-functional downtown attracting a wide range of housing, work, shopping, culture, 
entertainment, government, and tourist events.  
 
5.2 Create partnerships for events downtown by encouraging cooperation of local government, chamber 
of commerce, private sector, and civic organizations. 
 

 
Issue 2:  
Most traffic by -passes historic downtown Waycross due to existing road network.  
 
Policies & Strategies:  

5.3  Promote the information that Waycross is a National Register Historic City.  
 

5.4  Utilize GDOT resources and the County-wide transportation plan to address traffic issues in the 
downtown area. 
 

5.5  Consider developing a downtown master plan that includes solutions for transportation issues. 
 

5.6  Create signage to direct traffic towards downtown as it flows from the Hwy 84 overpass. 
 

 
Issue 3:  
Historic Preservation regulations and grants are perceived to slow down redevelopment and 
are therefore not used.  
 
Policies & Strategies:  

5.7 Develop standards to allow for the in-fill and retrofitting of older, historic landmarks for modern 
functions such as city hall or community center.  

 
5.8  Develop standards that will allow for more flexibility of uses and design regulations to encourage 
preservation.  

 
 
Issue 4:  
The Heritage Center is under -utilized and is seen not centralized enough geographically . 
 
Policies & Strategies:  

5.9  Pursue art shows and other cultural events organized by the Heritage Center for the historic 
downtown. 
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Issue 5:  
Historic Preservation Commission is in place but not very active.  
 
Policies & Strategies:  

5.10  Encourage the Historic Preservation Commission to become more active and take more initiative. 
 
5.11 Continue to maintain the inventory of historic places/areas.  
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6.  LAND USE:  
 
Land Use Goal  
 
Ensure The Highest Quality Living Environment Possible Through A Mixture Of Compatible 
Land Uses And Character Areas Reflecting The Needs And Desires Of The Local Residents. 
The Goal Shall Be Implemented Through Strict Enforcement Of The Zoning Ordinances And 
Building Code Based On The Objectives And Policies That Follo w.   
 
Land Use Issues , Policies  and Strategies   
 
Issue  1: 
Lack of zoning standards throughout the County for areas located outside of the major 
corridors.  
 
Policies & Strategies:  

6.1 Develop county wide development standards to regulate the distribution of land uses and prevent the 
encroachment of incompatible land uses on each other. 
 
6.2 Develop zoning districts appropriate to the character areas in the comprehensive plan. 
 
6.3 Provide for buffer areas between agricultural and non-agricultural uses. 
 
6.4 Include standards for active adult/senior communities  into countywide development standards.  

 
Issue 2:  
Most blighted areas are located along the main thoroughfares and influence the perception 
of tourists and other visitors.  
 
Policies & Strategies:  

6.5 Encourage re-use of blighted development. 
 
6.6  Encourage infill development and redevelopment of declining and revitalizing areas. 
 
6.7 Provide sufficient flexibility in the approval process to encourage creative design, infill, rehabilitation, 
green space and open space. 
 
6.8 Establish and define specific roles for each corridor in order to encourage revitalization.  
 
6.9 Promote gateway treatment at crucial intersections. 
 
6.10 Provide for flexibility in land uses to allow for compatible mix of uses , including boulevard housing. 
 
6.11 Develop guidelines and encourage improving  the visual appearance of corridors through private-
public cooperation. 
 
6.12 Redevelop or re-designate key parcels within the corridors for public -private partnership in 
revitalization .  
 
6.13    Pursue opportunities to bury existing above ground utilities and consider creating regulations to 
require underground utilities for new developments.  
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Issue 3:  
Lack of Growth Preparedness, the county and city need to increase their efforts of  planning 
ahead.  
 
Policies & Strategies:  

6.14  Encourage development of communities that are family friendly and provide diversity of uses and 
housing choices. 
 
6.15 Develop strategies to provide for affordable, high quality residential areas and job opportunities 
within Ware County to decrease commuting from other counties.  
 
