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Introduction 

Organization of the Comprehensive Plan Update 

 
The State of Georgia updated the Minimum Standards and Procedures for Local 
Comprehensive Planning in 2013 (O.C.G.A. 110-12-1).  These updates included a list of 
required elements and optional elements each community was encouraged to use to 
supplement their comprehensive planning efforts. 
 
Elements required by the state for each community include: 

¶ Community Involvement--An initial and final public hearing;  

¶ Community GoalsðA review of the communityôs vision and goals;  

¶ Needs and Opportunities--A list of potential community needs and opportunities;  

¶ Land UseðAn analysis of the communityôs existing development patterns; and  

¶ Community Work Program--the communityôs action plan for the next five years. 
 
While not included in the Comprehensive Plan Update document, renegotiation of the 
communityôs Service Delivery Strategy is also required as part of the process. 
 
Other elements encouraged by the state to supplement the communityôs comprehensive 
planning efforts include: 

¶ Economic DevelopmentðEncouraged for communities seeking to improve 
economic opportunities for their citizens (Only required for communities included 
in Georgia Job Tax Credit Tier 1); 

¶ Capital ImprovementsðOnly required for governments that charge impact fees; 

¶ TransportationðRecommended for communities with automobile congestion 
problems, parking problems, or that are interested in adding alternative 
transportation facilities (Only required for governments that have a portion of their 
jurisdiction included in a Metropolitan Planning Organization); and 

¶ HousingðEncouraged for communities with concentrations of substandard 
housing or a jobs-housing imbalance (Only required for HUD CDBG Entitlement 
Communities).   

 
The City of Fort Gaines Comprehensive Plan Five Year Update consists of the four 
state-required elements:  Community Vision and Goals, Community Needs and 
Opportunities, Community Land Use, and Community Work Program.   
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Community Involvement 

Purpose 

The comprehensive planning process, at its inception and culmination, is a vision for the 
future.  The ultimate aim of the process is to develop a strong community.  In order to 
achieve that objective, a meaningful comprehensive planning process must solicit and 
integrate the input of community citizens, government officials, and staff.  The result will 
be a well-balanced comprehensive plan addressing the issues of today, the 
opportunities of tomorrow, and outlining the steps necessary to bring about positive 
change over the next twenty (20) years.  The intent of the Fort Gaines Comprehensive 
Plan Update process is to encourage as much public participation, open dialogue and 
communication as possible; seeking to build consensus among Fort Gaines residents 
that will result in better government decisions and greater community agreement with 
those decisions. 

Identification of Stakeholders 

The Fort Gaines City Council selected a steering committee at the beginning of the 
process.  This group consisted of a combination of elected officials, planning and zoning 
board members and local citizens.  The steering committee developed a list of 
stakeholders from whom to solicit input regarding the comprehensive plan update (See 
Appendix for Steering Committee/Stakeholder Lists). 

Citizen Notification and Public Meetings 

Various media was used to get citizens involved in the planning process.  Civic leaders 
and civic groups were contacted to assist in citizen involvement opportunities.  Staff 
addressed the Fort Gaines Womenôs Club, the Clay County Lionôs Club, and local 
residents of Fort Gaines at numerous public meetings to gain input on all elements of 
the Comprehensive Plan Update.   

Public Hearings  

The State of Georgia Minimum Standards and Procedures for Local Comprehensive 
Planning in 2013 (O.C.G.A. 110-12-1) require that two (2) public hearings be held in 
association with the development of a communityôs Comprehensive Plan Update.  The 
initial public hearing was held December 19, 2013 to inform the public that the planning 
process was underway, to go over the planôs timeline, and how they can help the 
planning process.  Attendees were also given an opportunity to comment on Fort 
Gainesô potential Needs and Opportunities (See Appendix for Documentation).   
 

A final public hearing was held April 17, 2014 at the Clay County Social Services 
Building.  The purpose of the meeting was to allow citizens to review and comment on 
the Comprehensive Plan Update.  All draft documents and maps were available for 
review.  Staff was positioned at various stations to take comments.  Displays, comment 
cards, handouts, and other information materials were distributed.  All commenters were 
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collected at the conclusion of the meeting, were summarized and responded to in a 
timely manner.  A deadline of April 24, 2014 was given for formal written comments. 
 
