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Introduction 
 
Warren County and its incorporated areas of Warrenton, Camak, and Norwood 
are a mosaic of distinctive places. It is the character of these distinctive places 
that defines the community’s identity. This identity includes places like 
Warrenton’s town center, which has long been a major focal point of community 
interaction and commerce and the community of Jewel, which was once a 
prosperous mill town. There are also places for those who want a more peaceful 
and quiet experience, including the Ogeechee Wildlife Management Area as well 
as numerous cultural landmarks throughout the county. 
 
 
Plan Setting 
 
Warren County, Georgia’s sixteenth county, was 
created on December 19, 1793, from portions of 
Burke, Columbia, Washington and Wilkes counties.  
Warren County was named in honor of General 
Joseph Warren.  General Warren was a Patriot leader 
who died during the battle of Bunker Hill. Warren is 
one of fourteen counties that comprise the Central 
Savannah River Area and the county is a member of 
the Central Savannah River Area Regional 
Development Center (CSRA RDC) located in 
Augusta. Covering 284 square miles, Warren County 
is in east central Georgia between Augusta and 
Atlanta (Fig. 1). 

In 1857, Glascock County was created entirely from 
Warren County (Ga. Laws 1857, p. 35). Also, portions of Warren County were 
used to create Jefferson County (1796), Taliaferro County (1825), and McDuffie 
County (1870). 

Warrenton, the governmental seat and commercial center of Warren County, is 
located in central Warren County. It also was named for General Warren and 
grew up around a seven-acre plot of land given to the county for a permanent 
courthouse and jail.  Warrenton was incorporated in 1810. 
 
Why Plan? 
 
Successful communities don't just happen; they must be continually shaped and 
guided. A community must actively manage its land use, infrastructure and 
resources, and respond to changing circumstances if it is to continue to meet the 
needs of its residents.  Warren County residents value the character and 
diversity of their jurisdictions, both incorporated and unincorporated, the strong 

Figure I-1: Warren  County 
Location Map 
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sense of community, and the breadth of cultural and recreational opportunities 
available to them. Concern about economic development and jobs, public 
services, and education are issues that the cities and county have been working 
on for years. Comprehensive planning, based on good data and public 
consultation, can help the community address each of these concerns. 
 
WHAT IS THE COMPREHENSIVE PLAN? 
 
The comprehensive plan is the official guiding document for the future of Warren 
County.  It is designed to formulate a coordinated, long-term planning program 
for the cities and county.  It lays out a desired future, and guides how that future 
is to be achieved.  It serves as a guide to both the public and private sector by 
providing a picture of how land will develop, how housing will be made available, 
how jobs will be attracted and retained, how open space and the environment will 
be protected, how public services and facilities will be provided, and how 
transportation facilities will be improved.  Further, the Plan guides elected and 
appointed officials as they deliberate community development issues; and 
conveys policy and intended programs of action to residents.  In short, the 
comprehensive plan is a unified document providing consistent policy direction. 
 
The Plan is structured to be a dynamic document, subject to amendment when 
conditions within any of the cities or county change significantly.  Periodic 
updates are needed to ensure that the Plan continues to meet the needs of 
Warren County. The previous Warren County Comprehensive Plan was prepared 
in January 1994.  Many of the items recommended for implementation were 
completed or became irrelevant as years passed. This new plan addresses 
changes in the community since the last comprehensive plan. 
 
How to Use the Comprehensive Plan 
 
The Comprehensive Plan is not, in itself, an 
implementation tool, but rather a guide to action. It 
is intended to serve as a reference point for 
potential users. For example, the Planning 
Commission or City Council may use the Plan's 
policies to decide whether to approve a proposed 
rezoning of land. The Board of Education may use 
the plan to determine future student enrollment 
and corresponding facilities expansion. The Tax 
Assessors’ Office may use the plan to estimate future digests. 
 
A variety of planning documents such as land use regulation ordinances, scenic 
byway plans or any other documents intended to guide development in Warren 
County, should be used in conjunction with this Comprehensive Plan.   
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Issues/Problems 
Identified/Analyzed 

Alternative Solutions 
Developed/Evaluated 

Solution(s) Selected 
and Adopted as Policy

Policy Implemented 

Unlike the above-mentioned sector or single issue planning documents, which 
only generally refer to issues such as transportation, economic development, 
parks and recreation, annexation, and community services, this Plan addresses 
and integrates these issues into one comprehensive document.  
 
Planning Development Process 
 
The comprehensive plan is in the product of extensive local 
government and citizen involvement through structured 
workshops and unstructured discussion sessions (Fig. 2). 
 
Advisory Committee 
 
Preparations for the comprehensive plan began with the 
creation of an Advisory Committee. The primary purpose of 
the committee was to oversee and assist in the process of 
drafting the comprehensive plan. The committee was 
composed of elected and appointed officials and residents 
from Warren County, Warrenton, Camak and Norwood. The 
committee’s roles included communicating the concerns of 
interested groups regarding the development of the cities 
and county, providing a forum for discussion of differing 
views; developing statements of the community’s vision and 
goals, and recommending goals, policies and 
implementation measures. 
 
During spring of 2003, staff from the CSRA RDC collected 
background information about the planning area through 
historical research, site visits, and information gathered from 
local officials. The Advisory Committee then provided 
direction and guidance when discussing the various issues 
raised at public hearings and workshops. Specific plan 
chapters were then prepared for the various functional 
elements of the Plan. 
 
Public Consultation 
 
The plan’s development was subject to a comprehensive public involvement 
process. Public involvement serves to educate community leaders about 
planning issues and build constituency support, both necessary ingredients for 
any successful comprehensive plan. Each person at the table represents many 
others and offers insight on something overlooked by planners. By involving the 
public as a partner throughout the planning process, the message sent is that 
people’s ideas matter. And if a known and quantifiable effect on the plan is seen 
and people feel the plan is theirs, not just something imposed by a regional 
planning agency, they are likely to become advocates for its implementation. 

Figure I-2: Plan Development Process 
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To kick off the public consultation process, the CSRA RDC sent notices to 
community groups inviting area residents to a planning workshop held on August 
29, 2002. The workshop was also promoted through the area with flyers, public 
service announcements and in the local newspaper. Over thirty (30) residents 
responded to this outreach effort and attended the workshops. All workshops 
were open to the public and participants were encouraged to take part in the 
discussion and policy formulations. 
 
During the public workshop, participants used the background information 
gathered by CSRA RDC staff in addition to their personal knowledge and 
experience of existing conditions to outline areas of concern and future goals for 
Warren County.  Approximately thirty (30) citizens spent the evening examining 
issues relating to population, economic development, community facilities, 
housing, and natural resource. 
 
The CSRA RDC staff also facilitated a visioning exercise with members of 
Leadership Warrenton.  This is a group of community leaders, current and future, 
that participate in a series of workshops learning about various resources 
available to their community.  The Visioning exercise took place over one class 
period and culminated with the following vision for Warren County: 
 
To promote a community that maintains its small town values with businesses 
and institutions that enhance the historic aspects and enriches the quality of life 
of its citizens. 
 
It is with this vision in mind, that this Comprehensive Plan Update has been 
developed. 
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Introduction 

Taking a broad look at a community’s population growth from the past, to the present 
and into the future is essential to any comprehensive planning process.  This section 
provides a basis for the Economic Development, Transportation, Community Facilities, 
Housing and Land Use elements of Warren County’s 10-year Comprehensive Plan 
update.  The dynamics of Warren County’s past population trends, present population 
conditions and future estimates of population growth will lay the groundwork for the 
community’s initiatives for growth in the next ten years.  Future population forecasts 
supply a vital picture for the planning of infrastructure improvements and land 
development patterns that are consistent with the goals and policies established in the 
other elements of this Plan. 
 
A combination of data resources, including the United States 2000 Census Bureau, 
Woods and Poole Economics, Inc., Georgia Department of Labor, and Georgia 
Department of Education are utilized to create the most accurate portrait of Warren 
County’s population dynamics. 
 
The methodology used in population projections greatly affects their outcome.  The 
most simple and least time-consuming method is trend analysis of population change.  
This method utilized past tendencies to make projections about the future.  Cohort 
component analysis makes estimates based on three (3) main factors affecting 
population change:  birth rate, death rate, and migration.  Neither method considers 
more comprehensive factors affecting population changes.   
 
The Woods & Poole Economics, Inc. method is based on a large computer aggregation 
that contains historic census data and models population growth on natural increase 
and migration based on job creation.  The model balances projections across the state 
and the nation so that changes in one region are reflected in another.  The planning 
process requires that one population projection method be consistently used to 
determine plan requirements.  Woods & Poole Economics (2002) projections will be 
used throughout the comprehensive plan. Where municipal population projections are 
unavailable, the county growth or decline rate will be used to determine trends. 
 
 
Plan Setting 
 
Warren County is a rural county covering 284 square miles in eastern Georgia and 
is located thirty-six (36) miles west of Augusta and one hundred thirteen (113) 
miles east of Atlanta.  Warren County is one of fourteen (14) counties that 
comprise the Central Savannah River Area (CSRA).  The county is a member of 
the Central Savannah River Area Regional Development Center (RDC) located in 
Augusta.  There are three (3) incorporated cities in Warren County:  Warrenton, 
Norwood and Camak. 
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The entire southern half of Warren County is an Enterprise Community.  Based on 
census tract analysis and a designation by the federal government, the Enterprise 
Community classification deems these areas in the county as some of the poorest in the 
region and thus warranting special attention.   Enterprise Communities receive federal 
funding government to implement new and innovative projects to spur development.  
Other Enterprise Communities in the area include the northeastern portion of Hancock 
County and the western portion of Taliaferro County. 
 
 
Population Growth, 1800s to 1980 
 
Warren County was created on December 19, 1793 by an act of the General Assembly. 
The new county was formed from portions of Columbia, Washington and Wilkes 
Counties. Between 1800 and 1850 Warren County’s population increased from 10,630 
to 12,425, or 16.8%. Railroad expansion had a significant influence on population 
growth during these years. Like other communities, however, the Civil War brought 
growth and prosperity to a halt, and by 1940, Warren County’s population began a 
continual decline.     
 
 
Population since 1980 
 
The 1980s was a period of heavy migration to Georgia from other states.  Between 
1980 and 2000, Georgia’s population grew by 50%, an increase of 2,728,887 new 
residents.  Warren County and the municipalities enjoyed little of the unprecedented 
state growth. Between 1980 and 1990 total population in Warren County declined from 
6,587 to 6,070 or 8.5%. (Table P-1).  
 
Since 1990, the county has seen a mild recovery in population, increasing by about 
two percent every five years. By 1995, the county regained 2.16% of the population 
lost during the 1980’s. The period of 1990 to 1995 saw Georgia’s peak population 
growth at 11.16%. Likewise, the national population grew by 6.25% during that era. 
Thus, Warren County’s 2.16% increase was relatively low. 
 
Warrenton’s population has declined continually in the past two decades, 
decreasing from 2,374 in 1980 to 2,013 in 2000 (Table P-1). Norwood’s population 
increased from 275 in 1980 to 299 in 2000. Population growth in Norwood has 
averaged 5% every five-year period (Table P-1). Camak’s population increased 
from 118 in 1980 to165 in 2000 and is the only jurisdiction in Warren County to 
record continuous increases in population (Table P-1). 
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Table P-1                     
Warren County and Cities Total Population, 1980-2025      
           
 1980 1985 1990 1995 2000 2005 2010 2015 2020 2025 

Warren Co. 6,587 6,431 6,070 6,201 6,340 6,422 6,539 6,614 6,731 6,901 
Warrenton 2,347 2,316 2,257 2,135 2,013 2,039 2,076 2,100 2,137 2,191 
Norwood 275 257 238 269 299 304 309 313 319 327 

Camak 118 157 196 181 165 167 170 172 175 179 

Source: Woods & Poole, 2002 and CSRA RDC 
 
Table P-2                     
Warren County and Cities Population Change, 1985-2025      
           
 1980 1985 1990 1995 2000 2005 2010 2015 2020 2025 

Warren Co. N/A -2.3% -5.6% 2.1% 2.2% 1.3% 1.8% 1.1% 1.7% 2.5% 
Warrenton N/A -2.4% -2.5% -5.4% -2.2% 1.3% 1.8% 1.1% 1.7% 2.5% 
Norwood N/A -6.5% -7.3% 13.0% 11.1% 1.3% 1.8% 1.1% 1.7% 2.5% 

Camak N/A 33.0% 24.8% -7.6% -8.8% 1.3% 1.8% 1.1% 1.7% 2.5% 

 * N/A = Not Available                                   Source: Woods & Poole, 2002 and CSRA RDC 
 
Total population in Warren County and the municipalities is projected to increase 
8.8% through 2025 (Table P-2), in line with the rural CSRA growth rate of 10.5% 
but significantly lower than the state (+35.9%) and national (+27%) averages. 
 
 
Households 
 
Household growth change varies from jurisdiction to jurisdiction in Warren 
County. The total number of households in Warren County has increased by 315 
from 2,127 in 1980 to 2,442 in 2000 (Table P-3). Total number of households is 
projected to increase by an additional 218 to 2,660 by 2025. Average household 
size in Warren County has declined through in the past two decades, from 3.05 in 
1980 to 2.55 in 2000, and is projected to decline to 2.53 by 2025 (Table P-4). 
 
The number of households in Warrenton increased from 730 in 1980 to 816 in 2000 
(Table P-3). An additional 73 households is projected through 2025. Average 
household size declined from 3.0 in 1980 to 2.45 in 2000, and is projected to 
decline to 2.43 by 2025. (Table P-4). 
 
The number of households in Norwood increased from 119 in 1980 to 126 in 2000 
(Table P-3). An additional 12 households is projected through 2025. Average 
household size declined from 2.9 in 1980 to 2.37 in 2000, and is projected to 
decline to 2.43 by 2025. (Table P-4). 
 
The number of households in Camak decreased from 91 in 1980 to 71 in 2000 
(Table P-3). ). An additional 6 households is projected through 2025. Average 
household size declined from 3.1 in 1980 to 2.32 in 2000, and is projected to 
decline to 2.43 by 2025. (Table P-4). 
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Table P-3                     
Warren County and Municipalities Total Households, 1980-2025     
           
 1980 1985 1990 1995 2000 2005 2010 2015 2020 2025 

Warren Co. 2,127 1,987 2,143 2,270 2,442 2,505 2,562 2,610 2,641 2,660 
Warrenton 730 733 736 776 816 838 856 872 882 889 
Norwood 119 103 87 107 126 129 132 135 137 138 

Camak 91 84 76 74 71 73 75 77 78 79 

Source: U.S. Bureau of the Census, Woods & Poole (2002) and CSRA RDC 
 
 
Table P-4                     
Warren County and Municipalities Average Household Size, 1980-2025     
           
 1980 1985 1990 1995 2000 2005 2010 2015 2020 2025 

Warren Co. 3.05 3.18 2.78 2.68 2.55 2.51 2.50 2.48 2.49 2.53 
Warrenton 3.00 2.83 2.65 2.55 2.45 2.41 2.40 2.38 2.39 2.43 
Norwood 2.90 2.82 2.74 2.56 2.37 2.33 2.32 2.30 2.31 2.35 

Camak 3.10 3.00 2.89 2.60 2.32 2.28 2.28 2.26 2.27 2.31 

Source: U.S. Bureau of the Census, Woods & Poole (2002) and CSRA RDC 
 
Age 
 
Table P-5 presents historical trends and projections in the age distribution of 
Warren County and municipalities residents. Overall, there are no significant 
differences in the distribution of ages between the county and cities. Across 
jurisdictions, there has been a continual decline of residents in different age 
groupings from 0 to 34 years old (-21.2%). A decline in the 25 to 34 years old 
group is almost always correlated with a decline in lower age groups since they 
account for most of the children residents. Through 2025, the same age groups 
will account for most of the population growth in Warren County and the 
municipalities (+15.9%). 

 

Table P-5                     
Warren County and Municipalities Age Distribution, 1980-2025     
           

Warren County 
           
 1980 1985 1990 1995 2000 2005 2010 2015 2020 2025 

Age 0-4 514 517 507 495 433 512 520 517 522 541 
Age 5-14 1158 1045 960 986 940 884 947 1022 1029 1050 
Age 15-24 1143 1008 934 784 850 916 903 842 899 989 
Age 25-34 903 936 875 792 704 735 832 478 854 813 
Age 35-44 597 701 790 910 913 775 682 716 801 862 
Age 45-54 640 584 463 685 865 935 885 750 662 695 
Age 55-64 657 634 549 533 616 696 786 853 814 693 
Age 65+ 1083 1121 1105 1178 1182 1150 1182 1245 1365 1481 
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Warrenton 

           
 1980 1985 1990 1995 2000 2005 2010 2015 2020 2025 
Age 0-4 219 204 189 174 159 188 185 184 186 193 
Age 5-14 331 325 319 293 267 252 270 301 304 337 
Age 15-24 468 411 354 340 326 351 345 317 337 371 
Age 25-34 324 325 325 266 207 216 242 138 246 234 
Age 35-44 215 250 286 286 286 243 218 229 255 274 
Age 45-54 230 216 201 219 236 254 241 205 183 192 
Age 55-64 236 200 165 177 189 213 238 217 206 176 
Age 65+ 351 385 418 384 350 341 351 369 406 440 
           

Norwood 
           
Age 0-4 25 13 0 16 31 37 38 38 38 39 
Age 5-14 38 20 0 18 34 32 35 38 38 39 
Age 15-24 54 28 0 30 60 65 64 59 63 69 
Age 25-34 37 15 0 8 16 17 19 11 19 18 
Age 35-44 25 20 15 43 71 60 53 56 62 67 
Age 45-54 27 14 0 21 42 45 42 35 31 33 
Age 55-64 28 15 0 7 14 16 18 20 19 16 
Age 65+ 41 44 46 55 63 61 64 67 73 79 
           

Camak 
           
Age 0-4 11 13 14 12 7 8 8 8 8 8 
Age 5-14 16 27 38 27 16 13 14 15 15 16 
Age 15-24 23 29 34 28 21 23 22 20 21 23 
Age 25-34 16 20 23 30 36 38 42 19 33 32 
Age 35-44 11 16 21 14 6 5 4 4 4 5 
Age 45-54 11 10 8 28 48 52 49 41 37 39 
Age 55-64 12 17 21 12 2 3 4 4 4 3 

Age 65+ 18 28 37 34 40 38 39 44 48 52 

Source: U.S. Bureau of the Census, Woods & Poole (2002) and CSRA RDC 
 
Race 
 
In 2000, the population of Warren County was compromised of 39.5% white, 59.5% 
black, 0.8% Hispanic, 0.1% Asian or Pacific Islander, and 0.3% Native American (Table 
P-6). Between 1980 and 2000, the proportional population of all racial groups has 
remained relatively constant. Through 2025, however, the black population will increase 
by 22.3% while the white population will decline by 14.3%. 
 