6.16  Seek out funding sources to buy properties along the railroad in order to steer development that 
needs rail access into those areas. 
 
6.17 Develop strategies to ensure that water, sewer, and road infrastructure is provided concurrent with 
development.  

 
Issue 4:  
There is a need for a better design ordinance for Downtown Waycross.  
 
Policies and Strategies:  

6.18 Develop design standards for the downtown area in Waycross and encourage continued support of 
downtown revitalization projects.  

 
6.19 Develop design guidelines for the Crossroads gateways and corridors including signage and 
landscaping to instill a sense of community and welcome visitors. 
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7. COMMUNITY FACILITIES AND SERVICES : 
 
Community Facilities Goal  
 
Ensure Adequate  Community Facilities Such As  Water, Sewer, Solid Waste, Police, Fire, And 
EMS, Are  Provided In An Effective, Environmentally Sound, Safe And Economic System, 
Consistent And Concurrent With Present Demand And Fut ure Growth.   
 
Community Facilities Issues ,  Policies  and Strategies  
 
Issue 1:  
Recycling services do not exist in Ware County/Waycross.  
 
Policies & Strategies:  

7.1 Encourage recycling services and opportunities for the community and utilize regional recycli ng 
efforts, thereby keeping the costs down. 
 
7.2 Encourage volunteer recycling efforts and find ways to encourage incentives. 

 
 
Issue 2:  
Lack of sufficient  pr ofessional paid fire protection coverage. The county is served by one paid 
and 10 volunteer fire stations.  
 
Policies & Strategies:  

7.3 Research and apply for funding and grants to be able to provide paid services for Fire and EMS 
services for Ware County and the City of Waycross. 
 
7.4 Pursue the development of a Fire Fighting training center in Waycross. 
 
7.5 Support additional growth only in those rural areas where such growth is planned for and can be 
supported by appropriate services.  
 
7.6  Create a partnership between the OTC, City, and County that will develop a fire protection training 
program. 
 
 

Issue 3:  
Enrollment in the local schools is declining based on age. The population of Ware/Waycross 
is getting older.  
 
Policies & Strategies:  

7.7 Utilize and promote the existing water & sewer system capacity to attract more people and businesses 
into t he area, including a younger workforce.  
 
7.8  Promote the areaôs Tele-Medicine center. 
 
7.9 Continue to utilize and promote the city and county recreation facilities. City parks stay booked year 
round and the new recreation complex has been received very well. 
 
7.10 Promote ñInternet 2ò. Ware County schools are only the 2nd county in the state to have this tool 
which creates real time partnerships globally. 
 
7.11 Build on the great diversity the Ware County School system. 
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7.12 Pursue more performing arts events to perform at the Ware County High School state of the art 
brand new performing arts center.  
 
7.13 Create a partnership with School Board and other local agencies in an effort to better utilize 
Memorial Stadium for public events.  
 
 
 

Issue 4:  
5000 re sidents in Ware County have no home pick -up garbage collection.  
 
Policies & Strategies:  

7.14 Update the Service Delivery Agreement to more efficiently and effectively provide services. 
 
7.15  Promote the importance of garbage collection in Ware County. 

 
 
I ssue 5:  
EMS coverage  needs improvements.  
 
Policies & Strategies:  

7.16 Develop strategic facilities capital improvement and maintenance plans for each department.  
 
 7.17 Include facilities maintenance and appropriate staffing into the five year short term  work 
 program. 
 
 7.18    Develop a plan to create a first responders unit for underserviced areas throughout the County. 
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8.  TRANSPORTATION:  
 
Transportation Goal  
 
Provide A Safe And Efficient Transportation System Which Addresses The Future Needs Of 
The Cou nty and The City  For Movement Of People And Freight, And Which Considers The 
Social, Economic, Energy And Environmental Effects Of The Transportation System.  
 
Transportation Issues , Policies and Strategies  
 
Issue 1:  
The new Bio Fuel development in Ware Co unty will bring  an additional 300 trucks a day to 
the area.  
 