 

Plan Development Time Frame 

Plan Element 
December January February March April May June 

2013 2014 2014 2014 2014 2014 2014 

Initial Public 
Hearing 

              

Needs and 
Opportunities 

              

Land Use               

Community Work 
Program 

              

Service Delivery 
Strategy 

              

Final Public 
Hearing 

              

RC Review               

DCA Review               
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Community Vision 

Fort Gaines Vision Statement 

The City of Fort Gaines is dedicated to increasing the quality of life for all citizens while 
maintaining our friendly, small-town, rural lifestyle.  Downtown Fort Gaines will evolve 
into a vital pedestrian, bicycle, and golf cart friendly community with a healthy mix of 
retail, services, restaurants, and residences.  We are committed to fostering a spirit of 
communication and cooperation between the governing bodies to achieve our goals:  
broadening the tax base with environmentally friendly business and industry; providing 
more employment options to allow citizens to both live and work within the community; 
and increase the educated workforce.  We aspire to become a place of unity and total 
community involvement where all citizens are actively engaged in shaping the 
communityôs future. 

Community Goals and Policies 

Fort Gaines has adopted the following policies to provide ongoing guidance and 
direction to officials for making decisions consistent with achieving their Community 
Vision and addressing identified Needs and Opportunities.  These policies will guide the 
City of Fort Gaines in future development decisions.  The framework for decisions to be 
made about the future development of Fort Gaines by investors and public officials will 
be provided by these policies.  This section is organized with a broad community goal 
statement followed by policies for guidance. 

 

Planning 
ƴ  Operate and maintain a sound and efficient planning system which guides and 
assists in continued development. 

·  Pursue, promote and encourage a close relationship between Clay County 
and the Cities of Bluffton and Fort Gaines and other agencies and authorities 
regarding mutual growth and development concerns including, but not limited 
to: comprehensive planning, zoning, subdivision regulations, extension of 
public water and sanitary sewer services, storm drainage, annexation, water 
management, environmental issues, cultural resources, and other related 
matters. 
·  Pursue, promote and encourage coordination of the plans of several public 
boards, agencies, commissions, and other authorities in accordance with Fort 
Gaines policies and programs, to enhance mutual understanding and improve 
decision-making. 
·  In Fort Gaines, development plans (i.e. subdivisions, PUDs, etc.) should 
have architectural and site plans reviewed and approved by the planning and 
zoning commission prior to the granting of final approval. 
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Land Use 
ƴ  Make balanced and efficient use of land appropriate with the resource base and 
the health, safety and welfare of the residents. 

·  Discourage incompatible land uses, adjacent or within residential areas. 
·  Encourage safe, effective and aesthetically pleasing residential 
developments. 
·  Require construction practices 
designed to minimize soil erosion and 
sedimentation, including requirements 
for re-vegetation during and following 
construction. 
·  Encourage the use of flood prone 
areas for passive recreation and other 
appropriate open space uses. 
·  Discourage residential development 
in areas designated as having critical 
environmental hazards such as 
floodplain and severe slopes. 
·  Prohibit the disposal of hazardous 
waste within Fort Gaines. 

 
ƴ  Protect residential areas and their residents from incompatible land uses and their 
associated activities. 

·  Encourage and support the review of all development ordinances such as 
zoning, subdivision regulations, historic preservation ordinances, building 
codes, etc. to ensure that there is no conflict in any of the ordinances. 
·  Discourage incompatible land uses, adjacent or within residential areas. 
·  Encourage safe, effective and aesthetically pleasing residential 
developments. 

 

Community Facilities 
ƴ  Improve and extend the public 
water system to better serve the 
current and future population. 

·  Encourage those water 
system extensions that would 
support or encourage new 
development in areas 
appropriate for such activities 
by reason of policy and the 
health, safety and welfare of 
residents and employees. 
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·  Develop and maintain a water system maintenance program for each public 
water system to increase efficiency and operational longevity. 