In Warrenton, the black population has increased from 59.5% to 69.4% between 1980 
and 2000 while the white population has declined from 40.1% to 29.4%. The city’s 
Hispanic population has declined from 1.6% to 0.7% between 1980 and 2000. While no 
race projections are available for Warrenton, this trend is expected to continue through 
2025. 
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The percentage of non-white residents in Norwood increased from 59.6% of the 
population in 1990 to 62.5% of the population in 2000. In Camak, the black and white 
populations have increased 25.7% and 89.5% respectively between 1980 and 2000. 
 
Table P-6                     
Warren County and Municipalities Racial Composition, 1980-2000     
           
 Warren County 
           
 1980 % 1985 % 1990 % 1995 % 2000   

Black 3,923 59.5% 3,790 59.8% 3,657 60.2% 3,742 59.8% 3,783 59.4% 
White 2,646 40.1% 2,524 39.8% 2,402 39.5% 2,395 39.5% 2,487 39.4% 
Hispanic 105 1.5% 54 0.7% 2 0.0% 38 0.4% 51 0.8% 
Native 6 0.0% 4 0.0% 2 0.0% 10 0.1% 11 0.2% 
Asian & 0 0.0% 4 0.1% 7 0.2% 16 0.2% 8 0.2% 
Pacific Isl.           
           
 Warrenton 
           
 1980 % 1985 % 1990 % 1995 % 2000  
Black 1,413 59.5% 1,434 61.9% 1,455 64.4% 1,426 66.9% 1,397 69.4% 
White 954 40.1% 730 37.5% 791 35.0% 692 32.2% 592 29.4% 
Hispanic 38 1.6% 19 0.8% 0 0.0% 7 0.4% 14 0.7% 
Native 2 0.0% 1 0.0% 0 0.0% 3 0.1% 5 0.2% 
Asian & 0 0.0% 6 0.2% 11 0.5% 7 0.3% 3 0.2% 
Pacific Isl.           
           
 Norwood 
           
 1980 % 1985 % 1990 % 1995 % 2000  
Black 164 59.6% 145 59.9% 117 60.2% 152 61.3% 187 62.5% 
White 111 40.3% 116 39.9% 121 39.6% 117 38.5% 112 37.4% 
Hispanic 4 1.4% 2 0.7% 0 0.0% 1 0.3% 2 0.6% 
Native 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 
Asian & 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 
Pacific Isl.           
           
 Camak 
           
 1980 % 1985 % 1990 % 1995 % 2000  
Black 70 59.3% 92 46.4% 114 33.6% 101 43.4% 88 53.3% 
White 48 40.6% 77 53.4% 106 66.3% 91 56.1% 76 46.0% 
Hispanic 2 1.6% 1 0.8% 0 0.0% 0 0.0% 0 0.0% 
Native 2 0.0% 1 0.0% 0 0.0% 0 0.0% 1 0.6% 
Asian & 2 0.0% 1 0.0% 0 0.0% 0 0.0% 0 0.0% 
Pacific Isl.           
            

Source: U.S. Bureau of the Census, and CSRA RDC 
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EDUCATION 
 
The educational level of a community is often a determinant of economic 
development. The skill levels of residents in an area can be inferred from the level 
of education prevalent in the citizenry. Companies requiring skilled workers may 
look for areas with high rates of high school graduates while industries requiring 
highly-skilled workers may seek counties with large numbers of college 
graduates. The reverse is also true, with the county seeking to attract companies 
that are a good fit for the educational level of its citizens. 
 
Educational level is also important when evaluating a school system’s quality. If 
the number of high school dropouts is particularly high for a certain area, the 
school system could be in need of improvement. School system quality can also 
be a factor in determining quality of life for the citizens of an area. The better the 
school system, the better the perceived quality of life.  
 
 
Educational Attainment 
 
Educational attainment in Warren County has continually improved since the 
1980’s. In 1980, 68% of Warren County residents over the age of 25 had not 
completed high school (Table P-7). By 2000, this percentage had dropped to 
42%. The number of citizens aged 25 or higher completing high school or some 
college has risen from 23% in 1980 to 47% in 2000. The percentage of residents 
completing four or more years of college reached 8% in 2000. The level of 
education in the county, however, is still far below the state average, with nearly 
25% of Georgians over the age of 25 completing four or more years of college in 
2000 (Fig. P-1).  
 
The figures for the cities in Warren County are comparable to county figures (Table 
P-7, Fig P-2). All the incorporated cities in Warren County show a higher 
percentage of population not completing high school than the state average. 
Likewise, the percentage of population completing four or more years of college is 
lower in Warrenton, Camak, and Norwood than the state average. Camak shows no 
percentage of population over the age of 25 as having completed four or more 
years of college. 
 

Table P-7         
Warren County and Municipalities Educational Attainment, 1980-2000 
     
 1980 
     

 Warren Co Warrenton Norwood Camak 

Less than 9th grade 45.93% N/A N/A N/A 
9th to 12th grade (no diploma) 22.86% N/A N/A N/A 
High School graduate 19.75% N/A N/A N/A 
Some college (no degree) 3.91% N/A N/A N/A 
Associate degree N/A N/A N/A N/A 
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Bachelor's degree 7.55% N/A N/A N/A 
Graduate or Professional Degree N/A N/A N/A N/A 
     
     
 1990 
     
Less than 9th grade 31.33% 37.60% 36.39% 37.08% 
9th to 12th grade (no diploma) 25.90% 31.02% 32.22% 31.46% 
High School graduate 30.30% 35.71% N/A 48.31% 
Some college (no degree) 6.67% 10.91% N/A 3.37% 
Associate degree 1.61% 1.98% N/A 3.37% 
Bachelor's degree 3.01% 6.94% N/A 0.00% 
Graduate or Professional Degree 1.19% 1.62% N/A 0.00% 
     
     
 2000 
     
Less than 9th grade 20.02% 19.48% 28.64% 17.42% 
9th to 12th grade (no diploma) 22.90% 23.58% 26.21% 16.67% 
High School graduate 34.70% 29.81% 29.61% 56.06% 
Some college (no degree) 12.41% 12.07% 2.91% 9.85% 
Associate degree 2.02% 1.81% 3.40% 0.00% 
Bachelor's degree 5.57% 9.78% 4.85% 0.00% 
Graduate or Professional Degree 2.39% 3.47% 4.37% 0.00% 

         

 * N/A = Not Available                             Source: U.S. Bureau of the Census 
 
 

 Figure P-1: Educational Attainment, 1970-2000
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Figure P-2: Educational Attainment, 2000
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The education level of the Warren County population is more comparable to that of 
other rural counties in the CSRA than it is with statewide figures (Fig. P-3). At 42%, 
it is the second-highest county in the region in percentage of population aged 25 or 
higher that has less than a 9th grade education. This is significantly higher than the 
state average of 7.6%. For the population percentage with a high school degree or 
higher, Warren County is at 57.1%, which is slightly lower than the CSRA average 
of 66.49%, and lower than the Georgia state average of 78.6%. The percentage of 
population with a Bachelor’s degree or more in Warren County is 8%, while the 
CSRA average is 11.95%, and the state average is 24.3%.  
 
There has been a continual decline in the percentage of Warren County high 
school graduates attending Georgia public colleges and technical schools since 
1995 (Table P-8). 
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Figure P-3: Education of Population 25+ Years,  2000
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Table P-8               
High School Grads Attending Post-Secondary Education    
        
 Georgia Public Colleges 
        
 1995 1996 1997 1998 1999 2000 2001 

Warren County N/A 25.4% 18.8% 16.1% 19.6% N/A N/A 

Georgia 35.0% 30.0% 30.2% 38.8% 37.5% 37.3% 36.1% 

               

 Georgia Public Tech Schools 

        
Warren County 26.9% 22.2% 12.5% 17.9% 16.1% 14.3% N/A 
Georgia 5.4% 6.2% 7.1% 6.5% 6.4% 7.4% 8.8% 
        
 * N/A = Not Available                                Source: Georgia Department of Education 

 
 
High School Graduation Test Scores 
 
High School graduation test scores decreased slightly in Warren County from 1995 to 
2001, mirroring trends elsewhere in the state (Figure P-4, P-5). Overall, test scores 
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have stayed about 25% lower in Warren County than the state average. In 2001, 
however, test scores were only 12% behind the state average. Warren County scores 
have remained consistently lower than neighboring counties. Within the CSRA, only 
Hancock County has scores consistently below those of Warren County. 
 
 
 

Figure P-4: Average H.S. Graduation Test Scores (All Components) 1995-2001
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Figure P-5: HS Graduation Test Scores from Selected CSRA Counties and Georgia, 1995-2001
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Georgia 82% 76% 67% 68% 66% 68% 65%

McDuffie County 72% 74% 61% 60% 52% 59% 55%

Warren County 66% 48% 33% 44% 33% 38% 53%

Hancock County 86% 54% 26% 38% 20% 35% 24%

Glascock County 77% 83% 67% 56% 76% 57% 55%

1995 1996 1997 1998 1999 2000 2001

 
High School Dropout Rate 
 
The high school dropout rate in Warren County declined from 1995 to 2001 (Fig. P-
6). This trend was seen in Georgia as a whole, as well as in McDuffie County and 
Glascock County. Hancock County’s dropout rate has fluctuated between two (2) 
and eight (8) percent from 1995 to 2001 (Fig. P-7). Warren County’s dropout rate is 
lower than that of McDuffie County, and higher than those of Glascock County and 
Hancock County. The overall average of the dropout rates from 1995 to 2001 for 
Warren County was 7.61%, only slightly higher than the state average of 7.29%. 
The overall average dropout rate for the CSRA from 1995 to 2001 was 7.08%.  
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Figure P-6: Average H.S. Dropout Rate, 1995-2001
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Figure P-7: High School Dropout Rate for Selected CSRA Counties 
and Georgia, 1995-2001
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INCOME 
 
Per Capita and Median Household 
 
The per capita income in Warren County has risen slightly since 1980, from $5,971 
to $16,475 in 2000 (current dollars) (Fig. P-8). It is expected to increase further to 
$24,734 by 2010. This is in contrast to the state per capita income, which was 
$8,477 in 1980 and increased to $27,346 by 2000, and is expected to increase to 
$40,239 by 2010. Although both the county and the state per capita incomes are 
expected to rise, the state income will rise much more dramatically than the county 
income. Only $3,000 higher than the Warren County per capita income in 1980, the 
Georgia per capita income is expected to be $16,000 higher than the Warren 
County per capita income by 2010.  
 
The County has a higher per capita and median household income than Warrenton, 
Camak, and Norwood for 2000. In 1990, however, both Warrenton and Camak had 
a higher per capita income than Warren County. Norwood has maintained its status 
as the lowest in per capita income and median household income since 1990. For 
the county and the three cities, however, the per capita income and median 
household income have remained far below the state average. 
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Figure P-8: Per Capita Income (Current $), 1980-2010
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Warren County $5,971 $9,241 $11,390 $14,826 $16,475 $20,026 $24,734 

Georgia $8,477 $13,142 $17,738 $21,819 $27,346 $32,759 $40,239 

1980 1985 1990 1995 2000 2005 2010

 
 
The same trend can be seen with the mean household income: both the county and 
state mean household incomes rose from 1980 to 2010, but the state mean rose 
much more rapidly than the county mean (Fig. P-9). In 1980, the Warren County 
mean household income was $33,047 (in 1996 dollars), and the Georgia mean 
household income was $43,697, over $10,000 higher. By 2000, the Warren County 
mean was $39,194 and the Georgia mean was $67,668, a difference of close of 
$28,000. 
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Figure P-9: Mean Household Income (1996$), 1980-2010
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Warren County $33,047 $41,568 $37,158 $40,781 $39,194 $41,617 $44,065 

Georgia $43,697 $50,831 $55,400 $59,452 $67,668 $70,892 $74,448 
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Distribution of Households By Income 
 
The distribution of households in Warren County is predicted to see a move from the 
majority of households earning less than $10,000 per year in 1990 to the majority of 
households earning between $30,000 and $39,999 by 2010. This coincides with the 
predicted increase in education levels of the citizens in Warren County.  
 
In 2000, the state’s largest income bracket was $30,000 to $39,999 (Fig. P-10). This is 
higher than Warren County, Warrenton, Camak, and Norwood. Both Warrenton and 
Warren County had the largest population in the less than $10,000 bracket, while 
Camak had more households in the $10,000 to $19,999 bracket. Norwood had the 
largest proportion of households in the $20,000 to $29,999 bracket. 
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Figure P-10: Households by Income, 2000
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In 2000, 24.1% of Warren County families fell below the poverty level, and 32.9% 
of those had children under the age of 18. These are alarming figures, 
considering that statewide, only 9.9% of families fell below the poverty level, and 
only 13.9% of those had children under 18. The percentage of people in poverty 
has decreased overall for Warren County, Camak, and Warrenton, but the 
percentage of families with children in poverty has increased throughout the 
county except Camak. In Norwood in the 1990 census, no families were reported 
as being below the poverty line, but 49% of the individuals in the city were listed 
as such. 
 
 
Assessment 
 
Population 
 
Warren County and Warrenton have undergone gradual population decline since 
1980, dropping 3.7% and 14.2% respectively. This contrasts with significant 
population growth rates for the CSRA region, the state and the nation. Between 1980 
and 2000, the CSRA population increased by 21.5% while the non-urbanized portions of 
the CSRA (excludes Richmond and Columbia Counties) increased by 7.2%.  The state 
and national population increased by 50% and 25.1% respectively during that same 
period. 
 
Population loss often mirrors a general decline in total employment. In Warren County, 
however, the local economy as a whole strengthened during phases of population loss. 
Between 1980 and 1990, the period of the most significant population loss in Warren 
County (-6.6%), total employment increased 5.9%. Statewide employment increased 
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34.3% during that same period. Furthermore, the unemployment rate declined 
significantly between 1980 and 1990, and commuting patterns remained relatively 
unchanged. 
 
Explaining population loss requires examining specific segments of the Warren County 
population. Population loss since 1980 occurred primarily in the 15 to 24 age group. The 
number of residents in this age group declined 25.6% in Warren County and 30.3% in 
Warrenton, a net loss of hundreds of residents in an already small rural community. The 
past and current structure of the Warren County economy, largely dominated by 
manufacturing and lower paying service jobs, explains the exodus of younger people. In 
1999, the last year for which complete Georgia Department of Education data for 
Warren County is available, over 35.7% of high school graduates attended Georgia 
public colleges and technical colleges. This figure does not include out-of-state or 
private Georgia colleges. For younger residents entering the workforce after college, 
there is a mismatch between their education and the type of jobs available in the 
community. In short, there is little incentive for younger residents to return to Warren 
County and the municipalities after completing post-secondary education. 
 
Total population in Warren County and the municipalities is projected to increase 8.8% 
through 2025, in line with the rural CSRA growth rate of 10.5% but significantly lower 
than the state (+35.9%) and national (+27%) averages. A significant portion of that 
growth will come from the 15-24 years old group (+16.3%). Again, the structure of the 
economy explains the trend. The fastest growing employment sectors in Warren County 
are projected in high technology sectors such as transportation, communications & 
public utilities (+121.7%) and financial services & real-estate (+26.3%). Projected 
growth in these employment sectors correlated with the growth of the 15-24 years old 
age group. Should this projection hold true, it will provide college and technical school 
graduates an opportunity to return and work in Warren County. 
 
Negative or small population growth rates in Warren County and the municipalities since 
1980 reflects the challenges many rural areas face. Statewide population growth rates 
disproportionately reflect Georgia’s large metro areas. In the absence of bordering one 
of the state’s large metro areas to serve as a bedroom community, rural counties such 
as Warren cannot keep up with statewide population growth rates. This holds true for 
future population growth rates as well. Job opportunities, services, and convenience 
offered by large metro areas will continue to attract new residents and be reflected in 
statewide figures. 
 
 
Households 
 
The number of households in Warren County and the municipalities has increased an 
average 14% since 1980. This rate is above at the CSRA rate of 9.9% but well below 
household growth rates for the state (60.2%) and the nation (30.9%). Through 2025, the 
number of households in Warren County and the municipalities will increase by 8%, a 
relatively low growth rate compared to state (35.9%) and national (27.3%) averages.  
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Household growth in Warren County and the municipalities has increased at 
substantially higher rates than the total population. Growth in total households 
necessitates a corresponding increase in the housing supply to ensure housing meets 
the community’s needs. Between 1980 and 2000, the housing supply in Warren County 
and Warrenton increased by 31.3% and 18.8% respectively. Housing growth has thus 
outpaced growth in total households, ensuring a sufficient supply of housing.    
 
The increase of total households relative to a stagnate population in Warren County and 
the municipalities can be viewed through the lens of declining average household size. 
Average household size has declined by .50 between 1980 and 2000, highlighting an 
increasing trend towards smaller family sizes. By contrast the state and national 
average household size declined by .18 and .15 respectively. Given the smaller overall 
population of Warren County, the Warren-state/national household size differential is 
not significant. Through 2025, average household size throughout Warren County and 
the municipalities will stabilize and approach state and national levels. 
 
  
Age 
 
Throughout Warren County and the municipalities, middle age and senior population 
groups accounted for most of the population growth since 1980, in line with CSRA, 
state, and national trends. This growth was not high enough, however, to compensate 
for the loss of younger age groups in Warren County. In other parts of the CSRA, the 
state and the nation, younger age groups are growing in proportion to senior age 
groups, ensuring population growth across all age groups.  
 
Through 2025, 0 to 34 years old age groups will increase by 16.3% while the 65+ age 
groups will account for 25.2% of the growth. The 35-54 age groups, the backbone of the 
Warren County economy, will decline by 12.4%. While the workforce will become 
younger, local governments will have to support an aging population that will 
increasingly be dependent on non-wage sources of income. From a housing and 
community facilities perspective, future projects and planning will need to take these 
demographic shifts into account.  
 