Policies & Strategies:  

8.1 Pursue the development or identification of an appropriate truck route.  
 
8.2 Develop programs to minimize inconvenience and increase safety at all at-grade railroad crossings.  

 
Issue 2:  
Need for improved access to the downtown through traffic pattern improvements including 
better signage.  
 
Policies & Strategies:  
 

8.3 Provide inter-connectivity and public transportation from other cultural, recreational and business 
locations. 

 
8.4 Develop sign campaign and themed landscaping for one or more gateways to downtown.  

 
Issue 3:  
Lack of long range transportation plan for Waycross and Ware County.  
 
Policies & Strategies:  

8.5 Hwy 84 needs to be four-laned all the way from Waycross to Valdosta to improve connection 
between the two regional centers. 
 
8.6 Expand on the proximity to the 3 major ports of Brunswick, Savannah and Jacksonville.  
 
8.7 Promote the airport in Waycross and increase utilization.  
 
8.8 Encourage transportation driven growth. Ware County and the City of Waycross need to capitalize 
on the convergence of US #1, Hwy 82 and Hwy 84, as well as the proximity to Jacksonville Airport and 
Jacksonville Port. Waycross/Ware County has 5 direct rail lines including the location of rail in the 
industrial park.  
 
8.9  Continue developing the long range transportation plan addressing the listed issues and 

opportunities and maintain a Strategic Transportation Program for the City of Waycross and Ware 
County. 

 
8.10  Research new funding opportunities to pay for transportation  
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Issue 4:  
Improve ment of  the connectivity and safety of bi cycle trails both f or the recreational and 
sport cyclist is needed.  
 
Policies & Strategies:  

8.11 Develop a bicycle trail network connecting natural and cultural resources, parks and recreation 
facilities and schools.  

 
8.12  Research and pursue funding sources to implement and promote the bi cycle trail network.  

 
8.13  Continue to implement Safe Routes to School Program between neighborhoods and schools.  

 
Issue 5:  
There is a l ack of public transit.  

 
Policies & Strategies:  

8.14  Research alternative public transportation option that would be feasible for the Ware 
County/Waycross area.  
 
8.15 Research and pursue funding to implement a public transportation system appropriate for the area 
in coordination with the private sector.  
 
8.16 Improve marketing efforts for the existing public transit.
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9.  INTERGOVERNMENTAL COORDINATION : 
 
Intergovernmental Coordination Goal  
 
Establish Effective Coordination Measures Among A ll Pertinent Public And Quasi -Public 
Entities To Best Maintain The City and The Countyôs  Quality Of Life And Resources.  
 
 
Intergovernmental Coordination Issues , Policies and Strategies  
 
Issue 1:  

Lack of a central marketing committee that would structure and centralize the promotion 

for Ware County and City of Waycross.  

 

Policies & Strategies: 
9.1 Develop joint public relations tools for use by the County and City.  
 
9.2 Pursue development of joint collateral marketing materials.   

 

Issue 2: 

Unfavorable perception of government and local elected officials through predominantly 

negative media coverage. 

 

Policies & Strategies:  
9.3 Explore some consolidation of services between Ware County and City of Waycross to improve the 
delivery of services. 
 
9.4 Develop a common vision for the County and City to tie all the opportunities together.  
 
9.5 Maintain existing good coordination between agencies. 

 

Issue 3: 

Lack of community volunteers. 

 

Policies & Strategies:  
9.6 Encourage and promote public/private partnerships .  
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5.  Implementation Program (Policies, Responsible Party, Partners, Time Frame)  
 
Introduction  
 
In this section, the Comprehensive Plan identifies the implementation policies and strategies along with the 
responsible parties and a projected time frame for implementation.  Where applicable, the policies and 
strategies have been included within the Short Term Work Program in Section 6 below.   
 