 
ƴ  Maintain existing sewerage system to serve all adjacent development areas. 

·  Develop and maintain public sewer system maintenance programs to 
increase the efficiency and operational longevity. 
·  Encourage those sanitary sewer system extensions that would support or 
encourage new development in areas appropriate for such activities by reason 
of policy and the health, safety and welfare of residents and employees. 
·  Encourage coordination between Clay County and Fort Gaines for the 
expansion of the public sewer system. 

 

Housing 
ƴ  Protect residents from significant hazards to life, health and property. 

·  Prohibit structural uses in areas where significant hazards to health, safety, 
life and property exist. 
·  Require construction practices designed to minimize soil erosion and 
sedimentation, including requirements for re-vegetation during and following 
construction. 
·  Encourage infill residential development within established neighborhoods 
that is architecturally compatible with existing housing. 
·  Encourage owners of substandard housing units to improve their properties 
through use of every available means, including adopting and enforcing codes 
and ordinances, providing public technical assistance and seeking public 
financial support. 
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·  Encourage and support the development of an ordinance that will require 
owners of deteriorating unoccupied structures to either demolish or remove the 
structure or pay a fine sufficient to cover the cost of demolishing/removing the 
structure. 
·  Encourage and support the removal of deteriorating unoccupied structures 
that serve as a fire hazard and a magnet for crime and drugs. 

 
ƴ  Encourage and support construction of new housing citywide to meet local 
housing demand 

·  Promote affordable housing. 
·  Develop and support more housing opportunities citywide to help the city 
become more desirable as a place of residence. 
·  Encourage innovative housing citywide compatible with the cityôs policies. 
·  Encourage and promote development and construction of desirable infill 
housing, such as duplexes and cottages, designed to fit the context of the 
existing neighborhood, so long as all other basic development criteria may be 
met. 
·  Encourage mixed use developments in Downtown Fort Gaines. 

 
ƴ  Improve and expand the existing housing stock for all income levels. 

·  Strive for the elimination of housing discrimination and promote fair housing 
practices. 
·  Promote and encourage more affordable housing opportunities. 
·  Support continued improvement of existing housing conditions through all 
available public and private 
means. 
·  Encourage owners of 
substandard units to improve their 
properties through the use of 
every available means including 
adopting and enforcing codes and 
ordinances, providing public 
technical assistance and seeking 
public financial support. 
·  Conserve existing housing 
stock insofar as practical through 
rehabilitation and improvement of 
substandard housing units that are 
suitable for repair. 
·  Encourage and support the development of a Joint Code Enforcement 
Program between Clay County and Fort Gaines which will provide for a 
Building Inspector/ Code Enforcement program. 
·  Support enforcement of existing building codes and nuisance ordinances. 
·  Discourage residential development in areas designated as having critical 
environmental hazards such as floodplain and severe slopes. 
·  Strive to improve the quality of development along the Chattahoochee River.  
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Natural and Cultural Resources 
ƴ  Conserve and maintain shared green spaces for recreation and natural resources 
preservation in expanding residential neighborhoods. 

·  Require construction practices designed to minimize soil erosion and 
sedimentation, including requirements for re-vegetation during and following 
construction. 
·  Encourage the use of flood prone areas for passive recreation and other 
appropriate open space uses. 
·  Discourage residential development in areas designated as having critical 
environmental hazards such as floodplain and severe slopes. 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
ƴ  Promote and preserve the existing sense of place in Fort Gaines through the 
promotion of historic resources.   

·  Support economic development that is compatible with existing businesses 
and the tourist industry. 
·  Promote and encourage recruitment of a diversity of businesses to provide a 
broad economic base. 
·  Promote an adequate, efficient and appropriate mix of goods and services in 
the Central Business District. 
·  Encourage the rehabilitation of storefronts in the Central Business District. 

 
ƴ  Conserve, maintain and promote the natural, historic, and cultural resources in 
order to make Fort Gaines an attractive place in which to live, work and enjoy. 