 
Race 
 
In Warren County, Norwood, and Camak, the percentage of residents by race has 
remained relatively constant since 1980. In Warrenton, however, the black population 
has increased by 10% while the white population has decreased by an equivalent rate. 
In absolute numbers, neither population is growing: white residents are leaving 
Warrenton at a faster rate. The exodus of younger age groups has been more 
pronounced among the white population and has shifted the city’s racial balance. Over 
the next twenty years, however, the black population will grow at a faster rate than all 
other racial groups. Through 2025, the countywide black population will rise to 67% 
while the white population will decline to 30.8%.  
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Past, current and future race demographics in Warren County and the municipalities run 
contrary to state and national trends, which project, as a share of total population, a 
declining white population, an unchanged black population and a growing Hispanic 
population. Whereas the Hispanic population will account for 8.9% of total population in 
Georgia and 19.2% nationally by 2025, in Warren County and the municipalities, the 
Hispanic population will not exceed 2%. 
 
 
Education 
 
Education Attainment 
 
Education attainment in Warren County and the municipalities has continually 
improved in the past twenty years but lags behind neighboring jurisdictions and 
the state. In 2000, 42.9% of Warren County residents did not graduate from high 
school, higher than Camak (34%) but lower than Warrenton (43%) and Norwood 
(54.8%). In neighboring Hancock and McDuffie counties, the percentage of 
residents without a high school diploma is 37.6% and 33.2% respectively while 
the state average is 21.4%. This significant education attainment differential is 
also seen in post secondary education. In 2000, less than 10% of Warren County 
residents obtained a college degree or higher. By contrast, over 12% of Hancock 
County residents, 15% of McDuffie County residents, and 29.5% of residents 
statewide obtained a college degree.  
 
The County and municipalities have gained ground over the last twenty years. 
The number of students not completing high school has declined an average 12% 
every 10-year period since 1980. While Warren County’s current high school 
completion rate is half the state average, it is increasing at a faster rate. Should 
historic trends continue into the future, the high school completion rate in Warren 
County should approach the state average by 2025.  
 
A similar pattern is seen in post secondary education. Since 1980, the number in 
Warren County residents with some college or more has more than doubled to 
22.3%. While Warren County’s college or more rate is less than half the state 
average 49.9%, the gap is narrowing.   
 
That Warren County and the municipalities are catching up to the state average in 
educational attainment is no surprise and reflects gains in education attainment 
made region-wide. Some advisory committee members noted that the baseline in 
Warren County was so low that improvement was inevitable. The “we can only go 
up from here” explanation ignores the important role of state and local policy in 
education over the years. State education policy, in an attempt to increase 
statewide test scores and improve its national rating, has increased school 
resources and facilitated teacher development. As a result, Warren County 
schools have had, since 1980, unprecedented resources devoted to improving 
educational attainment. On the local level, there is an acknowledgment in the 
community that today’s economy requires education and training. Even in a 
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manufacturing and lower skill service-dominated economy, a high school diploma 
has become indispensable.  
 
While Warren County’s economy is still primarily a manufacturing and lower skill 
service economy, the CSRA economy is more diverse and requires more 
educated graduates. Currently 42.9% of Warren County students do not complete 
high school. A substantial number of residents will therefore not be able to 
participate in the regional economy.  
 
Based on these local education attainment levels, the community will need to 
attract two different types of employment sectors. One the one hand, 
manufacturing and construction, will allow residents with a high school diploma or 
less to participate in the local economy. On the other hand, projected employment 
growth in public utilities, communications, and finance will provide employment 
opportunities for residents with college education. Current education attainment 
levels suggest the need to aggressively pursue these sectors.  
 
 
Test Scores, Drop-Out Rate and Post-Secondary Education  
 
Achievement test scores have declined 13% in Warren County between 1995 and 
2001. This mirrors declines in neighboring counties and the state average. Test 
scores in Hancock and McDuffie Counties have declined 62% and 17% 
respectively in that same period. State test scores have declined 17%. Current 
scores in Warren are similar to McDuffie County and other rural areas in the 
CSRA but are 12% point below the state average. If historic state and local trends 
are an indication, test scores in Warren County will reach the state average by 
2010. 
 
School drop out rates in Warren County have declined from 12.2% to 6% between 
1995 and 2001. This places Warren County ahead of all other neighboring 
counties and the state average of 6.4%. The low dropout rate is consistent with 
higher high school completion rates. 
 
Public college attendance in Warren County is cyclical and has varied from year 
to year, from a high of 25.4 in 1996 to a low 16.1% in 1998. A similar trend is 
seen at the state level since 1995, although statewide rates hover in the 30% 
range. Public tech school attendance has gradually declined from 26.9% in 1995 
to 14.3% in 2000. Attendance was high in 1995 because of proximity to Technical 
colleges in McDuffie and Washington Counties. However, graduates soon 
realized that the supply of technical college training far exceeded the demand for 
Warren County’s economy. 
 
The local school system is enhancing Warren County’s economic development 
potential. The school dropout rate has consistently declined and is below the 
state average, translating into higher educational attainment across all education 
levels. For economic development purposes, the important school system issue is 
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adequate education through high school.  Education attainment improvement, as 
we have seen since 1980, makes Warren County’s school system an asset. 
 
 
Income 
 
Per capita and mean household incomes have consistently risen. Since 1980, per 
capita income has risen 175.9% in Warren County versus 222.5% for the state as 
a whole. Current per capita income is $10,871 higher in Georgia. A similar 
discrepancy is found in mean household income. Since 1980, it has risen 18.6% 
in Warren and 54.8% in the state. Current household income is $29,275 higher in 
the state.  
 
Income differentials are generally explained by the lower cost of living in Warren 
County. The average weekly wage paid in Warren County is $483, compared to 
the statewide average of $629. Furthermore, median property values and rent in 
Warren are less than half the state average. Given the local cost of living, it is 
unlikely that income will approach the state average by 2025. 
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Introduction 
 
The economic development chapter provides an inventory and assessment of 
the economic engine driving Warren County and the cities of Norwood, Camak, 
and Warrenton.  This section takes a close look at the economic base, 
occupational trends, labor force, and local and regional opportunities of the 
county and cities.  In combination with information from other chapters of this 
Comprehensive Plan, this examination will provide a base for economic 
development planning and policymaking within Warren County and the 
municipalities. 
 
The County and municipalities would like to expand their tax base by creating 
opportunities for economic development, including targeting clean industry and 
tourism.  Collectively, they are striving for an appropriate balance between 
maintaining their rural character and the need to provide employment 
opportunities and necessary services. 
 
 
Setting – The County 
 
Transportation accessibility and the availability of water and sewer are the 
engines that drive economic growth in Warren County.  The county’s location 
along I-20, midway between two state capitals, and connections to Interstates 75 
and 85 in Atlanta, Charlotte, Raleigh and other large cities via Interstates 26, 77 
and 95 allow businesses and residents convenient and efficient transportation 
connections.  Bush Field Airport in Augusta offers direct flights to Columbia, 
South Carolina and Charlotte, North Carolina, and Hartsfield International Airport 
in Atlanta is within a 2-hour drive.  Other transportation related opportunities 
include rail service provided by CSX, and access to international ports in 
Charleston and Savannah. 
 
Warren County contains three municipalities:  Warrenton, Norwood and Camak, 
and is 88% unincorporated.  The current population of Warren County is 6,336 
but is only projected to increase by 9% through 2025.  Household size is 

Vision Statement 
 
Warren County and the municipalities recognize that economic development is the foundation for 
providing good jobs, a stable taxation base, and desired public services. Sustainable, well-
balanced and quality development meets the needs of all citizens and ensures long-term 
prosperity. Warren County will continue to create a positive business climate, retain existing 
businesses and industries, and improve the economic well-being and quality of life of its citizens.
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projected to decline, representing smaller family size and a growing single 
population. 
 
The educational system is an important resource in Warren County.  The K-12 
system is relatively small, serving approximately 931 students in 2000-2001.  The 
dropout rate is relatively low at 6%, which is below the state average of 6.4%.  
Warren County also has a lower dropout rate and than surrounding counties and 
education attainment rates continue to rise, allowing the county to remain 
competitive in recruiting industry. 
 
The Region 
 
As all local economies, Warren County must be viewed within a larger regional 
context.  During the past several decades, the Augusta and Atlanta Metropolitan 
regions experienced a boom in population and job growth.  An excellent 
transportation system, a positive housing market and continued corporate 
relocation and immigration will continue to fuel the both regions’ growth through 
2025.  Warren County’s proximity to both of these rapidly growing areas provides 
ample opportunity to benefit from regional growth. 
 
The CSRA region has a diverse and expanding industry base that keeps the 
regional economy growing.  Services, manufacturing and retail trade are the 
leading employers in the area.  The CSRA contains two high-demand natural 
assets – wood and kaolin.  The area is one of the world’s largest suppliers of 
kaolin for ceramics and fillers and forestry companies produce wood products 
ranging from paper and pulpwood to fine furniture and flooring.  Textile firms 
across the region manufacture apparel of all types. Medical companies produce 
pharmaceuticals, medical supplies and diagnostic equipment.  Firms in emerging 
technologies, such as telecommunications and environmental remediation, are 
offered support through the CSRA’s Southeast Technology Center. 
 
 
ECONOMIC BASE INVENTORY 
 
The 2002 Woods and Poole Georgia State Profile lists the following industries in 
Warren County: 
 

• Agricultural services, forestry, fishing and hunting 
• Mining 
• Utilities 
• Construction 
• Manufacturing 
• Wholesale Trade 
• Retail Trade 
• Transportation and Warehousing 
• Information 
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• Finance and Insurance 
• Real Estate and Rental and Leasing 
• Professional, Scientific and Technical Services 
• Administrative and Support and Waste Mgmt and Remediation 

Services 
• Educational Services 
• Health Care and Social Assistance 
• Accommodation and Food Services 
• Other Services (except Public Administration) 
• Auxiliaries (Except Corporate, Subsidiary and Regional Mgmt) 

 
In 2002, there were approximately 81 businesses located in Warren County.  Of 
these, 23% are classified as retail trade establishments, 19% are classified as 
services, and 10% are classified as health care & social assistance.   
 
 
Employment by Sector 
 
Employment encompasses the total number of people employed by local 
businesses and industries, sole proprietors and the self-employed.  This includes 
non-residents in surrounding areas who work in Warren County to work but 
excludes Warren County residents commuting to jobs outside the county limits.   
 
Table E-1 examines historic sector employment trends in Warren County. 
Overall, total employment increased by 46 or 2% between 1990 and 2000. 
Manufacturing, the largest employment sector, declined by 17.4% while farming 
declined by 27.5% in that same period. The construction and services sectors 
grew by 190.9% and 55.4% respectively between 1990 and 2000. Total 
employment is projected to increase by 286 or 12.3% through 2025. 
Transportation, communications & public utilities (121.7%) and manufacturing 
(19.5%) will account for most of the employment growth. 
 
Table E-2 highlights the relative growth of each sector. The three largest sectors, 
manufacturing, services and state & local government, currently account for 
68.2% of total employment in Warren County. Historically, manufacturing has 
been the dominant employment sector. Between 1990 and 2000, manufacturing 
declined from 42.4% to 34.3% of total employment, a drop of 8.1%. By 2025 
manufacturing will account for 30.3% of total employment.  The services and 
state & local government sectors are projected to remain relatively flat through 
2025. The only significant sector loss in farm employment. Between 1990 and 
2000 farm employment declined by 3.2% and is projected to drop an additional 
2.1% through 2025. 
 
Major employment differences become apparent when comparing Warren 
County to the state average (Table E-3). The Georgia economy is clearly more 
diversified with no single dominant sector and less dependence on 
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manufacturing and government employment. Warren County is nearly three 
times more dependent on manufacturing than the state average.  Significant 
discrepancies are also found in farm, retail trade, and service sectors. 
 
Table E-1                 
Warren County Employment by Sector, 1990-2025       
         
 1990 1995 2000 2005 2010 2015 2020 2025 
Farm 258 204 187 185 176 168 160 154 

Agricultural Services, Other 35 56 43 51 56 60 63 66 

Mining 16 16 17 18 19 20 21 22 

Construction 22 40 64 64 64 64 64 65 

Manufacturing 967 890 798 786 783 782 785 791 

Trans, Comm, & Pub. Utilities 88 110 124 170 204 231 255 275 

Wholesale Trade 4 13 23 24 26 27 29 31 

Retail Trade 190 175 166 167 168 170 172 174 

Finance, Insur., & Real Estate 53 38 72 77 79 83 87 91 

Services 312 467 485 500 518 537 558 580 

Federal Civilian Government 20 16 19 19 19 19 20 20 

Federal Military Government 27 25 23 23 24 24 24 24 

State & Local Government 286 290 303 305 308 311 314 317 

Total 2,278 2,340 2,324 2,389 2,444 2,496 2,552 2,610 

    Source: Woods & Poole Economics, 2002       
 
Table E-2                 
Warren County Percent of  Sector Employment, 1990-2025      
         
 1990 1995 2000 2005 2010 2015 2020 2025 
Farm 11.33% 8.72% 8.05% 7.74% 7.20% 6.73% 6.27% 5.90% 

Agricultural Services, Other 1.54% 2.39% 1.85% 2.13% 2.29% 2.40% 2.47% 2.53% 

Mining 0.70% 0.68% 0.73% 0.75% 0.78% 0.80% 0.82% 0.84% 

Construction 0.97% 1.71% 2.75% 2.68% 2.62% 2.56% 2.51% 2.49% 

Manufacturing 42.45% 38.03% 34.34% 32.90% 32.04% 31.33% 30.76% 30.31% 

Trans, Comm, & Pub. Utilities 3.86% 4.70% 5.34% 7.12% 8.35% 9.25% 9.99% 10.54% 

Wholesale Trade 0.18% 0.56% 0.99% 1.00% 1.06% 1.08% 1.14% 1.19% 

Retail Trade 8.34% 7.48% 7.14% 6.99% 6.87% 6.81% 6.74% 6.67% 

Finance, Insur., & Real Estate 2.33% 1.62% 3.10% 3.22% 3.23% 3.33% 3.41% 3.49% 

Services 13.70% 19.96% 20.87% 20.93% 21.19% 21.51% 21.87% 22.22% 

Federal Civilian Government 0.88% 0.68% 0.82% 0.80% 0.78% 0.76% 0.78% 0.77% 

Federal Military Government 1.19% 1.07% 0.99% 0.96% 0.98% 0.96% 0.94% 0.92% 

State & Local Government 12.55% 12.39% 13.04% 12.77% 12.60% 12.46% 12.30% 12.15% 

Total 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 

    Source: Woods & Poole Economics, 2002       
 
Table E-3                 
Georgia Percent of Sector Employment, 1990-2025      
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 1990 1995 2000 2005 2010 2015 2020 2025 
Farm 2.01% 1.63% 1.39% 1.24% 1.11% 1.00% 0.90% 0.82% 

Agricultural Services, Other 0.85% 1.06% 1.13% 1.15% 1.16% 1.17% 1.17% 1.16% 

Mining 0.29% 0.22% 0.20% 0.18% 0.17% 0.17% 0.16% 0.15% 

Construction 5.75% 5.58% 6.10% 6.05% 5.94% 5.80% 5.66% 5.52% 

Manufacturing 15.51% 14.27% 12.63% 12.07% 11.56% 11.03% 10.50% 9.97% 

Trans, Comm, & Pub. Utilities 5.86% 5.72% 6.10% 6.17% 6.19% 6.16% 6.09% 5.97% 

Wholesale Trade 6.18% 5.73% 5.69% 5.74% 5.73% 5.71% 5.69% 5.66% 

Retail Trade 16.44% 17.14% 16.80% 17.08% 17.32% 17.51% 17.65% 17.76% 

Finance, Insur., & Real Estate 6.64% 6.36% 7.12% 7.05% 6.98% 6.91% 6.83% 6.76% 

Services 23.75% 26.61% 28.63% 29.27% 30.10% 31.07% 32.16% 33.35% 

Federal Civilian Government 2.79% 2.33% 1.90% 1.76% 1.63% 1.53% 1.43% 1.35% 

Federal Military Government 2.46% 2.24% 1.93% 1.82% 1.71% 1.61% 1.51% 1.42% 

State & Local Government 11.46% 11.11% 10.39% 10.44% 10.40% 10.33% 10.22% 10.10% 

Total 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 

    Source: Woods & Poole Economics, 2002       
 
 
Sector Earnings 
 
Sector earnings represent total wages, salaries and other earned income paid to 
persons working for businesses and industries in Warren County.   
 
Since 1990, total earnings in Warren County have risen 18.8%. Not surprisingly, 
manufacturing accounted for the largest share of sector earnings, with residents 
earning $19.7 million or 39.1% of total earnings (Table E-4). This represents a 
$1.9 million increase over the 1990 rate and is projected to reach $25.2 million by 
2025. Services employment is second with $7.3 million, a rate expected to grow 
by 61% to $12.1 million in 2025. Though farm employment is projected to decline 
through 2025, sector earnings are projected to increase by 54.2% over that same 
period. A similar trend is seen in state & local government, where earnings 
account a higher percentage than the sector’s share of total employment. This 
reflects traditionally higher salaries paid in these sectors and suggests a 
slowdown in manufacturing or state & local government employment will result in 
a disproportionate decline in earnings.  
 