The following table is organized by Comprehensive Plan element and identifies action items by time frame, 
such as:  1. Ongoing, 2. Short-Term (1-5 years), 3. Medium Range (6-10 years) and 4. Long Range (10+ years). 
 

Partners  
 
Downtown Waycross Development Authority  DWDA encourages development of the downtown 

Waycross area, which includes renovation and 
rehabilitation of existing buildings, structures, and 
improvements located in historic   Downtown 
Waycross. 

Okefenokee Area Development Authority Seeking a new site for your business. Get all the local 
information from OADA.  

Okefenokee Heritage Center OHC is a non-profit organization dedicated to 
bringing art and history to a broad range of people in 
our community. Their goa l is to enrich the 
community through the preservation and display of 
historical artifacts and to provide educational tours, 
art exhibitions and fine art clubs.  

Okefenokee Swamp Park Okefenokee Swamp Park is a rare experience for 
every member of the family. Extravagantly beautiful, 
the swamp, nearly a half million acres, carries you 
back into the world's pre-history. Interpretive 
exhibits, lectures, wildlife shows, boat tours on 
original Indian Waterways, wilderness walkways, 
Pioneer Island, native animals in their own habitat, 
all combine to weave a spell of pioneer American life. 

Okefenokee Technical College OTC is a unit of the Technical College System of 
Georgia providing high quality technical education, 
training, and student support services to serve the 
workforce needs of its six-county service area in 
Southeast Georgia. 

Satilla Regional Medical Center Satilla Regional Medical Center is the major medical 
referral center for the 9-county region in southeast 
Georgia providing 231 beds. The Center is fully 
accredited by the Joint Commission on Accreditation 
of Healthcare Organizations. 

Ware County Government The largest county in the state of Georgia operating 
under a Commission/Manger from of government.  

Waycross College Waycross College is a two-year unit of the University 
System of Georgia,  providing programs of higher 
education for citizens of the immediate and 
surrounding communities. Current enrollment is 
1,100 students 

Waycross Journal-Herald  Local daily newspaper. 

Waycross Tourism Bureau and Visitor Center All the attractions that make Waycross the place to 
visit.  

Waycross Ware County Chamber of Commerce More information about doing business in Waycross 
and Ware County, Georgia. 

 
 
 
 

http://www.dwda.info/
http://www.oada.org/
http://www.okefenokeeheritagecenter.org/
http://www.okeswamp.com/
http://www.okefenokeetech.edu/
http://www.satilla.org/
http://www.warecounty.com/
http://www.waycross.edu/
http://www.wjhnews.com/
http://www.swampgeorgia.com/
http://www.waycrosschamber.org/
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a. Population  
 
Action  & Strategy  Responsible Party  Partners  Time Frame  
1.1 Increase opportunities and 
efforts to bring younger people 
back to the area through job 
opportunities and available 
activities. 

Ware County 
City of Waycross 
 

Chamber of Commerce 
DWDA, OADA, OTC, 
Waycross College 
School Board 
Journal-Herald 

Ongoing  
Long Range 

1.2 Encourage younger people 
to move back into the area 
through better job 
opportunities.  

Ware County 
City of Waycross 
 

Chamber of Commerce 
DWDA, OADA, OTC, 
Waycross College 
School Board 
Journal-Herald 

Ongoing  
Long Range 

1.3 Pursue attraction of 
retirees to the area. 

Ware County 
City of Waycross 
 

Chamber of Commerce 
Satilla Medical Center 
Journal-Herald 

Ongoing  
Long Range 

1.4 Increase the diversity of 
the population by focusing on 
the attraction of younger 
people and retirees. 

Ware County 
City of Waycross 
 

Chamber of Commerce 
DWDA, OADA, OTC, 
Waycross College 
School Board 
Journal-Herald 

Ongoing  
Long Range 

1.5 Pursue the development of 
a quality ñretirement 
communityò development. 

Ware County 
City of Waycross 

Development Community  
Satilla Medical Center 

Short Term 

1.6 Provide appropriate and 
affordable living 
accommodations for the 
working population including 
affordable rental housing in 
the form of single family 
homes and loft/apartment 
living downtown.  