·  Conserve, maintain and promote the natural, historic and cultural resources 
of Fort Gaines.  
·  Encourage maximum use of the cityôs natural resources while maintaining 
sound environmental protection practices. 
·  Encourage and promote land use and development that respects natural 
limitation of flood plains, steep slopes, wetlands and limiting soil types. 
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·  Encourage the use of flood prone areas for passive recreation and other 
appropriate open space uses. 
·  Discourage the obstruction of scenic views and sites in the city. 
·  Encourage the development of service facilities to meet the needs of the 
hunting/fishing sector of the economy. 
·  Establish natural habitats for a variety of wildlife. 
·  Develop and promote additional competitions and festivals targeted to the 
hunting/fishing market. 
·  Encourage the development of the Clay/Quitman/Stewart Countyôs Scenic 
Byways Designation. 
·  Prohibit the systematic neglect of structures that lead to the blight and decay 
of the countryside. 

 
ƴ  Conserve, maintain and promote the 
cultural, historic and natural resources to 
provide a variety of educational 
experiences. 

·  Support the development of 
additional cultural resources that 
will aid in the understanding of 
local heritage. 
·  Encourage the further 
development of Frontier Village, 
Colemanôs Opera House Museum 
and Suttonôs Corners Museum. 
·  Support regional tourism 
alliances with other counties and other facilities (such as Bagby State Park or 
Kolomoki Mounds State Park) to promote existing and future natural, historic 
and cultural resources to increase the number of visitors. 
·  Encourage local schools to use these facilities as outdoor classrooms. 

 
ƴ  Encourage and Support the provision of educational and recreational 
opportunities for residents of Fort Gaines. 

·  Encourage and support the expansion 
of Adult Education opportunities in Fort 
Gaines. 
·  Encourage and support the expansion 
of services at the library in Fort Gaines. 
·  Encourage and support the activities 
of the Clay County School System to 
educate the children of Fort Gaines. 
·  Support and encourage the provision 
of recreational and fine arts opportunities for the residents of Fort Gaines. 
·  Encourage the collaboration between the Clay County Board of Education 
and the Fort Gaines City Council on the use of School System facilities for 
County/City Recreation i.e. ball fields, gymnasiums, etc. 
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·  Encourage and support the development of opportunities to share the fine 
arts with the community, i.e. art shows, theatrical presentations, musicals, etc. 
·  Encourage and support the efforts of the healthcare community in Fort 
Gaines. 

 

Transportation 
ƴ  Improve and extend the street and highway system to promote safe, efficient and 
well-maintained access to property in the City of Fort Gaines and on through routes 
for local and regional travelers. 

·  Encourage and promote the design and engineering of roads to fit, rather 
than dominate, topography and other site conditions. Encourage the 
development of bike paths and sidewalks throughout the neighborhoods. 
·  Provide for safe, efficient movement of people, goods and services in and 
around Fort Gaines. 
·  Minimize conflicts between local and through traffic using every available 
means. 
·  Provide for timely maintenance and improvement of streets. 

 
ƴ  Promote and enhance the highway and commercial corridors in Fort Gaines. 

·  Encourage the implementation of a Gateways Program in Fort Gaines. 
·  Encourage landscaping of parking areas and incorporation of on-site 
stormwater mitigation or retention features, such as pervious pavements. 
·  Encourage and support the development of a Sign Ordinance for the City of 
Fort Gaines. 
·  Encourage and support the review of all development ordinances such as 
zoning, subdivision regulations, Historic Preservation Ordinances, etc. to 
ensure that there is no conflict in any of the ordinances. 
·  Encourage and support the development of a Joint Code Enforcement 
Program between Clay County and Fort Gaines which will provide for a 
Building Inspector/ Code Enforcement program. 
·  Encourage and support the development of a uniform building permit 
process including application forms and review criteria. 
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Economic Development 
ƴ  Support economic development that is compatible with the highway service 
industry. 