Table E-5 provides percentage figures for sector earnings, allowing a comparison 
of the relative growth of each sector. The relative share of farm, manufacturing, 
and retail trade earnings has continually declined while construction and service 
earnings have risen steadily. The relative share of construction, retail trade and 
state & local government earnings is projected to decline, while services, and 
TCP are projected to increase through 2025. 
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Table E-4                 
Warren County Earnings by Sector, 1990-2025       
         
 1990 1995 2000 2005 2010 2015 2020 2025 
Farm $3,865,000  $3,082,000  $3,153,000  $3,562,000 $3,864,000  $4,159,000  $4,487,000  $4,863,000  

Agricultural Serv. $641,000  $673,000  $566,000  $694,000  $788,000  $870,000  $952,000  $1,039,000  

Mining $550,000  $872,000  $986,000  $1,057,000 $1,122,000  $1,187,000  $1,256,000  $1,328,000  

Construction $293,000  $503,000  $908,000  $933,000  $957,000  $980,000  $1,003,000  $1,026,000  

Manufacturing $17,831,000  $19,882,000  $19,740,000 $20,618,000 $21,671,000 $22,801,000  $23,988,000 $25,240,000 

Trans, Comm, & Utilities $3,195,000  $4,681,000  $5,125,000  $7,240,000 $8,955,000  $10,455,000  $11,833,000 $13,138,000 

Wholesale Trade $130,000  $319,000  $444,000  $491,000  $534,000  $579,000  $628,000  $681,000  

Retail Trade $2,835,000  $2,702,000  $2,820,000  $2,900,000 $2,992,000  $3,093,000  $3,202,000  $3,320,000  

Fin., Insur., & Real Estate $883,000  $509,000  $1,131,000  $1,291,000 $1,417,000  $1,555,000  $1,712,000  $1,893,000  

Services $3,661,000  $5,607,000  $7,386,000  $8,130,000 $8,980,000  $9,922,000  $10,959,000 $12,100,000 

Fed Civilian Govt $669,000  $664,000  $769,000  $802,000  $838,000  $871,000  $901,000  $930,000  

Fed Military Govt $295,000  $281,000  $294,000  $313,000  $331,000  $349,000  $367,000  $384,000  

State & Local Govt $5,933,000  $5,890,000  $7,123,000  $7,420,000 $7,726,000  $8,044,000  $8,374,000  $8,718,000  

      Source: Woods & Poole Economics, 2002       
 
Table E-5                 
Warren County Earnings by Sector (1996$) %, 1990-2025      
         
 1990 1995 2000 2005 2010 2015 2020 2025 
Farm 9.48% 6.75% 6.25% 6.42% 6.42% 6.41% 6.44% 6.51% 

Agricultural Serv. 1.57% 1.47% 1.12% 1.25% 1.31% 1.34% 1.37% 1.39% 

Mining 1.35% 1.91% 1.95% 1.91% 1.86% 1.83% 1.80% 1.78% 

Construction 0.72% 1.10% 1.80% 1.68% 1.59% 1.51% 1.44% 1.37% 

Manufacturing 43.72% 43.54% 39.13% 37.18% 36.01% 35.15% 34.43% 33.81% 

Trans, Comm, & Utilities 7.83% 10.25% 10.16% 13.06% 14.88% 16.12% 16.99% 17.60% 

Wholesale Trade 0.32% 0.70% 0.88% 0.89% 0.89% 0.89% 0.90% 0.91% 

Retail Trade 6.95% 5.92% 5.59% 5.23% 4.97% 4.77% 4.60% 4.45% 

Fin., Insur., & Real Estate 2.17% 1.11% 2.24% 2.33% 2.35% 2.40% 2.46% 2.54% 

Services 8.98% 12.28% 14.64% 14.66% 14.92% 15.30% 15.73% 16.21% 

Fed Civilian Govt 1.64% 1.45% 1.52% 1.45% 1.39% 1.34% 1.29% 1.25% 

Fed Military Govt 0.72% 0.62% 0.58% 0.56% 0.55% 0.54% 0.53% 0.51% 

State & Local Govt 14.55% 12.90% 14.12% 13.38% 12.84% 12.40% 12.02% 11.68% 

Total 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 

      Source: Woods & Poole Economics, 2002     
 
Table E-6 highlights current statewide sector earnings. Similar to sector 
employment rates, the Georgia economy is much more diverse than that of 
Warren County and no sector accounts for more than a quarter of total earnings. 
The widest gap is found in manufacturing, where sector earnings account for 
24.2% more in Warren County than the state average. The service sector, on the 
other hand, contributes a higher share of earnings statewide. Whereas the 
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service sector accounts for 26.7% of earnings in Georgia, it accounts for less 
than 14.6% in Warren County. 
 
 
Table E-6                 
Georgia Earnings by Sector (1996$) %, 1990-2025      
         
 1990 1995 2000 2005 2010 2015 2020 2025 
Farm 1.36% 1.40% 0.98% 0.93% 0.89% 0.85% 0.82% 0.79% 

Agricultural Serv. 0.46% 0.53% 0.59% 0.60% 0.61% 0.62% 0.62% 0.62% 

Mining 0.36% 0.29% 0.27% 0.25% 0.22% 0.21% 0.19% 0.18% 

Construction 5.82% 5.39% 6.00% 5.86% 5.67% 5.46% 5.26% 5.06% 

Manufacturing 17.51% 16.84% 14.86% 14.45% 14.05% 13.59% 13.08% 12.53% 

Trans, Comm, & Utilities 8.75% 9.43% 9.89% 9.99% 10.01% 9.96% 9.84% 9.63% 

Wholesale Trade 8.86% 8.17% 8.44% 8.36% 8.21% 8.05% 7.88% 7.71% 

Retail Trade 9.17% 9.08% 8.99% 8.97% 8.93% 8.87% 8.80% 8.71% 

Fin., Insur., & Real Estate 6.43% 6.86% 7.57% 7.66% 7.73% 7.78% 7.81% 7.82% 

Services 21.95% 24.33% 26.77% 27.78% 29.02% 30.44% 32.02% 33.73% 

Fed Civilian Govt 4.66% 4.17% 3.39% 3.11% 2.87% 2.67% 2.49% 2.33% 

Fed Military Govt 2.69% 2.49% 2.06% 1.94% 1.83% 1.72% 1.62% 1.53% 

State & Local Govt 11.97% 11.01% 10.18% 10.10% 9.95% 9.78% 9.58% 9.37% 

Total 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 

      Source: Woods & Poole Economics, 2002     
 
Wages 
 
In 1999, the average weekly wage paid in Warren County was $483. Between 
1990 and 1999, average weekly wages have increased 75.6%. Current average 
weekly wages paid by sector range from a low of $289 in services to a high of 
$647 in TCP (Table E-7). Historically, these sectors have always been at the 
higher and lower ends of the wage scale. The highest wage growth rates 
between 1990 and 1999 were in manufacturing (111.7%), services (66%), retail 
trade (61%), and TCP (35.9%). 
 
The overall 1990 to 1999 increases in Warren County wages were below the 
state average (Table E-7) and local wages remain significantly lower than 
elsewhere in Georgia. The only sector comparable in actual wages was retail 
trade where county wages exceeded the state average. The largest local-
statewide wage gaps are found in wholesale trade and FIRE. 
 
Table E-7               
Warren County and Georgia Average Weekly Wages, 1990-1999    
        
 Warren County  Georgia 

 1990 1995 1999  1990 1995 1999 
Agri, Forestry, Fishing N/A $408 $397  $276 $322 $390 
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Mining $467 N/A N/A  $276 $734 $866 

Construction $197 N/A N/A  $589 $508 $623 

Manufacturing $272 $364 $576  $434 $555 $684 

Trans, Comm, & Utilities $476 $581 $647  $450 $737 $895 

Wholesale Trade N/A $232 $333  $603 $729 $932 

Retail Trade $236 $303 $380  $603 $275 $335 

Fin., Insur., & Real Estate $409 $365 $428  $236 $693 $900 

Services $174 $246 $289  $544 $501 $611 

Federal Govt N/A N/A N/A  $414 $666 $808 

State Govt $386 N/A N/A  $543 $493 $579 

Local Govt N/A $207 $276  $451 $440 $523 

All Industries $275 $350 $483  $424 $509 $629 

 * N/A = Not Available   U.S. Bureau of Labor Statistics     
 
 
Sources of Personal Income 
 
Sources of personal income indicate how communities receive income.  The 
Georgia Department of Community Affairs, with the assistance of Woods & Poole 
Economics, Inc., has developed categories of personal income, which include: 
 

1. Wage and Salary – Total income earned as compensation for working or 
rendering services; 

 
2. Other Labor Income – Total employer contributions to private pension or 

worker’s compensation funds; 
 

3. Proprietor’s Income – Proprietor’s income measured as total profits 
earned from partnership and sole proprietorships; 

 
4. Dividends-Investment-Rent-and Interest Payments, and Interest 

Income – Total income from investments and rental property; and 
 

5. Transfer Payments – Total income from payments by government under 
many different programs, such as Social Security, unemployment 
insurance, food stamps, and veterans benefits. 

 
Between 1990 and 2000, overall personal income in Warren County rose by 
$16.4 million or 20.3%. (Table E-8, E-9).  This is far below the state average 
increase of 55.2%. Wages & salaries account for the largest source of personal 
income at $43.8 million or 41.3%, followed by transfer payments at $31.8 million 
(30%) and dividends, interest & rent at $16.2 million (15.3%). On the lower end of 
the scale, social insurance contributions and other labor income account for $3.1 
million (3.2%) and $4.4 million (4.5%) respectively.  
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The most dramatic difference between Warren County and the state average is 
in transfer payments (Table E-10). Warren County residents are three times 
more dependent on transfer payments than the state as a whole, reflecting the 
county’s aging population and high poverty rate, which stands at 27% versus the 
state average of 13%. 
 
On average, all sources of personal income are projected to rise, with some 
outpacing others. Between 2000 and 2025, overall personal income will increase 
by 48.7%, significantly lower than the state average of 78.5%. At 62.8% and 
51.9% respectively, wages & salaries and transfer payments will account for the 
largest increase in Warren County sources of income through 2025. 
 
Associated with these figures is a Residence Adjustment Category, which 
measures the net amount of Warren County residents’ personal income earned 
outside the county.  When the number is positive, as in Warren County (Table E-
8), the amount of income earned outside the county by Warren residents is 
greater than the amount of income earned in the county by nonresidents.  
Warren County’s residence adjustment has declined from 14% in 1990 to 5.75% 
in 2000.  The State residence adjustment has remained steady since 1990 and 
that trend is projected to continue through 2025. Warren County residents’ 
increasing level of personal income earned outside the county highlights a weak 
local economy and possible skills mismatch between residents and local 
businesses.   
 
Table E-8                 
Warren County Sources of Personal Income (1996 $) (in Millions $), 1990-2025    
         
 1990 1995 2000 2005 2010 2015 2020 2025 

Total  80.73 93.90 97.14 105.90 114.74 124.00 133.87 144.53 

Wages & Salaries  30.66 35.19 39.70 43.80 47.67 51.51 55.45 59.55 

Other Labor Income  4.45 5.37 4.42 4.81 5.17 5.51 5.86 6.21 

Proprietors Income 5.57 5.09 6.32 6.83 7.33 7.83 8.34 8.88 

Dividends, Interest, & Rent  12.44 12.44 15.24 16.25 17.29 18.38 19.49 20.63 

Transfer Payments to Persons 18.61 26.98 29.06 31.82 34.97 38.53 42.57 47.15 

Less: Social Ins. Contributions 2.44 3.04 3.19 3.65 4.13 4.61 5.10 5.61 

Residence Adjustment 11.34 11.85 5.58 6.02 6.43 6.83 7.25 7.70 

    Source: Woods & Poole Economics, 2002       
  
Table E-9                 
Warren County Sources of Personal Income by Type %      
         
 1990 1995 2000 2005 2010 2015 2020 2025 
Wages & Salaries  37.98% 37.48% 40.87% 41.36% 41.54% 41.54% 41.42% 41.21% 

Other Labor Income  5.63% 5.72% 4.55% 4.55% 4.51% 4.45% 4.38% 4.30% 

Proprietors Income 6.91% 5.43% 6.51% 6.45% 6.39% 6.31% 6.23% 6.15% 

Dividends, Interest, & Rent  15.41% 13.25% 15.69% 15.34% 15.07% 14.82% 14.56% 14.27% 



 
   

Warren County Joint Comprehensive Plan E-10

E C O N O M I C  D E V E L O P M E N T

Transfer Pay. to Persons 23.06% 28.74% 29.92% 30.05% 30.48% 31.08% 31.80% 32.63% 

Less Social Ins. Contrib. 3.03% 3.24% 3.29% 3.45% 3.60% 3.72% 3.82% 3.88% 

Residence Adjustment 14.05% 12.62% 5.75% 5.69% 5.61% 5.51% 5.42% 5.33% 

Total 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 

    Source: Woods & Poole Economics, 2002       
 
Table E-10                 
Georgia Sources of Personal Income by Type %       
         
         
 1990 1995 2000 2005 2010 2015 2020 2025 
Wages & Salaries  60.36% 59.07% 61.18% 61.09% 61.00% 60.94% 60.92% 60.92% 

Other Labor Income  8.68% 8.63% 6.84% 6.71% 6.60% 6.48% 6.38% 6.28% 

Proprietors Income 7.11% 7.96% 8.65% 8.52% 8.43% 8.34% 8.26% 8.19% 

Dividends, Interest, & Rent  17.34% 16.31% 16.80% 16.76% 16.70% 16.61% 16.49% 16.34% 

Transfer Pay. to Persons 10.94% 12.62% 11.13% 11.25% 11.43% 11.66% 11.93% 12.25% 

Less Social Ins. Contrib. 4.33% 4.45% 4.49% 4.67% 4.86% 5.04% 5.19% 5.33% 

Residence Adjustment -0.10% -0.15% -0.11% 0.33% 0.70% 1.00% 1.21% 1.35% 

Total 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 

    Source: Woods & Poole Economics, 2002       
 
 
Major Community-Level Economic Activities 
 
The Warren County area has seen an increase in economic activity since 1970.  
The county’s transportation infrastructure and proximity to Interstate 20 and large 
metro areas provides economic development opportunities. 
 
The county has been proactive in the areas of planning and providing the 
necessary infrastructure to attract industry, such as in the development of the 
East Central Georgia Industrial Park.   
 
The Development Authority of Warren County and Chamber of Commerce are 
the primary vehicles to attract and provide available location opportunities for 
industrial development.  The Development Authority is authorized to issue bonds 
on behalf of the county.  The Chamber of Commerce is actively involved in 
promoting tourism, business and industrial development, and improving the 
quality of life for Warren County residents.  The Chamber markets the county in 
several statewide publications and participates in regional development efforts.  
To encourage business development in the County, the Chamber works closely 
with Georgia Power, the Georgia Electric Membership Corporation, the Georgia 
Department of Industry, Trade & Tourism, and the CSRA Regional Development 
Center. 
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The City of Warrenton is a Better Hometown Community, an organization that 
works closely with the Chamber of Commerce to revitalize and refurbish 
downtown area structures. The organization also works with business owners to 
renovate existing buildings, and operates a website in conjunction with the 
Chamber of Commerce to promote the area to visitors and potential business 
owners. 
 
 
Manufacturing  
 
Manufacturing employment in Warren County declined from 967 in 1990 to 798 
in 2000, a loss of 169 jobs. Manufacturing establishments accounted for 6% of 
the total number of establishments in Warren County in 2000.  Infrastructure 
improvements meeting specific needs (water and sewer) and readily available 
industrial land, such as the East Central Georgia Industrial Park and the Warren 
County Industrial Park, will make Warren County attractive for industrial 
development. 
 
Small and medium size firms manufacture a variety of products represent the 
manufacturing sector in Warren County. Key manufacturers include: 
 
 

J.M. Huber     Georgia Pacific Corp. 

Wheland Foundry    Martin Marietta Aggregates 

Zorlu Manufacturing, Inc.   Thiele Kaolin 

The Timbermen    JEBCO 

 
Services 
 
Service employment in Warren County increased steadily from 1990 to 2000.  In 
1990 service employment accounted for 312 jobs, or 14% of total employment.  
By 2000, the number of service jobs had increased 55% to 485.  The service 
sector is the only sector in the Warren County economy showing continual and 
robust growth. 
 
 
Major Development Trends and Unique Economic Opportunities 
 
Understanding that tourism can stimulant the local economy, Warren County and 
the municipalities are in the process of pursuing various strategies aimed at 
promoting tourism. These efforts include working with other community in 
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establishing a Civil War Heritage Trail and participating in the Georgia Scenic 
Byways program. The purpose of both of these programs is to capitalize on 
unique historical and scenic qualities that offer Warren County regional, state and 
national exposure.  
 
Warren County is well positioned to capitalize on tourism. In addition to the 
Ogeechee River, a Wildlife Management Area and numerous historical and 
recreation qualities provide good tourism opportunities. The county has applied 
for numerous state and federal grants aimed at enhancing potential tourist areas 
such as the Warrenton downtown historic district. 
 
 
LABOR FORCE ANALYSIS 
 
This section examines Warren County’s labor force characteristics, including 
occupation, levels of participation, unemployment and commuting patters.  
 
 
Employment by Occupation 
 
Precision production, craft & repair, and transportation & material moving 
account for the highest share of occupational groupings in Warren County 
(35.9%) and the municipalities (36% in Warrenton, 50% in Norwood and 50% in 
Camak) and increased substantially between 1990 and 2000 (Table E-11). 
These occupational groupings account for less than 15.6% statewide and 14.6% 
nationwide occupations (Table E-12). By contrast, professional and technical 
occupations, which account for 18.6% statewide and 20.20% nationwide 
occupations, account for 12.7% in Warren County, 14.1% in Warrenton, 12.9% in 
Norwood, and 3.9% in Camak. These occupation trends highlight the more labor-
intensive nature of the local economy in contrast to the state’s more knowledge-
based orientation. 
 
 

Table E-11                   
Employment by Occupation, 1990-2000         
 1990   2000 

  Warren Co. Warrenton Norwood Camak   Warren Co. Warrenton Norwood Camak 

Exec, Admin and Managerial 134 50 0 8  180 46 2 3 

Professional and Technical 145 80 0 3  297 96 14 3 

Technicians & Related Support 53 21 0 0  N/A N/A N/A N/A 

Sales 176 45 0 5  158 39 7 4 

Clerical and Admin Support 240 85 0 5  239 86 15 11 

Private Household Services 12 3 0 0  N/A N/A N/A N/A 

Protective Services 36 16 0 0  N/A N/A N/A N/A 

Service Occupations 211 79 0 10  160 46 5 0 

Farming, Fishing and Forestry 150 34 0 4  39 16 0 0 
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Precision Prod, Craft, and Repair 333 93 0 19  567 187 21 25 

Machine Ops, Ass. & Inspectors 567 208 0 9  272 53 7 8 

Transportation & Material Moving 167 72 15 3  274 57 33 13 

Handlers, Helpers & Laborers 185 75 0 7  N/A N/A N/A N/A 

Total 2409 861 15 73  2339 677 108 76 

  * N/A = Not Available     Source: U.S. Bureau of the Census       
 
Table E-12             
Employment by Occupation, 2000      
       

 Warren Co. Warrenton Norwood Camak Georgia U.S.A 
Exec, Admin and Managerial 7.70% 6.79% 1.85% 3.95% 14.03% 13.45% 

Professional and Technical 12.70% 14.18% 12.96% 3.95% 18.68% 20.20% 

Technicians & Related Support N/A N/A N/A N/A N/A N/A 

Sales 6.76% 5.76% 6.48% 5.26% 11.64% 11.25% 

Clerical and Admin Support 1.22% 12.70% 13.89% 14.47% 15.14% 15.44% 

Private Household Services N/A N/A N/A N/A N/A N/A 

Protective Services N/A N/A N/A N/A N/A N/A 

Service Occupations 6.84% 6.79% 4.63% 0.00% 11.57% 12.01% 

Farming, Fishing and Forestry 1.67% 2.36% 0.00% 0.00% 0.64% 0.73% 

Precision Prod, Craft, and Repair 24.24% 27.62% 19.44% 32.89% 9.02% 8.49% 

Machine Ops, Ass. & Inspectors 11.63% 7.83% 6.48% 10.53% 10.83% 9.45% 

Transportation & Material Moving 11.71% 8.42% 30.56% 17.11% 6.63% 6.14% 

Handlers, Helpers & Laborers N/A N/A N/A N/A N/A N/A 

Total 100.00% 100.00% 100.00% 100.00% 100.00% 100.00% 

  * N/A = Not Available   Source: U.S. Bureau of the Census     
 
Labor Force Participation and Employment Status 
 
Companies locating within Warren County have an ample workforce to choose 
from.  With an average commute time of approximately 30 minutes, people are 
willing to travel to a good job.  The civilian workforce of the Augusta Metro area is 
204,041.  It is estimated that an additional 69,951 persons from the non-
traditional labor force (students, post secondary, military dependents, military 
retirees, and civilian retirees) are available for employment. 
 
