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There is an average of 100,000 acres of 

undeveloped land for sale in Georgia each year



Georgia’s Busy Real Estate Market

Population Growth: Georgia is the second-fastest-growing state in the United States since 
2010, with a population increase of over 1.1 million people. This growth has led to an 
increased demand for housing and driven up house prices.

Thriving Economy: Georgia has a thriving economy, with a diverse range of industries, 
including technology, logistics, and film production. The state’s business-friendly policies 
and low cost of living have attracted many companies to establish their headquarters in 
Georgia, creating more jobs and driving population growth.

Low Housing Inventory: Despite the high demand for housing, the inventory of houses for 
sale in Georgia is relatively low, which has led to a highly competitive market. This has 
caused house prices to increase at a faster rate, as buyers compete for limited options.



Why are people moving to Georgia?

Not everyone is moving here for a new suburban home.

Many people move to Georgia (or seek to by land in 

Georgia) because of our (relatively) affordable land  prices, 

lush natural resources and proximity between nature and 

“the city”

Or they may now want to build their own on land due to the 

low inventory of existing homes.



Factors affecting Land Value

❖ Ease of Access

❖ Amenity Features

❖ Configuration

❖ Location

❖ Size

❖ Improvements

❖ Land Use & Zoning

❖ Easements & Encumbrances



Factors affecting Land Value

❖ Ease of Access   [how much development needed to get to & enjoy it?]

❖ Amenity Features [lakes, streams, rivers, long range vistas, good hunting?]

❖ Configuration  [is the whole tract fairly easy to access?]

❖ Location    [proximity to shopping, medical, development – good or bad?]

❖ Size     [price per acre]

❖ Improvements  [does purchase include a homeplace, barns, developed trails]

❖ Land Use & Zoning [which uses are permitted and prohibited by local ordinance]

❖ Easements & Encumbrances  [does the property have deeded access or an   

         easement, and are there restrictions on use?]



Ten Questions to Ask When Buying 

RAW LAND in Georgia



Ten Questions to Ask When Buying RAW LAND in Georgia

1) What utilities are available for this property?

Determine what utilities are available from the county (power, water, sewage and gas) and 

what utilities you may need to make arrangements for. You may need to be prepared to drill 

a well, install a septic system or purchase a gas tank and install a gas line. 

There could be restrictions on where a home may be located on the property based on 

where the well and sewage systems can be located. Find out who the state provider or local 

electric membership cooperative (EMC) is for the property.

If power is not already available, talk to the company about the cost of running power to the 

property and the location of your future home



Ten Questions to Ask When Buying RAW LAND in Georgia

2) Is the land buildable?

Soil type affects the ability of the land to support a septic system. A soil percolation test 

determines the rate at which water drains through soil. 

A perc test is required by most county health departments to determine whether a property is 

suitable to hold a septic system and what type of foundation a home will need.

Soil that does not pass a perc test could mean high costs for preparing the site to build on or 

mean you cannot build at all. Your county or district environmental health office should be 

able to perform this test at a low cost. 

Additionally, if the property is sloping or has elevation changes, this could affect your ability 

to build. And – how much of the property is in a FLOOD PLAIN?



Ten Questions to Ask When Buying RAW LAND in Georgia

3) Is the property easily accessible?

Determine the nature and extent of access to the property. Property must have both physical and 

legal access to obtain financing and ensure future desired use.

Physical routes should be present and free of obstructions. If access is limited, check if the county 

(or a neighbor) will grant access and, if so, from where. 

Does the parcel front a publicly-maintained road? Does the parcel have a deeded right-of-way 

across adjacent land (an easement)? Legal access includes access points coming from 

permissible frontage roads (ex. no driveway off of a bypass) and has legal crossings over land 

formations such as creeks and swampy areas.

If you intend to build, check the municipal requirements for road frontage on a publicly-

maintained road.



Ten Questions to Ask When Buying RAW LAND in Georgia

4) Where are the property lines and what’s going on around the property?

Obtain a survey of the property to know where your property lines are. Most banks require a 

survey in order to finance the land.

A survey may be on file in the county deed records; if not, have a survey performed so you have a 

record of what you are buying. Next, use the survey to try to locate the property lines. Lines could be 

marked with concrete or wooden markers, paint marks on trees or posted signs.

If lines are not clearly marked, have a surveyor permanently mark the lines.

Additionally, find out what is happening on the property around you. Are there plans for 

development? Are you next to a farm or other business? 



Ten Questions to Ask When Buying RAW LAND in Georgia

Obtain a survey

A survey protects the client’s investment by showing:

• Actual acreage

• Boundary Line issues

• Encroachments

• Easements

• Access

Note that if the Purchase Price is “$____ per acre”, per the GAR contract a controlling survey is 

required

Per the GAR contract, if the seller's estimated total acreage is 15% more or less than the actual acreage, 

either party can terminate



Ten Questions to Ask When Buying RAW LAND in Georgia

5) What does the property look like in person?

