Planning Department
Oconee County, Georgia

STAFF REPORT
REZONE CASE #: 7851
DATE: August 6, 2019
STAFF REPORT BY: Grace Tuschak, Planner
APPLICANT NAME: Michael B. Thurmond, P.E.
PROPERTY OWNER: Sapphire Properties, LP
LOCATION: 1360 and 1361 Ruth Jackson Road
PARCEL SIZE: ± 42.482
EXISTING ZONING: AG (Agricultural District)
EXISTING LAND USE: Single Family Residential,
Agricultural, Undeveloped/Wooded
FUTURE DEVELOPMENT MAP CHARACTER AREA DESIGNATION: Suburban Neighborhood
ACTION REQUESTED: Rezone AG (Agricultural District) to R-2 (Two-Family Residential District)
REQUEST SUMMARY: The applicant is petitioning for rezoning of the subject property to allow for the
development of a 40-lot single-family residential subdivision.
STAFF RECOMMENDATION: Staff recommends denial of this request.
DATE OF SCHEDULED HEARINGS
PLANNING COMMISSION: August 19, 2019
BOARD OF COMMISSIONERS: September 3, 2019
ATTACHMENTS:

Application
Narrative
Zoning Impact Analysis
Representative Photos
Aerial Imagery
Zoning Map
Future Development Map
Plat of Survey
Concept Plan
Letter from Oconee County Schools
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BACKGROUND INFORMATION & FINDINGS OF FACT
HISTORY
 The subject parcel has been zoned AG since the original adoption of the zoning map in 1968
SITE VISIT DESCRIPTION
 The subject property contains one single-family residence
 The majority of the site is wooded and undeveloped
SURROUNDING LAND USE AND ZONING
EXISTING LAND USES

EXISTING ZONING
R-2 (Two-Family Residential District)
OIP (Office Institutional Professional District)
AG (Agricultural District)

EAST

Single Family Residential (Franklin Grove Subdivision)
Hampton Valley Business Park, Assisted Living Facility
Single Family Residential, Agricultural,
Undeveloped/Wooded
Single Family Residential, Agricultural

WEST

Single Family Residential (Franklin Grove Subdivision)

R-2 (Two-Family Residential District)

NORTH
SOUTH

AG (Agricultural District)
AR-3 (Agricultural Residential Three-Acre
District)

PROPOSED PROJECT DESCRIPTION
The applicant proposes to develop the entirety of the subject site into a single family subdivision as follows:







40 residential lots:
o Minimum lot size: 0.7 acres
o Range of dwelling size: between 2,500 and 3,500 square feet
o Home prices: between $400,000 and $500,000
o Architectural theme: Craftsman, with brick/stone and hardiplank exteriors
Sidewalks and curb and gutter are proposed throughout the development
Stormwater is proposed to be conveyed by underground piping to a detention facility on a 5-acre lot
located on the western portion of the site
Estimated value of the project at completion is $20,000,000
Development is proposed to occur in one phase over two to three years

PROPOSED TRAFFIC PROJECTIONS
 At full buildout, the development is anticipated to generate an additional 452 ADT per weekday, including
40 A.M. peak hour ADT and 48 P.M. peak hour ADT
PUBLIC FACILITIES
Water:


The Oconee County Water Resources Department has indicated in a water availability letter dated
06/18/2019 that potable water is available for the project

Sewer:
 Sewer treatment is proposed via private septic systems
Roads:



One subdivision entrance is proposed along Ruth Jackson Road
Interior access throughout the subdivision is proposed via new public asphalt roads

ENVIRONMENTAL


State waters, jurisdictional wetlands, and a conservation corridor exist along the western property line.
Corresponding buffers, setbacks, and other restrictions will be required in compliance with UDC Article 9
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COMMENTS FROM OTHER DEPARTMENTS & AGENCIES
OCONEE COUNTY PUBLIC WORKS DEPARTMENT


Label proposed streets and corresponding right of way and pavement widths



Label/state the presence of wetlands



Provide ADT values on plans

OCONEE COUNTY FIRE DEPARTMENT


No comments

OCONEE COUNTY WATER RESOURCES DEPARTMENT


A proposed waterline that will be routed from the Franklin Grove development directly to this subdivision
has been discussed. If this route is chosen and the Franklin Grove system required maintenance or repair,
there is a high probability that the subdivision’s water will be shut off temporarily until maintenance is
complete. OCWR recommends that the future waterline be routed from the S/D entrances (off Ruth
Jackson Road) to the 12” main off US Hwy 78. This would create a loop and prevent a dead end line

STAFF ANALYSIS
THE ANALYSIS OF THE APPLICATION IS MADE BASED UPON THE “STANDARDS FOR REZONING
CONSIDERATION” AS SET FORTH IN SECTION 1207.01 OF THE OCONEE COUNTY UNIFIED
DEVELOPMENT CODE.
A.

Whether the zoning proposal will permit a use that is suitable in view of the existing uses, development,
and zoning of nearby property.
Since the early 1990s, nearby parcels along US Hwy 78 have experienced a gradual transition from an
agricultural/residential, rural character to a suburban, residential character. Nevertheless, properties in the
immediate vicinity of the subject property along Ruth Jackson Road remain agricultural/ residential in use
and predominantly rural in character. Staff believes that a lower-density residential development with fewer
lots and larger lot sizes than currently proposed would be a more appropriate transition between the higher
and density land uses located along US Hwy 78 and the surrounding rural areas.