Table E-13 identifies labor force participation rates for Warren County and the 
municipalities. In 2000, total labor force participation in Warren County was 
52.9%, slightly higher than Warrenton and Norwood but lower than Camak 
(Table E-13).   Between 1990 and 2000, the total number of residents in the labor 
force declined by 5.6% in Warren County and 7.6% in Warrenton, while 
increasing slightly in both Norwood and Camak (Table E-13). On average, the 
county’s various labor force participation rates are ten percentage points below 
that of neighboring counties and the state and national averages (Table E-14).   
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Table E-13                   
Labor Force Participation, 1990-2000        
          
  1990    2000  

 Warren Co. Warrenton Norwood Camak  Warren Co. Warrenton Norwood Camak 

Total in labor force 58.5% 57.7% 24.5% 54.8%  52.9% 50.1% 50.9% 56.7% 

Civilian labor force 58.2% 57.7% 24.5% 53.4%  52.9% 50.1% 50.9% 56.7% 

Military labor force 0.0% 0.0% 0.0% 1.3%  0.0% 0.0% 0.0% 0.0% 

Males in labor force 27.4% 28.4% 24.6% 27.7%  26.6% 23.5% 22.7% 27.3% 

Females in labor force 29.1% 29.2% 24.5% 27.0%  26.2% 26.6% 28.1% 29.7% 

     Source: U.S. Bureau of the Census       
 

 
Table E-14 
Labor Force Participation, 2000 
 

 Warren Glascock McDuffie Georgia U.S.A 
Total in Labor 
Force 

52.9% 60.8% 61.1% 66.1% 63.9% 

Civilian Labor 
Force 

52.9% 60.6% 60.8% 65% 63.3% 

Military Labor 
Force 

N/A 0.2% 0.3% 1.1% 0.5% 

Males in Labor 
Force 

60% 67% 68% 73% 70.7% 

Females in Labor 
Force 

47.5% 55.8% 55.1% 59.4% 57.5% 

 
Source: US Bureau of the Census, Census, 2000 

 * N/A = Not Available 
 
Unemployment 
 
Table E-15 highlights unemployment rates in Warren County, the state and the 
nation.  Despite a 5.3% improvement from 1997, unemployment in Warren 
County remains high at 7% when compared to neighboring Glascock and 
McDuffie counties (Table E-15). The higher unemployment rate reflects the 
impact of a major plant closing in a small rural county. Unemployment spikes 
correlate with layoffs at the Healthtex facility in 1991 and 1997, and its closing in 
1998. Unemployment rate patterns in Warren County and neighboring 
jurisdictions highlight the regional aspect of the CSRA economy. Since 1990, 
unemployment rate spikes in Warren County were mirrored in neighboring 
Glascock and McDuffie Counties (Table E-15). By contrast, state and national 
unemployment rates remained relatively stable and gradually declined since 
1990.   
 

Table E-15           
Unemployment Rates for Selected Jurisdictions  
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 Warren Glascock McDuffie Georgia U.S.A. 

1990 8.6% 6.0% 5.6% 5.5% 5.6% 

1991 10.7% 5.6% 6.1% 5.0% 6.8% 

1992 9.9% 6.1% 7.6% 7.0% 7.5% 

1993 8.2% 6.2% 6.8% 5.8% 6.9% 

1994 7.5% 5.4% 6.9% 5.2% 6.1% 

1995 6.8% 4.6% 6.3% 4.9% 5.6% 

1996 9.9% 8.8% 9.5% 4.6% 5.4% 

1997 12.3% 12.8% 9.8% 4.5% 4.9% 

1998 16.5% 12.4% 7.9% 4.2% 4.5% 

1999 10.4% 6.9% 6.8% 4.0% 4.2% 

2000 7.0% 4.5% 5.7% 3.7% 4.0% 

  Source: U.S. Bureau of Labor Statistics   
 
 
Commuting to Work 
 
Tables E-16 and E-17 provide commute-to-work data for Warren County. In 
2000, 43.1% of Warren County residents worked in the county, a decline from 
45.5% in 1990. The number of Warren County residents working in neighboring 
McDuffie and Richmond Counties has increased an average one-percentage 
point from 1990 rates. Close to 40% of Warren County jobs are held by non-
residents. This demonstrates a skills mismatch between residents and local 
employers.  
 

Table E-16     
Warren County Commuting to Work, 1990-2000   
   
 1990 2000 
Number of residents employed in Warren County 2,353 2,298 

% of residents working in Warren County 45.5% 43.1% 

% of residents working outside Warren County 54.5% 56.9% 

Source: U.S. Bureau of the Census 
 

Table E-17     
Warren County Residents Place of Work, 2000
   
 1990 2000 
Warren County 45.5% 43.1% 

McDuffie County 26.8% 27.7% 

Richmond County 8.8% 9.3% 

Other 18.9% 19.9% 

Source: U.S. Bureau of the Census 
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Local Economic Development Agencies and Resources 
 
Effective economic development programs are a group effort, involving not only 
local government and staff but also the cooperation of and resources available 
from other potential partners. 
 
• The CSRA Unified Development Council 
 
The CSRA UDC is a voluntary organization of concerned local and regional 
economic development groups, community service associations, and educational 
institutions whose purpose is to continuously improve the area’s economic 
development and quality of life. The mission of the CSRA UDC is to provide 
planning, management and information services to its members, and to serve as 
a forum for addressing economic development issues. The CSRA UDC provides 
its members with such services as city/county/regional planning, state and 
federal grant support, historic preservation, small business loans, data services 
and strategic planning. The CSRA UDC also sponsors education seminars, 
industrial prospect tours, and strategic planning meetings. 
 
 
• Warren County Development Authority and Chamber of Commerce 
 
The Development Authority of Warren County and Chamber of Commerce are 
the primary vehicles to attract and provide available location opportunities for 
industrial development.  The Development Authority is authorized to issue bonds 
on behalf of the county.  The Chamber of Commerce is actively involved in 
promoting tourism, business and industrial development, and improving the 
quality of life for Warren County residents.  The Chamber markets the county in 
several statewide publications and participates in regional development efforts.  
To encourage business development in the County, the Chamber works closely 
with Georgia Power, the Georgia Electric Membership Corporation, the Georgia 
Department of Industry, Trade & Tourism, and the CSRA Regional Development 
Center. 

 
 
• Better Hometown Committee  
 
The Better Hometown Program (Georgia's small-town Main Street Program) and 
the Classic Main Street Program are self-help community development programs 
designed to improve a downtown's quality of life. Each designated city receives 
technical assistance and resources, which assist the local community in their 
efforts to build a stronger local economy through revitalization of the downtown 
area. 
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• Education and Training Opportunities 
 
Augusta Technical College has opened the area’s first high-tech “incubator,” a 
facility that offers engineers, scientists, researchers and others free or low-cost 
technical support as well as office and research space. The Center for Advanced 
Technology (CADTEC) is the Consortium for Manufacturing Competitiveness 
demonstration site for the state of Georgia. The facility houses the Quick Start 
Program which works through the Sandersville Regional Technical Institute.  The 
Quick Start program provides high-quality training services at no cost to new or 
expanding businesses in Georgia.  The program’s goal is to eliminate the need 
for weeks or months of on-the-job training by producing graduates who can 
support their employer’s program from day one. 
 
In addition to Augusta Tech, Swainsboro Technical Institute and an extension of 
the Georgia Institute of Technology provide technical training and support.  Skill 
specific training is offered through the CSRA Employment and Training 
Consortium, a public-private partnership. 
 
Warren County also has access to Vocational and Technical training programs in 
McDuffie, Washington and Richmond Counties.  Sandersville Technical College, 
located in Washington County, provides dual enrollment programs such as 
Certified Nurses Aid as well as other programs at Warren County High School. 
 
Warren County has an attractive labor force.  The Warren County school system 
graduates 73% of enrolled students and drop out rates are among the lowest in 
Georgia.  Warren County residents have access to several institutions that 
provide advanced vocational and academic diplomas, such as Augusta Technical 
College, Sandersville Technical College, College and Paine College, Augusta 
State University, Medical College of Georgia, and Georgia College and State 
University. 
 
• Georgia Power Company, Economic Development Division 
 
Georgia Power is the oldest economic developer in Georgia and includes an 
Economic Development Division whose primary role is to attract businesses to 
the state. Georgia Power’s primary local contact for economic development 
issues is generally with the Chamber of Commerce. Georgia Power’s main 
emphasis is heavy marketing of Georgia in general and responding to client’s site 
needs by maintaining a current site inventory database. Georgia Power will 
provide communities with technical support to make changes necessary to attract 
business. The utility provides guidance on downtown revitalization, solid waste 
disposal systems and various funding sources available to help meet the cost of 
such improvements. Georgia Power’s Community Development Department also 
serves as a clearinghouse for communities to identify matching grants and other 
programs to plant trees, add fire hydrants or upgrade water and sewer 
infrastructure.  



 
   

Warren County Joint Comprehensive Plan E-18

E C O N O M I C  D E V E L O P M E N T

 
 
• Georgia Department of Industry, Trade and Tourism 
 
The Georgia Department of Industry, Trade and Tourism (GDITT) is a state-
funded agency mandated to serve as an economic development agent for the 
state’s local jurisdictions. The GITT’s primary purpose is to assist potential 
businesses considering locating in Georgia by identifying an optimal location for 
their operational needs. GDITT also assists the movie industry in locating 
appropriate movie locations throughout the state. The identification of 
international markets for the export of Georgia goods and services is another 
duty of the GDITT. In the event that a potential business is interested in the 
Warren County area, GDITT policy is to work with both the Chamber of 
Commerce and the Development Authority. GDITT has a working relationship 
with utility companies, rail operators, banks, universities, and other agencies with 
resources to facilitate economic development. GDITT maintains a substantial 
computer-based inventory of commercial and industrial sites throughout Georgia. 
 
 
Resources—Programs and Tools 
 
• Georgia Business Expansion Support Act 
 
In 1994, the State passed legislation for tax credits against state income taxes to 
encourage economic development in Georgia. Some of the programs are 
targeted to specific industry groups (industry, tourism, and research & 
development) while others apply to all employers. Below is a summary of various 
available programs. 
 
ü Job Tax Credit. Applies to business or headquarters of a business 

engaged in manufacturing, warehousing and distribution, processing, 
tourism, and research and development industries. Does not include retail 
businesses. 

 
ü Investment Tax Credit. Allows a corporation, which has operated an 

existing manufacturing facility in the state for the previous three years, to 
obtain a credit against income tax liability. 

 
ü Retraining Tax Credit. Any employer in Warren County that provides 

retraining for employees is eligible for a tax credit equal to 25% of the 
costs of retraining per full-time student up to $500. 

 
ü Child Care Credit. Any employer in Warren County that provides or 

sponsors childcare for employees is eligible for a tax credit of up to 50% of 
the direct cost of operation to the employer. The credit cannot exceed 
more than 50% of the taxpayer’s total state income tax liability for that 
taxable year. 

 
ü Manufacturing Machinery Sales Tax Exemption. Provides for exemption 

from sales and use tax for manufacturing equipment. 



 
   

Warren County Joint Comprehensive Plan E-19

E C O N O M I C  D E V E L O P M E N T

 
ü Primary Material Handling Sales Tax Exemption. Provides for exemption 

from sales and use tax on purchases of primary material handling 
equipment which is used directly for the handling and movement of 
tangible personal property in a new or expanding warehouse or 
distribution facility when such new facility or expansion is worth $10 million 
or more. 

 
ü Electricity Exemption. Electricity purchased for the direct use in 

manufacturing a product is exempt from sales taxes when the total cost of 
the electricity accounts for over 50% or more of all the materials used in 
making the product. It allows full exemption on the sales tax and is 
available for new and existing firms. 

 
 
• Financing Mechanisms 
 
Community Improvement Districts: The Georgia Constitution provides for a 
special tax district called Community Improvement Districts (CID). This type of 
district can be created only upon the petition of property owners, and is managed 
by a board that includes representatives of the property owners and the County. 
Under a CID, only nonresidential property is subject to the special tax and the 
funds must be used only for certain public facilities, such as roads and water and 
sewer utilities. Funds may be used for both capital and operating expenditures, 
and the special nature of the Act allows the basis of taxation to be the 
development density or impact of a property as well as its assessed value. The 
Act also allows debt financing without referendum since a majority of the property 
owners (who must own at least 75% of the properties by value) must request the 
CID designation. CIDs enjoy a lower interest rate due to their quasi-governmental 
status and their debts do not affect a city’s debt limit. 
 
Enterprise Community: Under an Urban Enterprise Zone, specific areas are 
delineated where deteriorating physical or market conditions have resulted in 
little or no investment in property improvements or development. Within an Urban 
Enterprise Zone, if a property owner renovates or develops a site, the City’s 
property taxes can be frozen at the pre-improvement level for a specified time 
period, then rise in annual steps to full value taxation at the end of the period. 
This approach is useful in encouraging investment that would otherwise not 
occur, and in eventually increasing the tax base where taxes would otherwise 
continue to decline through depreciation. 
 
Tax Increment Financing: TIF allows property taxes to rise as sites are 
developed or improved, but directs all or some of the increase over and above 
the pre-improvement tax level to public facilities that have been built to support 
the area’s revitalization. In effect, government assumes the risk through provision 
of public improvements up front and then pays itself back through higher tax 
collection increment while assuring that the pre-improvement tax collections 
continue to go into the general fund. This approach can be very useful in a 
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carefully controlled revitalization effort for a deteriorating area, where future 
renovations and development can be reasonably anticipated but are dependent 
on a general improvement to the area. 
 
Development Impact Fees: Fair and reasonable development impact fees can be 
a useful tool in encouraging economic development when the development 
community recognizes that adequate public facilities are important in attracting 
buyers and tenants to their developments. This maintains the long-range health 
of the community and the continued ability for development to be profitable. 

 
 
Assessment 
 
Current and Historic Employment    
 
Total employment in Warren County increased by no more than 2% in the past 
decade. The local economy is driven by manufacturing and services, which 
account for over 55% of total employment. Since 1990, the manufacturing sector 
declined from 42.4% of total employment to 34.3%, while the service sector 
increased from 23.7% to 28.6%. The decline in the relative importance of 
manufacturing and corresponding increase in services mirrors a statewide trend 
underway since 1990. Over 28.6% of the Georgia population is employed in the 
service sector, up from 23.7% in 1990, and less than 13% of the statewide 
economy is manufacturing-based.  
 
In addition to manufacturing, farm employment and retail trade in Warren County 
have continually declined in the past decade with the loss of over 40.1% of those 
sector jobs. Employment growth since 1990 includes construction (190%), 
services (55.4%), TCP (40.9%), FIRE (35.8), and other agricultural services 
(22.8%). However, not all sector growth is equally important. Despite high 
percentage growth rates, construction and FIRE combined to account for a little 
over 3% of total employment.  
 
Statewide, total employment increased by over 31.6% since 1990. All sectors 
recorded growth with the exception of farm (-9.3%), mining (-10.1%) and federal 
government (-10.4%) employment. The fastest growth rates were in retail trade 
(34.6%), FIRE (41.2%) and services (58.7%). Together, these sectors combined 
for 70.6% of the state’s 1,169,360 new jobs since 1990. Statewide sector 
employment figures clearly highlight the shift to a more knowledge base 
economy. 
 
To understand why some sectors of the Warren County economy are growing 
while others are declining, we need to examine broader trends in the local, 
regional, and state economy. For a sector like retail trade, there is a direct one-
to-one relationship. In the absence of tourism or significant through traffic, the 
sector is solely dependent on the resident population. As Warren County 
experienced population decline in the past two decades, so too has the retail 
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trade sector. The retail sector statewide has increased roughly in proportion to 
population growth. 
 
The decline of the manufacturing sector in Warren County is subject to broader 
dynamics and mirrors the decline of manufacturing in the region. Since 1990, the 
CSRA region lost over 5,000 jobs, a decline of over 17.6%. Overseas 
outsourcing, plant consolidation, and competition from other states aggressively 
pursuing manufacturing explains the trend. Traditionally, the manufacturing 
sector in Warren County and the CSRA was lower skilled. The jobs are more 
easily consolidated or outsourced than the more skilled manufacturing jobs the 
region lacks. Similarly, the Warren County farm sector has declined in proportion 
to statewide figures. The cyclical nature of the sector and unwillingness of 
younger residents to farm has resulted in lower interest in the employment 
sector.  
 
 
Projected Employment 
 
Trends highlighted in past employment trends are projected through 2025. 
Warren County will experience most of its job growth in services and TCP. 
Together, these sectors will account for 246 of the 286 net new jobs through 
2025. This is in line with significant statewide growth rates across those sectors. 
The continuing projected decline in manufacturing (from 34.3% of total 
employment in 2000 to 30.3% in 2025) an increase in services (from 20.8% in 
2000 to 22.2% in 2025) in Warren County highlights slow but steady 
convergence with the statewide economy. Less than 13% of the Georgia 
population is employed in manufacturing, a sector that will account for no more 
than 10% of statewide employment in 2025. 
 