·  Promote an adequate, efficient and appropriate mix of goods at the main 
intersections along GA 39. 
·  Encourage development on sites that are served by water and sewer. 

 
ƴ  Promote the Central Business District in the Fort Gaines as the primary 
commercial and cultural center of Clay County. 

·  Encourage and support the efforts of 
Fort Gaines to make improvements to the 
downtown including streetscapes, 
addition of bicycle lanes and racks, and 
renovation/restoration of public buildings. 
·  Support the location and maintenance 
of desirable and suitable entertainment 
facilities downtown. 
·  Encourage cultural events, i.e. art shows, fairs, and other attractions in the 
Central Business District. 
·  Encourage adaptive re-use of historic structures. 
·  Preserve historic and cultural buildings and monuments. 
·  Provide daily clean-up services in the downtown areas. 
·  Encourage Citizens to Shop Locally.  
Make business hours more compatible to fit the needs of local shoppers. 
Á  Encourage merchants to sell items that are bought most frequently. 
Á  Encourage merchants to sell items unique to Clay County and/or the 
State of Georgia. 

 
ƴ  Improve the existing built environment.  

·  Encourage and promote development and construction of desirable infill 
development designed to fit the context of the existing neighborhoods, so long 
as all other basic development criteria may be met. 
·  Encourage landscaping of new parking lots to minimize visual impact. 
·  Encourage revitalization of vacant or under-utilized buildings using public 
and/or private resources. 
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Community Needs and Opportunities 

Quality Community Objectives 

Fort Gaines has reviewed the Georgia Department of Community Affairsô Quality 
Community Objectives. These objectives were adopted to guide this Comprehensive 
Plan Update and the future growth, development and redevelopment of Fort Gaines.  
These objectives will assist community leaders in making local government decisions 
that affect the countyôs future land use patterns, environmental and historical resources, 
and economic development.  These objectives will provide the framework needed in 
order to make well-informed decisions. 
 

Economic Prosperity   
Encourage development or expansion of businesses and industries that are suitable for 
the community.  Factors to consider when determining suitability include job skills 
required; long-term sustainability; linkages to other economic activities in the region; 
impact on the resources of the area; or prospects for creating job opportunities that 
meet the needs of a diverse local workforce. 
 

Resource Management   
Promote the efficient use of natural resources and identify and protect environmentally 
sensitive areas of the community.  This may be achieved by promoting energy efficiency 
and renewable energy generation; encouraging green building construction and 
renovation; utilizing appropriate waste management techniques; fostering water 
conservation and reuse; or setting environmentally sensitive areas aside as green 
space or conservation reserves. 
 

Efficient Land Use 
Maximize the use of existing infrastructure and minimize the costly conversion of 
undeveloped land at the periphery of the community.  This may be achieved by 
encouraging development or redevelopment of sites closer to the traditional core of the 
community; designing new development to minimize the amount of land consumed; 
carefully planning expansion of public infrastructure; or maintaining open space in 
agricultural, forestry, or conservation uses. 
 

Local Preparedness 
Identify and put in place the prerequisites for the type of future the community seeks to 
achieve. These prerequisites might include infrastructure (roads, water, sewer) to 
support or direct new growth; ordinances and regulations to manage growth as desired; 
leadership and staff capable of responding to opportunities and managing new 
challenges; or undertaking an all-hazards approach to disaster preparedness and 
response. 
 

Sense of Place 
Protect and enhance the communityôs unique qualities.  This may be achieved by 
maintaining the downtown as focal point of the community; fostering compact, walkable, 
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mixed-use development; protecting and revitalizing historic areas of the community; 
encouraging new development that is compatible with the traditional features of the 
community; or protecting scenic and natural features that are important to defining the 
community's character. 
 

Regional Cooperation 
Cooperate with neighboring jurisdictions to address shared needs.  This may be 
achieved by actively participating in regional organizations; identifying joint projects that 
will result in greater efficiency and less cost to the taxpayer; or developing collaborative 
solutions for regional issues such as protection of shared natural resources, 
development of the transportation network, or creation of a tourism plan. 
 