You may think you have found the perfect property online, but make sure you visit the property 

before you buy. 

Is it the right distance from town or the right type of road?

Does the drive to or entrance to the property look the way you envisioned?

How far away and what do the neighboring properties look like?

Walk the property with the owner. Ask about history of the property’s use, when timber was planted 

(if applicable), how old fixtures on the property are, if any, and if the land is in a flood zone. Look for 

areas that are wet, steep or eroded.

Ask: Is there a high area to build on? What is the state of any ponds or streams on the property? If 

you want to build a pond, is there a low area that is suitable?



Ten Questions to Ask When Buying RAW LAND in Georgia

6) What are the use restrictions, zoning and ordinances affecting the property?

Knowing what use your property is zoned for (residential, commercial, agricultural, etc.) not only 

affects the value of the land, but also what the land can be used for.

Do you want to build a house, shed, barn, fence, etc., on your land? Zoning, covenants and ordinances 

may come with square footage requirements for a home, types of structures not allowed, boundary 

setbacks or rights-of-way requirements.

Some properties have specific covenants set by the seller or previous owner.

Since land use restrictions vary by location, check the zoning, ordinance, and covenant requirements 

prior to purchasing so you will be informed about what you can and cannot do with your land.



Ten Questions to Ask When Buying RAW LAND in Georgia

7) What are the annual property tax obligations for the land?

Property taxes on most land are calculated using market value, which is based on how the land is 

zoned. 

Property zoned as agricultural typically results in lower taxes. To be zoned as agricultural, land 

must meet minimum acreage, current use, land composition and state requirements.

Check how your land is zoned and/or apply for rezoning at the county tax assessor’s office.

Does the land qualify for (or is it burdened by) a Conservation Use Valuation Assessment? 

 - this could be a “good” or “bad” thing, depending on the buyer’s intended use of the land.

 - a CUVA provides a 10-year period of greatly reduced taxes, AND

 - significant restrictions on how the land can be used and developed



Ten Questions to Ask When Buying RAW LAND in Georgia

8) What additional costs could be necessary to prepare the land for living?

In addition to the purchase price of the land, you may need to be prepared for extra costs 

associated with preparing your land for its intended use.

Some additional costs that may be needed could include drilling a well, connecting to or 

installing a septic system, running power to the property, clearing land, road/driveway 

construction, grading for construction, permits and fees for well, septic, building, driveway, etc.

The cost of each of these varies based by county and state. Doing your research on the 

approximate costs of the infrastructure needed on your land will help you prepare for your land 

purchase.



Ten Questions to Ask When Buying RAW LAND in Georgia

9) Does the timber on the property have any value? What about Mineral Rights?

If you are interested in cutting timber on the land you buy, find out if the timber has value. The 

minimum size for a merchantable timber tract is typically 25 acres. Also, is there anything 

underground that is valuable? Marble, minerals, natural gas

Timber Rights and Mineral Rights can be sold separately from the land. And reserved by the Seller.

With timber, the value is affected by size and type of timber and accessibility to timber mills and 

loggers. A forester can determine the current value of standing timber by performing a timber cruise. 

Foresters have knowledge of area mills and loggers, can help you assess costs of harvest and make 

recommendations on how to manage the stand for future harvest.

To find a forester, contact your state environmental agency, the Association of Consulting Foresters, 

the Georgia Forestry Commission.  Check out https://gatrees.org

Mineral Rights reservations (and sometimes Timber Rights) can be discovered in a title examination.

https://gatrees.org/


Ten Questions to Ask When Buying RAW LAND in Georgia

10) What are your plans for financing?

Although the process of purchasing land is similar to a home mortgage, down payments are 

typically higher (15–20%), interest rates are higher and terms are shorter (15–20 years).

Work with a lender that understands the unique process of land transactions and can guide you 

through the process.

Some banks cannot lend for raw land purchases, so find a lender ahead of time. Consider getting 

pre-approved and prepare documents (balance sheet, tax returns, etc.) so once you are ready to 

make an offer, the process can move smoothly and quickly.



Ten Questions to Ask When Buying RAW LAND in Georgia

Financing Options for Land Deals

❖ Cash

❖ Institutional Lender

Traditional loan with a large bank

Harder to obtain

❖ Farm Credit Institutional Loan (https://farmcredit.com/)

Government program started in 1916

The land must be rural – cannot be within city limits

Land's use must be intended for hunting/conservation/timber/some type of agriculture

Cannot finance commercial properties or subdivisions

❖ Small Community Lender

Local Bank or Credit Union in the area the land is located

https://farmcredit.com/


Questions?  And… Thank You!
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