 
Earnings 
 
Sector earnings paint a different picture of the Warren County economy. Unlike 
sector employment, earnings across most sectors have increased since 1990 
even though total employment numbers have dropped, in some case 
significantly.  In 2000, manufacturing earnings accounted for 39.1% of total 
earnings, 5% more than the sector’s share of total employment. Services 
earnings, on the other hand, accounted for 14.6%, 6.23% below its share of total 
employment. The most dramatic difference is seen in TCM where the sector 
accounts for 5.3% of total employment but 10.1% of total earnings.  
 
Current statewide averages, by contrast, show earnings that are more in line with 
employment rates. Manufacturing, for example, accounted for 14.6% of earnings 
and 12.6% of total employment. Similarly, services accounted for 26.7% of 
earnings and 28.6% of total employment.  
 



 
   

Warren County Joint Comprehensive Plan E-22

E C O N O M I C  D E V E L O P M E N T

The earnings-employment imbalance occurring in Warren County suggests that 
the job losses in some sectors are not adequately balanced by jobs created in 
others. That is, the county is loosing higher-paying manufacturing jobs while 
gaining lower-paying service jobs. Given that the service sector is projected to 
grow faster than all other sectors combined, total employment growth rates are 
masking a potential downslide in Warren County’s overall economic health. 
 
 
Wages 
 
In 1999, the average weekly wage paid in Warren County was $483, higher than 
neighboring McDuffie ($446) and Glascock ($460) Counties but lower than the 
state average of $629. Since 1990, wages in Warren County have risen at a 
faster pace than neighboring McDuffie (37.2%) and Glascock (43.7%), and the 
statewide average (48.3%). Within sectors, wages are rising at different paces 
within the Warren County and state economies. In Warren, manufacturing wages 
have increased by 111.7% since 1990 while statewide the increase was less 
than 57.6%. In retail trade, Warren County wages rose 61% while statewide 
wages declined. In services, Warren County wages increased 66% while the 
statewide wages increased a more modest 12.3%. By contrast, statewide wages 
in TCU and services increased by 98.8% and 281% while in Warren County 
those wages increases 36% and 66%. The largest local-statewide wage gaps are 
found in wholesale trade and FIRE, where statewide wages are significantly 
above Warren County averages. 
 
Assuming that projected wage earnings mirror per capita and average household 
income projections, wages will continue to remain significantly below the state 
average. The lower cost of living in Warren County is always a factor. Current 
median property values and rents are 116.9% and 142.8% less in Warren County 
and the municipalities than the state average. Since 1990, housing median 
property values have slightly outpaced wage increases. The median property of a 
home rose 42.3% while wages rose 38%. Rents actually declined in Warren 
County between 1990 and 2000. Warren County wages across sectors are 
76.7% below the state average. Within Warren County’s economic base, 
manufacturing and service, the wage differential with statewide figures is 18.7% 
and 111.4% respectively. 
 
Various types of training are required for higher paying positions. State 
government employment, associated almost exclusively with the Warren County 
school system, requires college education. All teaching and most administrative 
staff require an appropriate degree prior to commencing employment and 
continuing education to meet state licensing requirements. Augusta State 
University and Georgia College and State University are the primary avenues for 
this type of training. Certain government jobs, as well as some manufacturing 
positions, require vocational or technical school training, available from technical 
colleges in neighboring McDuffie, Washington, and Richmond Counties. Some 
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Sandersville Technical College programs are offered at Warren County High 
School, providing residents convenient and timely access to training and 
education.  
 
 
Personal Income 
 
Approximately 30% of personal income in Warren County is transfer payments, a 
rate nearly three times the state average. Since 1990, transfer payments have 
outpaced all other sources of personal income. In 2000, wages accounted for 
40.8% of all income, significantly below the state average of 61.1%. This reflects 
two key demographics in the county. First, Warren County has an above-average 
older population. In 2000, 20.4% of the Warren County population was 60+ years 
old, significantly higher than the state average of 13%. By 2025, 23.8% of 
Warren County residents will be over the age of 60. Second, the poverty for 
Warren County households is 14.2% above the state average. 
 
A relatively high rate of transfer payments means that many residents are on 
fixed-incomes and affected disproportionately by increases in housing. Transfer 
payments are typically indexed to inflation. As such, Warren County residents on 
transfer payments have been able to afford rents, which declined since 1990, but 
it is doubtful that transfer payments have kept pace with home values that have 
increased by over 42.3% in the past decade alone.  
 
Dependence on transfer payment will increase by 2.77% through 2025 and close 
to a third of Warren County residents will be dependent on transfer payments. 
Furthermore, household size is projected to increase while the county’s total 
population will remain stable, indicating that demand for new units will increase. 
The next section will examine housing more closely but unless housing unit 
increases keep pace with these demographic shifts, residents dependent on 
transfer payments will be more vulnerable should the demand for housing 
increase. 
 
The residence adjustment factor has declined from 14% in 1990 to 5.75% in 
2000, indicating that a higher relative share of Warren County residents work in 
the county. During that same time, commuting patterns show a slight increase in 
Warren County residents commuting to work in neighboring jurisdictions. There is 
no clear reason why these trends have gone in opposite directions.  
 
 
Major Economic Activities 
 
Warren County has lost a significant number of manufacturing jobs in the past 
decade. The initial layoffs and subsequent closure of Healthtex and other smaller 
manufacturing plants resulted in massive layoffs and highlights the impact of a 
single plant closure in a small rural county like Warren. The manufacturing 
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sector, however, will continue to preoccupy local elected officials because of its 
importance in stabilizing the tax base and earnings. As noted in previous 
analysis, despite its decline relative to other employment sectors, the sector’s 
share of earnings has and will continue to outpace others. 
 
Dependency on a single industry increases the potential of boom-bust cycles, 
which can harm Warren County’s relatively small economic base. The Warren 
economy is slowly diversifying and converging with the state economy. In order 
to fully stabilize the economic base, the county will need to encourage promote 
other employment sectors to ensure a variety of job types.  
 
Warren County and the municipalities recognize the need to diversify the local 
economy but also understand the need to match employment opportunities with 
the skill level of the population. Skills and education data highlight two extremes 
found in Warren County. On the one hand, over 42% of Warren County residents 
have not completed high school. On the other, county residents attend Georgia 
public technical colleges at a rate of twice the state average. Future economic 
development policy will therefore need to adhere to a 2-prong strategy: continue 
to recruit and expand the local economy’s manufacturing base while nurturing 
sectors that are higher wage and higher skilled.  
 
Manufacturing benefits two distinct groups of workers: low-skilled workers 
(manual labor) and high skilled technology workers, whose ranks within the 
sector continue to rise statewide. This highlights the important role manufacturing 
can play in the local economy. It can at once provide relatively high wage 
employment opportunities for low skilled residents that are otherwise 
unemployable or employable only in the low wage service sector, while 
simultaneously providing opportunities for higher skilled and paid technology 
graduates. For this reason, Warren County should continue to expand its 
manufacturing base. The development of the Eastern Georgia Regional Park and 
other industrial parks within Warren County will support the local manufacturing 
sector and should be encouraged. 
 
Diversifying the economic base will require focusing on sectors that are growing 
and the ability to match required skills with the local population. TCP and FIRE 
are projected to double in employment growth through 2025. There are primarily 
two reasons why these sectors should be encouraged to grow. First, is the 
disproportionately high wages and sector earnings they provide the local 
community. TCP, for example, accounts for less than 5% of total employment but 
over 10% of earnings. Second, the skill level of the population matches the 
sector. As noted, Warren County high school graduates attend Georgia public 
and technical colleges at a rate nearly 10% higher than the state average. The 
supply of graduates is therefore available for these jobs. Warren County should 
nourish these sectors by working with existing businesses to expand to the base 
and promoting Warren as a viable location for TCP and FIRE. 
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The Warren County economy, of course, is not isolated from its surroundings but 
part of a larger regional economy. Commuting patterns indicate that close to 40% 
of county residents work in the Augusta Metro area economies in McDuffie, 
Richmond and Columbia counties, slightly more than in 1990. The metro Augusta 
economies are much more diverse than the Warren County economy. In 
McDuffie County, the predominant industries are retail trade (18.4%), services 
(19.4%) and manufacturing (17.4%). In Richmond County, services (26.9), retail 
trade (18.3%) and state/local government (16.1%) account for most of the 
employment base. The diversity of employment opportunities provides Warren 
County residents the opportunity to work near their place of residence and 
possible supplier opportunities through the manufacturing sector in surrounding 
counties. 
 
The East Georgia Regional Park is an example of regional cooperation and 
support. Neighboring counties, including McDuffie County, have contributed 
financially to the project. Given that Warren County is incapable of funding 
projects of this size alone, such regional projects should be encouraged. 
 
 
Special and Unique Opportunities 
 
Throughout Georgia, tourism is the second most important industry and a viable 
economic development strategy for many rural communities. Warren County and 
the municipalities are in the process of pursuing various strategies aimed at 
promoting tourism and stimulating to the local economy. These efforts include 
working with other community in establishing a Civil War Heritage Trail and 
participating in the Georgia Scenic Byways program. The purpose of both of 
these programs is to capitalize on unique historical and scenic qualities that offer 
Warren County regional, state and national exposure. Participation in such 
programs should continue and more opportunities should be sought.  
 
Aggressive marketing campaigns have succeeded in small communities 
throughout the state. Warren County and the municipalities are well positioned to 
capitalize on tourism. In addition to the Ogeechee River, a Wildlife Management 
Area and numerous historical and recreation qualities provide good tourism 
opportunities. The county has applied for numerous state and federal grants 
aimed at enhancing potential tourist areas such as the Warrenton downtown 
historic district. 
 
Warren County and Warrenton need to facilitate coordination among business 
groups to facilitate the opening of a motel or bed & breakfast. Advisory 
committee members identified that goal during the last comprehensive plan 
update but no progress has been reached. Movie productions are becoming a 
lucrative industry in certain parts of the state. The Atlanta area is one of the most 
actively used movie settings outside Hollywood, California. With its spectacular 
vistas and scenic areas, Warren County can capture some of those movie 



 
   

Warren County Joint Comprehensive Plan E-26

E C O N O M I C  D E V E L O P M E N T

shoots. A motel or bed & breakfast, providing accommodations to tourists and 
movie production crews, will need to be provided. 
 
 
LABOR FORCE ASSESSMENT 
 
Employment by Occupation 
 
Employment occupation in Warren County highlights variations with the state and 
national economy. The state and national economies are similar in their 
distribution of occupations and diverse. Occupational groupings in Warren 
County demonstrate the dominant role of manufacturing in the local economy. 
Over 24.2% county occupations are in precision production, craft & repair (PPR), 
a percentage three times higher than the state and national average. Similarly, 
other manufacturing-related occupations such as machine operators, assembly & 
inspectors (MOAI), and transportation & material moving (TMM) account for over 
23% of occupations in Warren County, 27.6% in Camak and 36.9% in Norwood. 
State and nationwide, the occupations account for less than 17.4% and 15.5% 
respectively. By contrast, occupational groups associated with the a knowledge-
based economy such executive, administration, professional and technical 
(EAPT), make up over a third of state and national employment but less than 
20% in Warren County and the municipalities. 
 
PPR and TMM have become even more important to the Warren County 
economy, more than doubling the number of workers since 1990. By contrast, 
the state and national economy has shifted too less labor-intensive occupations. 
Statewide, EAPT occupations increased 8% since 1990 while nationally these 
same occupations increased 7%. As noted, the Warren County economy is 
slowly converging with the state and national economies. Between 1990 and 
2000, the number of Warren County jobs in EAPT increased by 58.4%. Should 
these occupations keep growing at this pace locally, Warren County and the 
municipalities should approximate state and national occupation percentages by 
2025. 
 
There are two education attainment statistics that are important in determining 
whether occupation requirements can be met: overall education attainment and 
higher education rates. The overall education attainment in Warren County has 
continually improved in the past two decades.  In 1980, 67.8% of residents did 
not have a high school diploma. By 2000, this rate dropped to 42.9% but will 
need to continue declining for residents to access these occupations. Current 
higher education attainments rates appear sufficient to accommodate the 
increase in higher skilled occupation groups. Over 35.7% of Warren County high 
school graduates attend Georgia public and technical colleges. Historically, this 
supply was far greater than the demand for high skilled occupations. As noted in 
the population element, the lack of appropriate opportunities is directly related to 
exodus of younger age groups. Should higher skilled occupations continue to 
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increase at historic paces, the supply of skilled employees will be sufficient to 
meet the needs to higher skilled occupations.   
 
In the past two decades, there has been a trend among higher paying 
occupations to require certification and continuing education. Currently, Warren 
County residents in these occupations need to attend Augusta State University, 
Georgia College & State University, and the University of Georgia to meet these 
needs. This includes workers ranging from teachers to public administrators. 
Traditionally, local governments and private employers in these occupation 
groups have provided flexible work schedules to accommodate certification and 
continuing education. Given the small pool of such workers, this training is 
sufficient to meet local needs.  
 
Employment Status 
 
Labor force participation in Warren County and the municipalities is below the 
state average. In 2000, labor force participation in the county was 52.9%, slightly 
higher than Warrenton (50.1%) and Norwood (50.9%) but lower than Camak 
(56.7%). By contrast, state and national labor force participation rates are 66.1% 
and 63.9% respectively. Since 1990, the total number of residents in the labor 
force declined by 5.6% in Warren County and 7.6% in Warrenton, while 
increasing slightly in both Norwood and Camak. State and national rates declined 
by less than 2% in that same period. On average, the county’s various labor 
force participation indicators are ten percentage points below that of neighboring 
counties and the state and national averages. Low labor participation rates in 
Warren County and the municipalities are not surprising given the relatively high 
dependence on transfer payments noted in the previous section.  
 
 
Unemployment Rates 
 
Unemployment rates in Warren County have been consistently higher than 
neighboring counties and the state and national averages. Over 7% of county 
residents are unemployed, compared to 4.5% in Glascock County, 5.7% in 
McDuffie County, 3.7% statewide, and 4% nationwide. However, the 
unemployment rate has improved by historic standards. As recently as 1998, 
16.5% of Warren County residents were unemployed. The closing of the 
Healthtex facility resulted in that increase. Total employment increased 2% since 
1990, an insufficient level to offset the plant closing. 
 
Trends in Warren County unemployment reveal similar patterns in neighboring 
jurisdictions. Between 1990 and 2000, unemployment rate spikes in Warren 
County were reflected in Glascock and McDuffie Counties. By contrast, state and 
national unemployment rates declined continually in that same period. This 
highlights the regional nature of the economy. Plant closings in one county affect 
employment patterns in another.  
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Commuting Patterns 
 
A significant 54.5% of county residents commute to neighboring counties to work. 
The weak local economy has already been noted. There are simply not enough 
jobs for residents in the county. Furthermore, non-residents hold over one third 
Warren County jobs, indicating a skills mismatch. While it is difficult to which 
population group is staying or leaving the county for work, a qualitative 
assessment supports the assertion that many higher skilled workers found in the 
county schools and board are non-residents. 
 
Commuting pattern data from neighboring jurisdictions highlights how integrated 
the regional economy is.  Over 21.3% of Warren County residents work in 
McDuffie County while close to 17% of Warren County jobs are held by McDuffie 
County residents. Just under 7.4% of Glascock County residents are employed in 
Warren County. These commuting patterns demonstrate the importance of 
planning regionally for economic development and why regional support of a 
project like the East Georgia Regional Park is important. 
 
 
ECONOMIC DEVELOPMENT RESOURCES 
 
Economic Development Agencies 
 
The Warren County Development Authority and Chamber of Commerce promote 
the county and municipalities for economic development purposes. Coordination 
with Georgia Power, Georgia Department of Industry, Trade & Tourism, and the 
CSRA Regional Development Center ensures that multiple agencies are 
assisting in those efforts. Existing support programs and tools are sufficient for 
the county’s continued economic development. However, the county will need to 
pursue marketing and development efforts more aggressively. In particular, the 
county should supplement existing agencies assistance with its own programs. 
The regional agencies are responsible for multiple jurisdictions. As such, they are 
incapable of meeting all of Warren County’s development needs. More resources 
need to be made available to the Development Authority. 
 
Warren County residents have unprecedented access to education, job training 
and workforce development opportunities. In a rapidly changing economy where 
the opening or closing of a single plant can drastically change the community’s 
economic base, local officials will need to monitor these programs more closely 
and coordinate extensively with area schools and technical colleges, as well as 
appropriate workforce development authorities. 
 
In economic development planning, an important question is how much growth is 
desired. Not all residents agree on the definition of growth or even whether 
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growth is a good idea. For some, Warren County should strive to become the 
major trade center it was during the peak of the railroad in the 19th century. For 
others, keeping the small town charm is why they live in Warren County and 
development should be limited. However, most agree that the Warren economy 
is under performing and needs to expand. Those who argue in favor of keeping 
Warren County a small rural community acknowledge that the continued exodus 
of population and jobs will only hurt the county and themselves in the long run.  
 
Warren County’s projected employment growth rate of 12.3% through 2025 is 
well the below the state average of 41.7%. At this pace, the county will not be 
able to stem the tide of population loss. It is important to recognize that Woods & 
Poole population projections are tied to projected employment. If the county 
manages to outperform in the employment indicator, a corresponding increase in 
population will appear in future projections. The county and municipalities will 
need to grow at the state average rate in order to meet economic developments 
goals. This translates into 952 new jobs by 2025 instead of the 286 projected. 
The types of businesses and industries to be encouraged will be primarily in 
manufacturing, TCP and FIRE as they conform to community’s development 
goals and are appropriate for the skill level of the population. 
 
 
 
Economic Development Programs and Tools 
 
Economic Development programs and tools are used to recruit industries, 
strengthen businesses and stimulate the economy among others. For Warren 
County and the municipalities, some programs are more effective than others. 
Job tax and investment credits, and manufacturing machinery sales tax 
exemptions are clearly effective as they relate directly to the types of industries in 
the community and provide incentives for existing industries to continue and 
expand their operations. These programs have been used effectively in the past 
and will continue to be used. The electricity exemption is less important as there 
are few industries in Warren County where electricity accounts for 50% or more 
of all materials used in manufacturing products. 
 