Housing Options  
Promote an adequate range of safe, affordable, inclusive, and resource efficient 
housing in the community.  This may be achieved by encouraging development of a 
variety of housing types, sizes, costs, and densities in each neighborhood; instituting 
programs to provide housing for residents of all socio-economic backgrounds; or 
coordinating with local economic development programs to ensure availability of 
adequate workforce housing in the community. 
 

Transportation Options  
Address the transportation needs, challenges and opportunities of all community 
residents.  This may be achieved by fostering alternatives to transportation by 
automobile, including walking, cycling, and transit; employing traffic calming measures 
throughout the community; requiring adequate connectivity between adjoining 
developments; or coordinating transportation and land use decision-making within the 
community. 
 

Educational Opportunities 
Make educational and training opportunities readily available to enable all community 
residents to improve their job skills, adapt to technological advances, or pursue life 
ambitions.  This can be achieved by expanding and improving local educational 
institutions or programs; providing access to other institutions in the region; or 
coordinating with local economic development programs to ensure an adequately 
trained and skilled workforce. 
 

Community Health 
Ensure that all community residents, regardless of age, ability, or income, have access 
to critical goods and services, safe and clean neighborhoods, and good work 
opportunities.  This may be achieved by providing services to support the basic needs 
of disadvantaged residents; instituting programs to foster better health and fitness; or 
providing all residents the opportunity to improve their circumstances in life and to fully 
participate in the community. 
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Identified Needs and Opportunities 

 
Ä Clean up town. 

Ä Jobs. 

Ä Road repairs. 

Ä Fort Gaines Bi-Centennial Celebration. 

Ä Partner with Bagby State Park to develop Golfing and Fishing Tournaments. 

Ä Clean up or move public housing off the main street. 

Ä Tutoring for youth. 

Ä Arts and Music programs for children. 

Ä Financial help for Frontier Village. 

Ä Economic Development for downtown. 

Ä Better police enforcement of drug-related and loitering laws. 

Ä Remove dilapidated buildings. 

Ä Hold neighborhood clean-ups. 

Ä Keep side streets clear for traffic. 

Ä Partner with the churches. 

Ä Downtown streetscape and façade improvements. 

Ä Need a multi-purpose community center. 

Ä Upgrade Wilson Street and Carroll Street. 

Ä Condition and Use Assessment for Asbury-Speight School Property. 

Ä City gateway and corridor enhancements. 

Ä Improvements and amphitheater at Frontier Village. 

Ä Housing redevelopment strategy. 

Ä Construct a sign for community announcements. 

Ä More opportunities for tourism in Fort Gaines. 

Ä More publicity of community activities to encourage tourism. 

Ä Emergency Medical Care. 

Ä Local High School. 

Ä Improved housing. 

Ä Expand Frontier Village. 

Ä Develop and expand infrastructure for tourism. 

Ä Better affordable housing. 
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Data and Information 

Population 
The projected population for Fort Gaines over the next twenty plus years is expected to 
continue to decline. However, the current trends of migration to southern rural counties 
could stabilize or increase the population.  It is believed that as the State of Georgiaôs 
Metropolitan areas continue to grow many residents will chose to relocate to smaller 
communities to escape the bustle of the larger cities.   
 

Population               

    %   %   %   

  1980 Change 1990 Change 2000 Change 2010 

Bluffton 132 4.50% 138 -14.50% 118 -12.70% 103 

Fort Gaines 1,260 -1.00% 1,248 -11.00% 1,110 0 1,107 

Unincorporated 

2,161 -8.50% 1,978 7.60% 2,129 -1.00% 2,108 County 

Clay County 3,553 -5.30% 3,364 0 3,357 -1.00% 3,183 

GA 5,486,900 0 6,478,149 0 8,186,453 18.30% 9,687,653 

Source:  Georgia County Guide 1992 and U.S. Census 2010 

 

 