B.

Whether the property to be rezoned has a reasonable economic use as currently zoned.
As currently zoned, the property may be used for agricultural and single-family residential uses. Staff holds
that the property has a reasonable economic use as currently zoned.

C.

The extent to which the zoning proposal promotes the health, safety, morals or general welfare of the
public with consideration to:
i. Population density and effect on community facilities such as streets, schools, water and sewer;
Existing County water capacity and emergency services should be adequate for the proposed
development. However, staff has concerns about the increased traffic volume that is anticipated as a
result of 40 additional residential lots requiring access along a minor street.
ii.

Environmental impact;
The proposed 5-acre lot along the Western property line contains a conservation corridor which will be
subject to associated buffers and setbacks per UDC Article 9. The remaining 39 proposed residential lots
do not contain any known environmentally sensitive areas and no significant negative environmental
impacts are anticipated as a result of the proposed development.

iii.

Effect on the existing use, usability and/or value of adjoining property.
Given that the proposed development fronts on a minor street and adjacent properties are predominantly
rural in character, the addition of 452 ADT along Ruth Jackson Road could have a negative impact on the
adjoining properties.
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D.

The length of time the property has been vacant as zoned, considered in the context of land
development in the vicinity of the property.
The property is not currently vacant; this question is not applicable.

E.

Consistency of the proposed use with the stated purpose of the zoning district that is being requested.
The R-2 zoning district is intended primarily for two-family residences and related uses at low-to-medium
suburban residential densities. Only single-family residential use has been proposed under the current request
and staff holds that this is not consistent with the stated purpose of the R-2 zoning district.

F.

Whether there are other existing or changing conditions or land use patterns affecting the use and
development of the property which give supporting grounds for either approval or disapproval of the
zoning proposal.
Nearby residential subdivisions such as Franklin Grove and Wellington Park front along a principal arterial
(US Hwy 78) whereas the proposed subdivision fronts along a minor street (Ruth Jackson Road). Staff holds
that this gives supporting ground for denial, based on the proposed development’s anticipated traffic impacts
and its inconsistency with surrounding development patterns.

G.

Conformity with or divergence from the Future Development Map or the goals and objectives of the
Oconee County Comprehensive Plan.
The Future Development Map designates the subject property a character area of “Suburban Neighborhood.”
The 2040 Comprehensive Plan describes this character area as suitable for residential neighborhoods with
primarily large, single-family lots. The intent of this character area is to “provide for future development
projects that are suitable with existing residential development in size, scale, and overall density.” The
proposed development is not in keeping with the overall density of existing residential development along
Ruth Jackson Road, which is predominantly single-family residential on large, AG-zoned lots. The
development strategies for the Suburban Neighborhood character area include the protection of “existing
neighborhoods from negative impacts” when considering new development requests; staff has concerns about
potential negative impacts on nearby properties such as increased traffic.
Furthermore, the Comprehensive Plan does not list R-2 as a compatible zoning district for the character area,
and the proposed density does not meet residential development guidelines for the Character Area. New
subdivisions on septic tanks are required by the Comprehensive Plan to be developed at a density of 1
dwelling unit per 2 acres, with a recommended zoning district of AR-2 (Agricultural Residential 2-Acre, now
“AR”). The proposed density is approximately 1 dwelling unit per acre, and thus exceeds the maximum
density supported by the Comprehensive Plan.

H.

The availability of adequate sites for the proposed use in districts that permit such use.
Two other large tracts currently exist along Ruth Jackson Road which have been rezoned to AR (Agricultural
Residential) for the development of single-family residential subdivisions. Between these two parcels, there
exists the potential for an additional 144 single-family residences on lots zoned AR within a one-mile radius of
the subject property.

STAFF RECOMMENDATION & CONDITIONAL REQUIREMENTS
Staff recommends denial of this rezone request. However, should the present request be approved, staff
recommends the following conditions to be fulfilled at the expense of the owner/developer:
1.

The subject parcel shall be rezoned to AR (Agricultural Residential District) with a corresponding
minimum lot size of 2 acres.

2.

Development design and structures shall meet or exceed the standards indicated on the concept plan,
narrative, representative architectural sketches, and other documents submitted with the zoning
application and attached hereto. This condition shall not construe approval of any standard that is not
in conformity with the Unified Development Code.

3.

At its expense, Owner shall make all right of way improvements and shall dedicate all rights of way
which are required by the County after the County’s review of Owner's development plans pursuant to
the County’s ordinances and regulations. No development permit shall be issued until Owner has
agreed to such improvements and dedication.
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4.

The zoning for the 100-year flood plain areas of the subject property shall be overlain with the Flood
Prone Overlay District.

5.

The proposed lot containing a stormwater facility and floodplain area shall not be used for residential
purposes.

6.

The developer shall plant a minimum of 3 trees on each residential lot in the development. Said trees
shall be a mix of shade trees and evergreen trees. The shade trees shall be at least two inch (2”) caliper
and at least 10’ tall at time of planting, capable of reaching 35 feet in height and spread at maturity.
The evergreen trees shall be at least 6 feet in height at time of planting. These trees shall be listed on
UDC Table 8.2: Allowable Species List for Proposed New Trees and Shrubs. Tree locations must be
designated on the landscape plan for the development. Existing healthy trees may be retained in order
to meet this requirement.
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