Ware County 
City of Waycross 

Private partnerships 
DWDA 

Short Term 
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b. Economic Development  
 
Action  & Strategy  Responsible Party  Partners  Time Frame  
2.1 Encourage and assist local 
entrepreneurs to increase 
homegrown small businesses 
e.g. with an incubator 
program. 

Ware County 
City of Waycross 

Chamber of Commerce 
DWDA, OADA, OTC, 
Waycross College 
School Board 
Journal-Herald 

Ongoing  
Short term  

2.2 Promote that Ware 
County is a certified ñwork 
ready communityò. 

Ware County 
City of Waycross 

Chamber of Commerce 
DWDA, OADA, OTC,  SGRC, 
Waycross College 
School Board 
Journal-Herald 

Ongoing  
Short Term 

2.3 Develop a strategy to 
increase workforce education 
and skill level for the rural 
work force. 

Ware County 
City of Waycross 

Chamber of Commerce 
DWDA, OADA, OTC,  SGRC 
Waycross College 
School Board 
 

Ongoing  
Mid Range 

2.4  Develop incentives to 
attract sustainable and green 
industry including 
agriculture/silviculture.  

Ware County 
City of Waycross 

Chamber of Commerce 
DWDA, OADA, OTC,  SGRC, 
Waycross College 
School Board 
Journal-Herald 

Short Term 

2.5 Develop a 
strategy/business plan to 
pursue increased attraction of 
retirees to the area including 
the development of a quality 
ñretirement communityò with 
diverse services, 
entertainment, housing and 
retail.   

Ware County 
City of Waycross 

Chamber of Commerce 
Journal-Herald 
Satilla Medical Center 

Short Term 

2.6 Develop joint tourism and 
business marketing 
opportunities between the 
various agencies to market the 
area more efficiently and 
effectively and encourage the 
promotion of existing 
opportunities.  

Ware County 
City of Waycross 

Chamber of Commerce 
DWDA, OADA, OTC, OHC, 
Okefenokee Swamp Park, 
Tourism Bureau 
Journal-Herald 

Short Term 

2.7 Capitalize on the timber 
industry to attract more 
alternative energy industry 
and increase Ware Countyôs 
reputation as a ñgreen 
countyò. 

Ware County 
City of Waycross 

Chamber of Commerce, 
SGRC, OADA, Agriculture 
Industry,  Journal Herald  

Mid Range 
Ongoing 

2.8 Capitalize on the existing 
geography of Ware County 
with its close location to the 
coast, I-95, US1, Hwy. 82 and 
Hwy. 84, as well as the 
proximity to Jacksonville 
Airport and Jacksonville Port.  
  

Ware County 
City of Waycross 

Chamber of Commerce, 
OADA, DWDA, private 
industry, Journal Herald  

Mid Range 
Ongoing 

2.9 Develop an inventory of 
large tracts of land suitable for 
larger businesses.  
 

OADA, DWDA, Chamber of 
Commerce 

Ware County 
City of Waycross 

Short Term 



Joint Ware County ï City of Waycross 2031 Comprehensive Plan  Draft Community  Agenda 
 
 

 75 

Action  & Strategy  Responsible Party  Partners  Time Frame  
2.10 Increase marketing 
efforts for the Cityôs 
Technology and Professional 
Office Park. 

Chamber of Commerce, 
OADA, DWDA 
 

Ware County 
City of Waycross 
Journal Herald  

Short Term 

2.11 Increase marketing and 
promotion of tourist 
attractions such as Obadiahôs, 
Wildeôs Massacre Site, 
Heritage Center, and the 
Okefenokee Swamp Park and 
Okefenokee Wildlife Refuge. 