Total Population Projections 2005-2030 

  2010 2015 2020 2025 2030 

Clay County 3,259 3,210 3,161 3,112 3,065 

Bluffton 111 108 104 101 98 

Fort Gaines 1,035 998 960 923 887 

Unincorporated  2,113 2,104 2,097 2,088 2,080 

Source: U.S. Census Bureau, River Valley RC Staff, 2014 

 

Economic Development 
Fort Gaines has a multitude of needs including workforce development, entrepreneurial 
assistance, and coordinated tourism marketing. The city does not have a broad range of 
business types.  The majority are retail-type establishments with limited employment 
opportunities.  Currently education is the largest employer.  Because of the cityôs 
location on Lake Walter F. George, there is potential for a variety of eco-tourism 
businesses allowing stabilization and diversification and stability of the economy.  Some 
businesses not currently represented in the Fort Gaines marketplace are 
Furniture/Home Furnishings Stores; Auto Parts, Accessories, and Tire Stores; and 
Clothing/Clothing Accessories Stores.  Tourism (including cultural sites, eco-tourism, 
and agri-tourism sites), horticultural nurseries and agribusinesses continue to be 
excellent prospects for industry development and employment. 
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Housing 
The housing stock in Fort Gaines consists of a mixture of traditional single-family stick-
built homes, multi-family units and manufactured housing units. The cityôs 2010 housing 
inventory consists of 577 housing units. 
 
The majority of the cityôs housing stock is single family units, 67.9% of total units in 
2010.  Secondary housing components consist of manufactured housing units and 
multi-family.  As of 2010, multi-family units comprised 20.6% of all housing units while 
the stock of manufactured housing units decreased.  In 1980, manufactured housing 
units comprised 4% of the total housing units; by 2000 the number of mobile home units 
had grown to 21.4% of the cityôs housing stock.  In 2010, however, that percentage  
decreased to 11.4%.  While there is a need for affordable housing in Fort Gaines, this 
trend shows that residents prefer stick-built or modular housing to manufactured 
housing units. 
 

Fort Gaines Number of Household Units by Type 1980-2010 

  1980 1990 2000 2010 

Total Housing Units 561 542 511 577 

Single Family Units 490 374 312 392 

Multi-Family Units 49 69 90 119 

Mobile Home/Trailer 22 92 109 66 

All Other Units 0 7 0 0 
Source:  U.S. Bureau of the Census, 1980, 1990, 2000, 2010, American Community Survey 2008-
2012 

Community Facilities 
Fort Gaines has an excellent ground water supply and has operated a public water 
system for its citizens for nearly 100 years.  City public works staff maintain the system 
in accordance with state law.  As typical of aging systems, though, the Fort Gaines 
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water system requires upgrades of pipes and equipment to insure service and water 
quality. 
   

Water & Sewer Service  

City/County 

Services 
Provided 

Source Water 

Number of 
Water 

Connections 

Water-W Ground-G 

Sewer-S Surface-S 

Both-B   

Clay County W G 316 

Bluffton W G 55 

Fort Gaines B G 501 

Source:  RVRC Regional Plan 2013 

 

Water Usage & Storage Information 

  
Water 
Plant 

Consumption Elevated Ground Cumulative Population 

  Capacity   Storage Storage Pumping Served By 

  (gal/day) (gal/day) Capacity Capacity Capacity 
Public 
Supply 

Clay 
County 

400,000 33,000 400,000 N/A 450 gpm 800 

City of 
Bluffton 

62,000 15,000 301,000 N/A 535 gpm 132 

City of 
Fort 

Gaines 
400,000 325,000 500,000 300,000 717 gpm 1107 

TOTAL: 462,000 373,000 1,201,000 300,000 1702 gpm 2039 

Source:  RVRC Regional Plan 2013 

 

The City of Fort Gaines sewer system consists of 7 pump stations, gravity flowing lines, 
and an activated sludge wastewater treatment plant (WWTP).  The sewage system is 
not available to all parts of the city.  The Fort Gaines sewer system is also aging.  The 
City has applied for and received funding to replace/repair pipes and manholes.  
However, they also need new equipment at the wastewater treatment plant. 
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Sewage Treatment System Capabilities  