Incentives provided to industrial recruits through the Georgia Business 
Expansion Act provide good incentives for development but these incentives are 
offered statewide. As such, Warren County and the municipalities enjoy no 
competitive advantage. Warren County is already at a disadvantage as other, 
wealthier jurisdictions already have the sites, water and sewer infrastructure 
needed to attract prospects in place. The various One Georgia programs provide 
funding for site development and infrastructure, and are vital resources needed 
by the county to remain competitive in recruiting industry. The One Georgia 
programs have provided funding for the East Georgia Regional Park and the 
county will benefit from infrastructure improvements and proximity to its primary 
population base.   
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Programs and tools for economic development revolve around incentives offered 
to recruit industry. Tax abatement has become an important policy in rural 
economic development statewide. The local government forgoes either full or 
part of taxes for the benefit of having jobs in the community, which in turn 
supports related businesses and industries. This is an important tool that needs 
to be used. The sheer number of jurisdictions offering this incentive in other parts 
of the state means that Warren County will have to offer it. In short, a 
combination of economic development tools and programs, along with local tax 
incentives and state funding for infrastructure will provide incentives to draw 
industry to Warren County and the municipalities. 
 
Community improvement districts, enterprise communities, tax increment 
financing, and development impact fees are all important and useful economic 
growth tools that cities in Warren County can use to develop or redevelop 
downtowns or city sectors. However, not all of these tools are effective. 
Development impact fees, for example, are useful when demand for 
development is high and local governments have the luxury negotiating. In 
Warren County and the municipalities, the current economic realities are not 
conducive to development impact fees.  Similarly, community improvement 
districts are useful when businesses absorb the extra cost. The struggling 
downtowns throughout the cities in Warren County would not benefit from this 
tool. To date, Warrenton, Norwood and Camak have relied on state and federal 
funds, and the efforts of private citizens and civic groups associated with the 
Main Street and National Register for Historic Preservation programs to revitalize 
downtown areas. This approach has been highly successful and should continue. 
 
Entrepreneurship is actively encouraged by the Chamber of Commerce, which 
provides training and support. Chamber members receive periodic training from a 
variety of sources, including the Georgia Entrepreneur and Small Business 
Coordinating Network, an alliance of representatives from state agencies and 
academic outreach units involved in entrepreneurship. 
 
 
Educational and Training Opportunities 
 
Education and training opportunities appear throughout the assessment (i.e. 
major economic activities, employment by occupation, etc.) as the assessment of 
those sections requires inclusion of educational and training opportunities as part 
of the analysis.  
 
 
 
Goals, Objectives and Policies 
 
All goals, objectives, and policies apply to Warren County and the municipalities 
unless otherwise noted. 
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Goal 1: Provide a climate conducive to business and industrial development. 
 
Goal 2: Attract new business and retain existing ones. 
 
Goal 3: Diversify the local economy. 
 
Goal 4: Create employment opportunities residents. 
 
Goal 5: Promote Warren County as a tourism attraction. 
 
Goal 6: Coordinate economic development with other elements in this plan. 
 
 
To address these goals, Warren County and the municipalities will need to: 

 
ü Enhance Warren County’s visibility as a place for business to locate. 
ü Enhance and promote the growth and expansion of existing business and 

industry. 
ü Encourage collaboration between employers, employees, and existing 

educational facilities to establish an educated, quality, and sustaining 
workforce. 

ü Facilitate a relationship between federal, state, and local governments 
with business and industry to promote economic development. 

ü Nurture sectors that provide high earnings and wages. 
ü Encourage higher labor participation rates. 
ü Collaborate on a multi-jurisdictional level to promote tourism throughout 

the region. 
ü Revitalize downtown Warrenton, Norwood and Camak. (applies to 

Warrenton, Norwood and Camak). 
 
Policies that will address these needs include: 
 
ü Continue to offer financial programs, tax incentives and credits, and 

technical assistance to new and existing businesses and industry. 
ü Participate more actively in regional economic planning entities such as 

the Unified Development Authority and the Unified Development Council. 
ü Support and advertise job training, business assistance and education 

programs available through the University of Georgia Small Business 
Center, Georgia Tech Economic Development Institute and the CSRA 
Regional Development Center. 

ü Use authority granted under the Georgia Enterprise Zone Employment Act 
to create jobs and economic activity in distressed neighborhoods. 

ü Complete and promote the East Georgia Regional Industrial Park. (applies 
to Warren County and Camak).  
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ü Encourage future development in areas with adequate services and 
infrastructure. 

ü Encourage economic growth of existing populated and developed areas. 
ü Monitor existing industries for plant job reduction or closure. 
ü Work closely with surrounding area technical schools to assist local 

residents with job training and employment placement. 
ü Work with the business community to encourage the development of a 

hotel or bed & breakfast in Warrenton (applies to Warrenton and Warren 
County). 

ü Apply for state and federal grants to support tourism projects. 
ü Complete the Georgia Walk of Fame in Warrenton (applies to Warrenton 

and Warren County). 
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Introduction 
 
The housing element is an important part of the overall comprehensive plan as housing 
accounts for a significant share of land use in Warren County, and is vital to economic 
development efforts. 

 
The purpose of the housing section is to inventory and assess the existing housing stock 
and to formulate a set of goals, objectives and policies to ensure adequate housing for 
future populations. The private sector has and will continue to play the primary role in 
providing housing. However, Warren County and the municipalities can facilitate the 
process through their statutory authority and regulatory power. 

 
The Governor’s Office has formulated a set of statewide planning goals that include Quality 
Community Goals to coordinate local government planning through the state under each of 
the comprehensive plan elements. One of the goals directly relates to housing: “To ensure 
that residents of the state have access to adequate and affordable housing”. In accordance 
with the overall goal, the state has developed a Quality Community Objective to help direct 
local governments in formulating local goals, policies and objectives. The statewide 
objective is:  “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”. 

 
Warren County and the municipalities will work within the framework of the state initiative 
to support goals, objectives, and policies governing the future development of housing that 
meets the needs identified in the inventory and assessment components of this plan 
section. 

 
 

Housing Supply 
 

Table H-1 identifies the existing local housing stock and includes historical data for 
comparison with state averages. Since 1980, the total number of housing units in Warren 
County increased 31.3%, less than half the state average of 63%. Approximately 55% of 
the current housing stock is stick built single-family units, with mobile homes or trailers 
accounting for 35.2%. The number of single-family units declined significantly in the past 
two decades. In 1980, single-family units accounted for 85.5% of the total housing stock, 

Vision Statement 
 
Warren County and the municipalities recognize that housing is the cornerstone of a 
healthy economy and community development. The county and cities will promote the 
provision of adequate and affordable housing for all residents and support the 
preservation of historic homes and neighborhoods through sound management and 
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over 30% more than in 2000. The number of multi-family units increased from 1.2% to 
9.8% in that same period.  

 
The percentage of single-family units statewide has declined 8.7% since 1980. Multi-family 
units levels in Warren County have historically been low compared to the state average but 
since 1980 have increased 8.6%. The growth of multi-family units is surprising considering 
that the unincorporated area does not have an abundance of infrastructure typically 
required for increased residential development densities.  

 
The number of mobile home units in Warren County has increased steadily in the past two 
decades, from 13.3% of total housing units in 1980 to 35.2% in 2000. By contrast, the 
number of mobile home units statewide has increased by less than 5% in that same period. 
In the past decade, neighboring jurisdictions have adopted strict mobile home ordinances 
that led many mobile home owners to locate in Warren County. Because the county has 
not adopted any regulations limiting the size, age, type and location of mobile homes, this 
trend is projected to continue in the future. 

 
The cities of Warrenton, Norwood and Camak experienced similar housing trends since 
1980. In all cases, the number and percentage of single-family units declined while the 
share of mobile home units increased. The most dramatic change occurred in Norwood 
where the percentage of single-family units dropped from 91.6% to 55.2%. Throughout the 
municipalities, the number of multi-family units has increased as a result of affordable and 
public housing initiatives undertaken in the 1980s. In Warrenton, 24.9% of the total housing 
stock is multi-family, a rate higher than the state average. 

 
Table H-1             
Housing Stock by Type, 1980-2000     
       
 1980 1990 2000 
 Total % Total % Total % 
Warren Co.       
Single-Family 1,803 85.5% 1,581 66.0% 1,522 55.0% 
Multi-Family 23 1.2% 200 8.0% 272 9.8% 
Mobile Home 281 13.3% 625 26.0% 973 35.2% 

   Total 2,107 100.0% 2,406 100.0% 2,767 100.0% 

Warrenton       
Single-Family 573 74.1% 521 64.6% 495 53.9% 
Multi-Family 132 17.0% 145 17.9% 229 24.9% 

Mobile Home 68 8.9% 141 17.5% 195 21.2% 

   Total 773 100.0% 807 100.0% 919 100.0% 

Norwood       
Single-Family 110 91.6% 73 72.3% 80 55.2% 
Multi-Family 5 4.2% 0 0.0% 6 4.1% 
Mobile Home 5 4.2% 28 27.7% 59 40.7% 
   Total 120 100.0% 101 100.0% 145 100.0% 

Camak       
Single-Family 88 88.8% 70 83.3% 73 79.3% 
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Multi-Family 5 4.4% 1 1.2% 4 4.4% 
Mobile Home 6 6.8% 13 15.5% 15 16.3% 
   Total 99 100.0% 84 100.0% 92 100.0% 

Georgia       
Single-Family 1,525,070 75.8% 1,712,259 64.9% 2,201,467 67.1% 
Multi-Family 334,622 16.6% 598,271 22.7% 681,019 20.8% 
Mobile Home 152,948 7.6% 327,888 12.4% 399,251 12.1% 

   Total 2,012,640 100.0% 2,638,418 100.0% 3,281,737 100.0% 

Source: U.S. Bureau of the Census 
 
 

Age and Condition of Housing Supply 
 

Table H-2 provides data on the age of the housing stock within Warren County and the 
municipalities. Overall, the housing stock in Warren County and the municipalities is older 
than the CSRA and state averages. Approximately 7.5% of CSRA homes and 5.9% of 
Georgia homes were built prior to 1939, compared to 19.1% in Warren County, 18.1% in 
Warrenton, 32.5% in Norwood, and 38.3% in Camak. These communities have an 
abundance of historic structures that are actively preserved within both residential and 
commercial districts. 

 
Over 60.1% of Warren County’s housing supply was constructed prior to 1980.  The 
largest decade of housing construction in occurred in the 1970s where over 20% of 
housing units were built.  Nearly 41% of the Camak's housing stock was constructed prior 
to 1940.  Camak experienced a slow but steady increase in housing through 1979, after 
which only 12 new units were constructed.  In Norwood, 85% of housing units were 
constructed before 1990, and between 1990 and 2000 only 21 new housing units were 
built.  Warrenton also experienced a steady increase in housing units through 1989.  
Between 1990 and 2000 only 141 new housing units were constructed in Warren 
County’s largest city.     

 
Table H-2                             
Housing Stock by Age, 1980-2000            
               
 Warren County Warrenton Norwood Camak  CSRA  Georgia 
 Total % Total % Total % Total %  Total %  Total % 
Year               
1939 or earlier 403 14.6% 140 15.2% 39 26.9% 38 41.3%  13,350 7.5%  172,014 5.7% 
1940 to 1959 371 13.4% 182 19.8% 10 6.9% 13 14.1%  26,654 14.9%  384,397 12.7% 
1960 to 1969 328 11.9% 126 13.7% 14 9.7% 17 18.5%  24,345 13.6%  376,827 12.5% 
1970 to 1979 559 20.2% 190 20.7% 29 20.0% 12 13.0%  36,810 20.6%  558,943 18.5% 
1980 to 1989 451 16.3% 140 15.2% 32 22.1% 2 2.2%  37,533 21.0%  669,953 22.8% 
1990 to 1994 247 8.9% 48 5.2% 9 6.2% 7 7.6%  18,484 10.3%  348,006 11.5% 
1995 to 1998 285 10.3% 83 9.0% 10 6.9% 3 3.3%  16,778 9.4%  387,634 12.8% 
1999 to 2000 123 4.4% 10 1.1% 2 1.4% 0 0.0%  4,612 2.6%  108,607 3.6% 

      Total 2,767 100.0% 919 100.0% 145 100.0% 92 100.0%  178,566 100.0% 3,006,369 100.0% 

Source: U.S. Bureau of the Census 
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The availability of plumbing facilities and percentage of homes built prior to 1939 are 
often used as indicators of substandard housing. Overall, housing conditions throughout 
Warren County and the municipalities is adequate and comparable to state levels (Table 
H-3). This represents a significant improvement, particularly for the county, which 
managed to cut the number of housing units without complete plumbing facilities from 
18.6% in 1980 to 2.9% in 2000.  

 
The higher percentage of pre-1939 units highlights increased usage of historic homes 
and buildings in the municipalities, particularly within the Warrenton and Camak historic 
districts.  Given the number and importance of historic districts in Warren County, date of 
construction is not an accurate indicator of housing conditions. 

 
Table H-3               
Housing Conditions       
        
 Lack Plumbing  Pre-1939 

 1980 1990 2000  1980 1990 2000 
Warren Co. 18.6% 5.2% 2.9%  29.5% 18.3% 19.1% 
Warrenton N/A 1.9% 2.8%  26.1% 18.7% 18.1% 
Norwood N/A N/A 0.0%  51.7% N/A 32.5% 
Camak N/A 3.5% 4.3%  36.4% 38.4% 38.3% 

CSRA N/A 2.1% 1.5%  N/A 9.4% 7.4% 

Georgia N/A 1.1% 0.9%  15.0% 8.0% 5.9% 

  N/A = Not Available                            Source: U.S. Bureau of the Census 
 
 

Occupancy and Tenure  
 

Housing occupancy and tenure characteristics are important variables in determining the 
adequacy of the existing housing stock. Owner-occupied housing in Warren County and 
the municipalities is significantly above the CSRA and state averages (Table H-4), 
reflecting traditionally higher rates of ownership in rural areas. The percentage of owner-
occupied housing units has remained relatively stable in Warren County and Camak. 
(Table H-4). Norwood experienced a sharp rise in the percentage of owner-occupied 
units while Warrenton underwent a decline. The relative decline of owner-occupied units 
in Warrenton highlights the substantial growth in multi-family public and affordable 
housing units.   

 
The owner to renter ratio mirrors the above-mentioned trends and highlights increased 
home ownership throughout most jurisdictions in the county. In the unincorporated areas, 
the ratio has increased from 2.88:1 to 3.31:1 in the past decade, indicating that for every 
renter-occupied unit, there are 3.31 owner-occupied units. The trend of high owner to 
renter ratios is also seen in the municipalities, as well as the CSRA and elsewhere in the 
state. The only exception is Warrenton, where the ratio dropped from 3.29:1 to 1.29:1 
since 1980.  
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Vacant homes and apartment units are necessary to provide a choice of location and 
price for housing consumers. A healthy vacancy rate is approximately 5% and fluctuates 
according to the housing market. Too few vacant units drive up prices and limit housing 
choices, while too many reduces the demand for new units. With the exception of Camak, 
vacancy rates throughout Warren County are below both the CSRA and state average 
(Table H-4).  In 2000, the vacancy rate in Warren County was 11.9% and ranges from 
8.5% to 14.2% in the municipalities. In the past decade, vacancy rates declined in the 
county and Norwood but increased in Warrenton and Camak. The CSRA and state 
averages dropped slightly in that same period. 

 
The owner vacancy rate throughout Warren County and the municipalities is below 2%, in 
line with CSRA and state averages. Renter vacancy rates in jurisdictions that have 
available rental units range from 3.2% in Warrenton to 5.3% in the county. Renter 
vacancy rates are significantly below CSRA (7.9%) and state (8.4%) averages. Since a 
5% vacancy is often cited as necessary for a healthy rental market, this suggests that 
more rental units may be needed. 

 
Table H-4                       
Occupancy and Tenure of Housing, 1980-2000        
            
 Occupied Units  Vacancy Rate  Owner-Occupied % 

 1980 1990 2000  1980 1990 2000  1980 1990 2000 
Warren Co. 2,111 2,130 2,435  N/A 12.8% 11.9%  76.8% 74.8% 77.0% 
Warrenton 761 787 815  N/A 9.5% 11.4%  76.7% 66.8% 54.8% 
Norwood 88 31 133  N/A 13.8% 8.5%  77.3% 75.6% 84.2% 
Camak 38 81 80  N/A 5.8% 14.2%  76.3% 72.4% 76.3% 
CSRA 117,685 139,071 158,840  N/A 13.1% 12.4%  65.1% 65.7% 68.4% 
Georgia 1,871,700 2,366,600 3,006,400  7.0% 10.3% 8.4%  60.4% 58.2% 67.5% 

 
 Owner       Renter     
 Vacancy %  Renter-Occupied %  Vacancy %  Owner-Renter Ratio 
 2000  1980 1990 2000  2000  1980 1990 2000 
Warren Co. 1.2%  23.2% 25.9% 23.2%  5.3%  3.3 : 1 2.88 : 1 3.31 : 1 
Warrenton 1.5%  23.2% 32.7% 42.2%  3.2%  3.29 : 1 2.03 : 1 1.29 : 1 
Norwood 1.9%  22.7% N/A 26.6%  0.0%  2.14 : 1 N/A 3.15 : 1 
Camak 0.0%  23.6% 34.2% 28.9%  0.0%  2.22 : 1 2.11 : 1 2.63 : 1 
CSRA 2.1%  34.9% 34.3% 31.6%  7.9%  1.89 : 1 1.91 : 1 2.17 : 1 

Georgia 2.2%  32.0% 31.5% 32.5%  8.4%  1.85 : 1 1:85 : 1 2.0 : 1 

   N/A = Not Available                                                Source: U.S. Bureau of the Census 
 

 
There are less than a dozen seasonal units in the Jewel community in western Warren 
County. Seasonal units are not a significant portion of the housing supply in Warren 
County and the municipalities. 
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Cost of Housing 
 

The cost of housing in Warren County and the municipalities has increased steadily since 
1980 but remains significantly below CSRA and state median values (Table H-5). The 
median property value of a Warren County home in 2000 was $46,400, slightly lower 
than in Warrenton but higher than Norwood and Camak. By contrast, the median value of 
a home in the CSRA is $73,500 and $100,600 statewide. Between 1980 and 2000, the 
median value of a home in Warren County increased by 118.8% and more than doubled 
in Norwood. In Camak, by contrast, median home values declined by approximately 9%. 
Median property values in the CSRA and state average have increased fourfold since 
1980.  