Chamber of Commerce, 
Tourism Bureau, OHC,  OSP, 
OWLR 

Ware County 
City of Waycross 
Journal Herald  

Short Term 
Ongoing 

2.12 Develop a joint 
promotion program with the 
areaôs hospitality industry.  

Chamber of Commerce 
Tourism Bureau 

Hospitality Industry  
City of Waycross 
Ware County 
Journal Herald  

Short Term 
Ongoing 

2.13 Take advantage of 
redevelopment and infill 
opportunities.   

City of Waycross 
Ware County 

DWDA Short Term 
Ongoing 

2.14 Develop a program to 
market the proximity to the 
three major ports of 
Brunswick, Jacksonville, and 
Savannah. 

Chamber of  Commerce 
DWDA, OADA,  

Ware County 
City of Waycross 
Journal Herald  

Short Term 
Ongoing 

2.15 Promote the future 
availability of the City 
Auditorium for meeting and 
conference space. 

City of Waycross Ware County 
Chamber of Commerce 
Tourism Bureau 
DWDA 
Journal Herald  

Short Term 
Ongoing 

2.16 Increase the awareness 
that the Industrial  park is 
located next to local airport. 

Chamber of Commerce 
DWDA, OADA, 

Ware County 
City of Waycross 
Journal Herald  

Short Term 
Ongoing 

2.17 Develop strategies to 
increase the awareness of the 
fact that Waycross/Ware 
County has 5 direct rail lines 
includin g the location of rail in 
the industrial park.  

Chamber of Commerce 
DWDA, OADA 

Ware County 
City of Waycross 
Journal Herald  

Short Term 
Ongoing 

2.18 Pursue attraction of 
industries that can utilize rail 
and research funds and 
opportunities to develop 
additional properties along 
rail lines.  

Chamber of Commerce 
DWDA, OADA 

Ware County 
City of Waycross 
Journal Herald  

Mid Term  
Ongoing 

2.19 Develop an inventory of 

additional developable 

property close to rail lines. 

Chamber of Commerce 
OADA, DWDA 

Ware County 
City of Waycross 

Short Term 

2.20  Develop development 
standards and guidelines for 
development in the corporate 
office park identifying a 
common interest and shared 
vision and to ensure a 
common standard of 
development.  

City of Waycross Chamber of Commerce 
DWDA, OADA, SGRC 

Short Term 
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c.  Housing  
 
Action  & Strategy  Responsible 

Party  
Partners  Time Frame  

3.1 Protect residential neighborhoods 
from encroachment of non-residential 
uses. 

Ware County 
City of Waycross 

Planning Commission 
SGRC 

Short Term 

3.2 Develop, improve and enforce 
zoning standards for property upkeep 
and screening standards. 

Ware County 
City of Waycross 

Planning Commission 
SGRC 

Short Term 

3.3 Promote limited mixed -use of 
compatible uses to serve neighborhood 
needs and create focal community 
points.  

Ware County 
City of Waycross 

Planning Commission Short Term 

3.4 Develop a program to increase 
housing opportunities in downtown 
including additional apartments and 
loft living.  

Ware County 
City of Waycross 

Planning Commission 
Chamber of Commerce 
DWDA 

Short Term 

3.5 Consider programs to encourage 
more quality affordable housing 
developments with access to downtown 
and other job centers. 

Ware County 
City of Waycross 

Planning Commission 
Chamber of Commerce 
DWDA 

Mid Range 
 

3.6 Increase housing revitalization and 
/or infrastructure upgrades in 
neighborhoods. 

Ware County 
City of Waycross 

DWDA Ongoing 
Short Term 

3.7 Incorporate development 
standards into the zoning ordinance to 
allow for a variety of home types to 
encourage existing small (cottage) lots 
and provide affordable, quality housing.  

Ware County 
City of Waycross 

Planning Commission 
SGRC 

Short Term 

3.8 Research and pursue grants and 
other funding opportunities to provide 
housing, boarding, rooming 
opportunities for the indigent 
population segment. 

Ware County 
City of Waycross 

Chamber of Commerce 
SGRC 
DWDA 

Ongoing 

 








































































