  

Sewage Plant 
Capacity 

Load 

(gal/day) (gal/day) 

Clay County N/A N/A 

City of Bluffton N/A N/A 

City of Fort 
Gaines 

300,000 100,000 

TOTAL: 300,000 100,000 

Source:  RVRC Regional Plan 2013 

 

Health Services 
Fort Gaines has one Health Department located on Wilson Street in the City of Ft. 
Gaines. There is one doctor in the City Ft. Gaines.  Fort Gaines is within a 20-mile 
radius of three hospitals:  Patterson Hospital in Cuthbert, Calhoun Memorial in Edison 
and Early Memorial in Blakely. In addition, Fort Gaines residents utilize the tertiary level 
hospitals in Dothan, Alabama and Albany, Georgia.  The county operates a full time 
EMS service made up of Paramedics and EMTôs. The units are dispatched via an E-911 
operations center.  This shows a need for basic healthcare for the entire community, but 
especially for those without reliable transportation. 

 

Transportation 
The City of Fort Gaines is served by Georgia Highway 39 (North ï South) and Georgia 
Highway 37 (East ïWest) which connects to U.S. 27 and Alabama 10. State route 266 
connects to U.S. 82 West of City of Cuthbert. The major city arterial streets are 
Hancock, Jefferson, Washington and Commerce Street. Although, the city is located on 
the Chattahoochee River, there is no port facility. The nearest barge facilities are 
located in Eufaula, Alabama, 23 miles North of Fort Gaines and Columbia, Alabama. 
 
The City does not operate a public transportation system; however, Clay County 
operates a transit service on a fixed route and an as-needed basis. This is the only 
mass transportation system in the city.  There is no rail transportation.  However, Fort 
Gaines is located on the Chattahoochee River at a point where barge traffic is possible. 
The lock, dam, and Lake Walter F. George make water traffic a possible means of 
transportation.  However, there is no port facility in the county.  The nearest barge 
facilities are located in Eufaula, Alabama, 23 miles North of Fort Gaines and Columbia, 
Alabama. 
 
An opportunity exists for the public transit service to partner with similar systems in 
surrounding jurisdictions to increase the service area for local citizens and riders. 
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Land Use 

Existing Land Use 

Maximizing land development opportunities while protecting natural resources is an 
important goal for Fort Gaines. Key challenges for county officials include protecting 
natural resources while encouraging development and establishing an effective mix of 
appropriate land uses.  Housing is the primary land use in Fort Gaines. Both single-
family detached housing and multi-family options are available for city residents.  
Industrial land use comes in second at 23.04% of land in Fort Gaines.  Industrial uses 
are located predominantly along the state highway corridors.   
 
The following figure illustrates the acreage and percent of total land in the cityôs 
dedicated to existing land uses.  Acreage totals do not include roads. 
 

Fort Gaines Existing Land Use  

  Acres 
% of 
Total 

Residential (low density) 1,368.87 45.16% 

Residential (high density) 88.09 2.91% 

Agriculture/Forestry 86.56 2.86% 

Transportation 

284.57 9.39% Communication 

Utilities 

Parks 

38.23 1.26% Recreation 

Conservation 

Public/Institutional 276.66 9.13% 

Industrial 698.34 23.04% 

Commercial 189.85 6.26% 

Total 3,031.15 100.00% 

Source:  RVRC Regional Plan 2013 

 

Development Patterns 

An analysis of existing development patterns provides an understanding of how land is 
used at a specific point in time. Identifying existing land use is the first step in gaining an 
understanding of not only what land uses exist and where they are but how they 
interact.   
 
A major development trend in Fort Gaines is the potential growth around George Bagby 
State Park and Lake Walter F. George.  In this area, the city faces many development 
issues related to growth, including availability of public utilities (water/sewer) and 
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adequate road capacity and condition (paved roads/dirt roads).  The Fort Gaines City 
Council will need to balance desired growth with its effects on the natural beauty that 
makes this part of Fort Gaines desirable and potential negative impacts on 
environmentally sensitive areas.  
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