 
Median monthly rent throughout Warren County and the municipalities averages just over 
$200, below the CSRA and state averages. This is primarily due to the lack of high-end 
apartment units for rent in the county and the high number of multi-family public housing 
units. The least expensive rents are in Warrenton, where a cluster of affordable housing 
serves a majority of the low-income, unemployed, and low-wage retail and service sector 
labor force.   

 
Table H-5               
Cost of Housing, 1980-2000      
        
 Median Property Value  Median Rent 
 1980 1990 2000  1980 1990 2000 
Warren Co. $21,200 $32,600 $46,400  $50 $224 $208 
Warrenton N/A $36,100 $49,200  N/A $224 $204 
Norwood N/A $14,999 $32,500  N/A N/A $213 
Camak N/A $29,600 $26,900  N/A $270 $217 
CSRA N/A $59,999 $73,500  N/A $277 $364 

Georgia $23,100 $71,278 $100,600  $153 $365 $505 

   N/A = Not Available                      Source: U.S. Bureau of the Census 
 
 
 

Assessment 
 

Housing Stock 
 

In the past two decades, the total number of housing units in Warren County and the 
municipalities has increased over 30%. While the housing growth rate was less than half 
the state average of 63%, the statewide population increased along with new housing 
growth. During that same period, the local population declined from 3.7% in Warren 
County to a high of 14.2% in Warrenton. Compounding population is decreasing 
household size (-.50 persons per household since 1980) and 14% increase in the number 
of new households across Warren County.  
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Approximately 55% of the current housing supply is stick built single-family units, with 
mobile homes or trailers accounting for 35.2%. Since 1980, there has been a shift in the 
county’s housing types. Singe family units that were dominant form of housing units in the 
1980s, have continually declined both in absolute numbers and in their percentage of the 
total housing supply. In 1980, 85.5% of the housing stock in Warren County was single-
family units. By 2000, the rate dropped to less than 55%. A similar shift away from single-
family units occurred in the municipalities. The most dramatic decline was in Norwood 
where the percentage of single-family units declined from 91.6% to 55.2%.  

 
Overall, the total number of single-family units contracted by 404 in Warren County and 
the municipalities. While the number of multi-family units increased throughout Warren 
County, most notably in Warrenton where multi-family units account for close to a quarter 
of the total housing supply, the growth of this housing type has not kept with increases 
mobile home units. The growth of mobile home units has been explosive. Since 1980, 
over 833 new units were added to county’s total housing supply and currently account for 
over 35.2% of the housing stock. Even in Warrenton, where available infrastructure is 
conducive to stick-built housing developments, over 1 in 5 housing units are mobile 
homes. In Norwood, the percentage of mobile homes has increased almost tenfold since 
1980.   

 
A number of causes explain these housing trends. First, the decline of singe family units 
mirrors population loss during the past two decades. Second, the increase in mobile 
home units is directly related to housing affordability. Over 94.4% of the mobile home 
supply is in Warrenton and the unincorporated areas.  While the median value of a home 
in Warren County is $46,400 and $49,200 in Warrenton, mobile homes values rarely 
exceed $33,000. Countywide income levels highlight the increasing popularity of mobile 
housing. Close to 27% of the countywide population falls below the poverty line and per 
capita and average household incomes are significantly below the state average. Finally, 
over 24% of Warren County households and 33% of Warrenton households earn less 
than $10,000 per year. In short, mobile home units are partly a response to housing 
affordability issues. 

 
Related to population and income indicators are local government ordinances and 
regulations. In the past decade, neighboring jurisdictions, including McDuffie and 
Richmond Counties, have adopted strict mobile home ordinances that led many mobile 
home owners to locate in Warren County. While difficult to quantify, a qualitative 
assessment indicates that a significant segment of the commuting population to McDuffie 
and Richmond Counties are Warren County mobile home owners. Because the county 
has not adopted land use regulations limiting the size, age, type and location of mobile 
homes, and income levels are not projected to increase substantially over the next twenty 
years, the number of mobile home units is projected to increase through 2025. 

 
For the local community, there are primarily two issues related to mobile home 
ownership. First, mobile homes do not provide sufficient revenue to offset the cost of 
infrastructure provided. Second, it is widely accepted that stick-built units encourage 
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community stability because it limits mobility and increases a homeowner’s financial 
stake in the community.  

 
Overall, there range of local housing types is sufficiently diversified. There is no longer a 
dominant housing type like as in the 1980s when single-family units accounted for in 
excess of 80% of the housing supply. The increase in multi-family housing, though mostly 
affordable and public housing units, provides more diversity in housing choices.  

 
The existing supply of housing units in Warren County and the municipalities meets the 
community’s current needs. Both the number of households and the number of total units 
has increased at a higher rate than the population. Between 1980 and 2000, the total 
number of households in Warren County grew 14.8% while housing units increased by 
over 30%. 

 
   

 Income and Housing Adequacy 
 

Increases in housing costs must generally correlate with increases in income to ensure 
that affordable housing options are available to the entire population (see section on 
housing costs below for more detailed information). The cost of living in Warren County 
and the municipalities is significantly lower than the CSRA and state average because of 
the rural nature of the county and the absence of large-scale development. The wages 
and earnings of residents as a whole have continually risen since the 1980s. While local 
wages are low compared to the state average, the cost of purchasing a home or renting 
in Warren County and the municipalities is well below the state average. 

 
Concern with housing affordability lies with low-income groups. Over 27% of Warren 
County residents fall below the poverty line. The number of households earning less than 
$29,999/year in household income far exceeds mid-income ranges. In Warrenton alone, 
over 30% of households earn less than $10,000/year. The presence of multi-family, 
subsidized housing units throughout Warren County and Warrenton currently house a 
large share of low-income residents. Low incomes are offset only by the lower cost of 
living. 

 
The community’s non-resident workforce’s housing needs is more complicated to quantify 
because of the assumption that they wish to reside in Warren County. The idea behind 
the statewide objective of “to make it possible for all who work in the community to also 
live in the community” relates primarily to communities in which the non-resident 
workforce commutes to areas where the cost of housing is unaffordable, not to rural 
jurisdictions where housing cost differentials are minimal from one county to the other.  
Over 21% of the county’s nonresident population commutes from McDuffie County, a 
larger rural county adjacent to Warren County where the median value of a home is 50% 
higher and more services are provided. Per capita incomes in McDuffie County are 
$4,488 higher than in Warren County while average household incomes are $5,864 
more. The distribution of income is McDuffie County is similar to that of Warren County. 
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Both owner and renter vacancy rates in McDuffie County (2.8% and 7.9% respectively) 
are higher than Warren County. 

 
 

Housing Conditions 
 

In general, the housing stock in Warren County and the municipalities is older than the 
CSRA and state averages. Less than 5.9% of Georgia homes were built prior to 1939, 
significantly less than Warren County (19.1%), Warrenton (18.1%), Norwood (32.5%), 
and Camak (38.3%).  

 
Over 60.1% of Warren County’s housing supply was constructed prior to 1980, relatively 
higher than the 56.6% for the CSRA and 49.9% for the state.  The largest decade of 
housing construction in Warren County and the municipalities occurred during the 1970s, 
with over 20% of the housing units were built.  

 
Overall, the condition of the housing stock is adequate throughout the county and the 
municipalities and very comparable to regional and state levels. Over forty percent of 
Warren County’s housing units have been built in the past twenty-five years. The lack of 
complete plumbing facilities in the county has declined from 18.6% in 1980 to 2.9% in 
2000, and is comparable to CSRA (1.5%) and statewide (0.9%) averages. Rates in the 
municipalities are similar to the county average. Housing conditions have improved 
drastically since 1980, primarily because of the phasing out of older units and increased 
care by homeowners.  

 
The municipal housing stock, while older, has been aided by the preservation efforts of 
homeowners. None of the historic districts are at risk of dilapidated structures. There are 
no concentrated areas of substandard housing. It is generally agreed however that these 
units are scattered throughout the unincorporated areas. Some underserved residential 
areas around the downtown Warrenton area, are in need of housing rehabilitation. 

 
 

Assessment of Occupied Units 
 

Homeownership trends vary throughout the region. In the CSRA, homeownership has 
increased gradually since 1980, from 65.1% to 68.4% in 2000. This mirrors a statewide 
trend towards increased homeownership. Statewide, homeownership increased from 
60.4% to 67.5% in the last past two decades. In Warren County, the home ownership 
rate has remained flat, increasing less than 0.2% since 1980. In Camak and Norwood, 
rates have increased slightly. In Warrenton, however, the owner unit rate has dropped 
from 76.7% in 1980 to less than 54.8% in 2000. This reflects the city’s continued 
population decline since 1980 and relatively high poverty levels as seen through the 
provision of significant multi-family public housing units. 

 
Homeownership trends are reflected in the owner-to-renter ratio. In the CSRA, there are 
2.17 owners for every renter, up from 1.91 since 1980. Statewide, the ratio is has 
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increased from 1.89 to 2.17 in the past two decades. By contrast, the ratio in Warren 
County has remained flat since 1980.The ratio in the unincorporated area is typical of 
rural communities where home ownerships rates are higher.  

 
With the exception of Camak, vacancy rates throughout Warren County are below both 
the CSRA and state average.  In 2000, the vacancy rate in Warren County was 11.9%, 
slightly below the 12.8% in 1990. In Warrenton and Camak vacancy rates increased 
while in Norwood they declined. The vacancy rate in the CSRA is 12.4% and 8.4% 
statewide. 

 
The owner vacancy rate in Warren County is below 2%, in line with CSRA and state 
averages. Renter vacancy rates in jurisdictions that have available rental units range from 
3.2% in Warrenton to 5.3% in the unincorporated areas. The renter vacancy rate is low 
compared to the CSRA (7.9%) and state (8.4%) averages. Since 5% is a desired rate for 
rental unit availability, this suggests more units will be needed in light of projected 
increases in new households through 2025. 

 
 

Seasonal Units 
 

There are very few seasonal units in Warren County and the municipalities. 
 
 

Housing Costs 
 

The median property value in Warren County is $46,400, slightly lower than the $49,200 
in Warrenton, but higher than the $32,500 in Norwood and $26,900 in Camak. Median 
property values countywide are significantly below the CSRA average of $73,500 and 
state average of $100,600. Since 1980, the median value of a home in Warren County 
increased by 118.8%, with most of the municipalities following suit. By contrast, median 
property values in the CSRA and statewide have increased fourfold in that same period. 
With owner vacancy rates at historic lows and below the state average, coupled with an 
increasing number of new households, median property value increases have been 
relatively small. This is primarily due to little demand in residing in Warren County. The 
county will enjoy very limited population growth and the commuting population, primarily 
located in neighboring counties, is willing to commute reasonable distances to work.  

 
Median monthly rents in Warren County are $208, in line with those of the municipalities, 
but well below median rents found in the CSRA ($364) and statewide ($505). In the past 
decade, median rents actually declined 7%, due primarily to the lack of high-end 
apartments and a relatively high number of public and affordable housing units. The least 
expensive units are found in Warrenton, where there is a cluster of affordable housing 
that houses the majority of the low-wage retail and service sector labor force.  
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The supply of affordable housing for the resident and nonresident commuting populations 
is not readily available. Although property values and rents are affordable to even the 
lowest paid workers, vacancy rates are too low to ensure an adequate supply. 

 
In general, housing costs are not impacted by is special circumstances. During the peak 
of job losses and population decline of the 1980s and 1990s, median-housing values 
increased substantially. This indicates strong demand for housing.  

 
 
  Future Demand 
 

The forecast of future housing demand is based primarily on the projected population and 
economic trends established in previous sections of this chapter and the plan. Currently, 
the majority of the county and municipalities’ housing inventory is single-family units with 
a relatively small percentage of multi-family, and an increasing percentage of 
manufactured home units. 

 
Ranging from 0% to 1.9%, owner vacancy rates in Warren County and the municipalities 
are well below CSRA and state averages and highlight a future housing shortage. Both 
total population and the total number of households are projected to increase by 9% 
through 2025. Furthermore, the fastest growing demographic during the planning period 
is the 55+ age groups (+21%). The number of younger age groups, particularly those of 
children-raising age, will continue to decline. This will result in even lower average 
household sizes through 2025. Given these demographic shifts, and assuming the 
owner-renter ratio remains constant over the planning period, the result will be a net 
shortage of available owner units and a rental vacancy rate that will quickly approach 
zero.   

 
Employment base remains a significant consideration in planning for housing. The 
workforce is projected to increase by 12.3% through 2025, with most of the employment 
growth in services and TCP. Without an adequate supply of housing units, Warren 
County and the municipalities will fail to house the projected workforce and will struggle 
to attract new commercial and industrial employers. Currently, close to 40% of Warren 
County jobs are held by non-residents. Most commuters are from adjacent counties but a 
significant portion commute 30-50 miles from as far as Richmond and Columbia 
Counties. These workers tend to work in highly specialized manufacturing and public 
administration occupations. The county and cities need to view these workers as 
potential homeowners and support housing policies that will encourage commuters to 
reside in the county. 

 
Median incomes will continue to rise in Warren County and the municipalities. This rise is 
particularly evident in household income, which will reach $43,786 by 2025. Current 
incomes are adequate to afford median-priced homes within the county and 
municipalities. While projections for household income distribution are unavailable, two 
trends suggest overall income increases in middle-income groups. First, median incomes 
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are rising at relatively high rates. Second, sector earnings indicate that the fastest 
growing employment sectors in the local economy will also be the highest paid. 

 
Table H-6 provides housing needs projections through 2025.  

 
Table H-6                       
Warren County and Municipalities Housing Needs Projections      
            
 Total New  Single- New  Multi- New  Mobile- New 
 Units Units  Family Units  Family Units  Home Units 

Warren Co.            
2000 2,767 N/A  1,522 N/A  272 N/A  973 N/A 
2005 2,867 100  1,577 55  282 10  1,008 35 
2010 2,961 194  1,629 107  291 19  1,041 68 
2015 3,046 279  1,676 154  299 27  1,071 98 
2020 3,113 346  1,713 191  305 33  1,095 122 
2025 3,166 399  1,742 220  310 38  1,114 141 

            
Warrenton            

2000 919 N/A  495 N/A  229 N/A  195 N/A 
2005 952 33  513 18  237 8  202 7 
2010 981 62  529 34  244 15  208 13 
2015 1,009 90  544 49  251 22  214 19 
2020 1,029 110  555 60  256 27  218 23 
2025 1,047 128  564 69  261 32  222 27 

            
Norwood            

2000 145 N/A  80 N/A  6 N/A  59 N/A 
2005 151 6  83 3  7 1  61 2 
2010 157 12  86 6  8 2  63 4 
2015 163 18  89 9  9 3  65 6 
2020 168 23  91 11  10 4  67 8 
2025 171 26  93 13  10 4  68 9 

            
Camak            

2000 92 N/A  73 N/A  4 N/A  15 N/A 
2005 96 4  76 3  4 0  16 1 
2010 101 9  79 6  5 1  17 2 
2015 106 14  82 9  5 1  19 4 
2020 110 18  84 11  6 2  20 5 

2025 114 22  86 13  7 3  21 6 

N/A = Not Applicable 
 
  

The Georgia Department of Community Affairs Housing Finance Division compiles data 
on home sale trends. Based on a sample of 13 units, DCA found the average sale price 
of an existing structure in Warren County to be $80,915 in 2000. It is doubtful this is 
representative of the overall housing market given that it is approximately double median 
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property values recorded in the U.S. Census. Purchases of existing structures probably 
reflect higher end unit sales throughout the county. Nevertheless, even an average sales 
price of $80,915 is over $36,901 below the state average and, based on variable income 
indicators discussed in the previous section, makes housing affordable to most workers 
in Warren County and the municipalities. However, this price range may be difficult for a 
significant portion of the low-wage retail trade and services workforce and residents 
dependent on transfer payments to afford housing. Units in the $50,000-$70,000 range 
will be needed to provide affordable housing to these population groups. 

 
There are two significant special needs populations identified in Warren County and the 
municipalities. First, number of residents 65+ will increase by 25% to 1481 and account 
for over 20% of the population through 2025. Currently, Warren County has one nursing 
home/long-term care facility to meet the special needs of Warren County’s elderly 
population. This facility, which contains 110 beds, has consistently operated at or near 
capacity, and as the county’s population continues to age, additional options will be 
needed to ensure an adequate supply of special needs housing. An additional twenty-
eight beds will be needed through the planning period just to keep up with the projected 
growth in the elderly population.   

 
Warrenton contains a public housing supply of 99 units. Given the county’s high poverty 
rate and income distribution slanted towards lower income groups, the supply of public 
housing units has not been sufficient to keep pace with the demand. While incomes are 
projected to rise through 2025, the county and cities will need to plan for additional public 
housing units.   

 
 
 

Goals, Objectives and Policies 
 

All goals, objectives, and policies apply to Warren County and the municipalities unless 
otherwise noted. 

 
Goal 1: Provide housing choice, in a variety of price ranges, for both homeowners and 
renters. 

 
Goal 2: Encourage new housing development to locate in proximity to existing or planned 
infrastructure and near important community attractions.  

 
 

To address these goals, Warren County and the municipalities will need to: 
 
ü Encourage a wide range of housing types to support persons with special needs and to 

accommodate varying age groups, household sizes and work force needs throughout the 
community. 

ü Ensure adequate supply of special needs and affordable housing for seniors and low and 
moderate-income households. (applies to Warren County and the City of Warrenton). 
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ü Preserve and rehabilitate the existing housing stock. 
ü Encourage housing development to locate in areas convenient to shopping, recreation 

facilities, schools and other community activities. 
ü Encourage infill-housing development, where appropriate, in suitable areas supported by 

necessary infrastructure. 
 

 
Policies that will address these needs include: 
 
ü Ensure that all housing meets minimum federal housing standards. 
ü Encourage the renovation of substandard or vacant units for use as affordable housing 

units for low-to-moderate income households. 
ü Seek state and federal funding assistance for housing rehabilitation and special needs 

housing assistance (applies to Warren County and the City of Warrenton). 
ü Encourage an equitable distribution of public housing units. 
ü Avoid scattered, non-contiguous residential development patterns and promote clustered 

residential development. 
ü Preserve and enhance historic homes. 
ü Maintain higher-density housing in downtown districts (applies to Warrenton, Norwood 

and Camak). 
ü Encourage mixed-use development within downtown districts (applies to Warrenton, 

Norwood and Camak). 
ü Coordinate housing rehabilitation with downtown revitalization efforts (applies to 

Warrenton, Norwood and Camak). 
 

 
 


