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Planning Department 

Oconee County, Georgia 

STAFF REPORT 

REZONE CASE #: 7838 

DATE: August 7, 2019 

STAFF REPORT BY: Grace Tuschak, Planner  

APPLICANT NAME: Rodney Jones 

PROPERTY OWNER: RWJ, Inc. 

LOCATION: Intersection of Mars Hill Road and Long Road 

PARCEL SIZE: ± 10.07 acres 

EXISTING ZONING: AG (Agricultural) 

EXISTING LAND USE: Vacant/undeveloped 

FUTURE DEVELOPMENT MAP CHARACTER AREA DESIGNATION: Regional Center 

ACTION REQUESTED:  Rezone to R-1 (Single-Family Residential) 

REQUEST SUMMARY: The petitioner is requesting a rezone to R-1 in order to construct a 9-lot single-family 

residential subdivision. 

STAFF RECOMMENDATION: Staff recommends conditional approval 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 property has been zoned agricultural since the original adoption of the zoning map in 1968. 

 The property has been used for agricultural (hay production) purposes for at least two decades. 

 

SITE VISIT DESCRIPTION 

 The property is currently undeveloped and mostly vacant 

 A barn exists on the property 

 

SURROUNDING LAND USE AND ZONING 

 

 EXISTING LAND USES EXISTING ZONING 
NORTH Agricultural, Single-Family Residential  AG (Agricultural District) 

SOUTH Single-Family Residential (Meridian Subdivision) R-1 (Single-Family Residential District) 

EAST Single-Family Residential AG (Agricultural District) 

WEST Agricultural AG (Agricultural District) 

 

PROPOSED PROJECT DESCRIPTION 

The applicant proposes to develop the entirety of the property into a single-family subdivision, as follows: 

 Nine residential lots  

o Minimum lot size: 30,000 square feet 

o Minimum residence size: 2,000 square feet 

o Average home price: $750,000 

o Architectural theme: Residence exteriors are to include brick or brick veneer, stone or stone 

veneer, cement-based siding, stucco, or glass. Roof materials are to include tab shingles, tile, 

slate, wooden shakes or standing seam metal.  

 Estimated value of the project at completion is $7,000,000  

 Stormwater is proposed to be managed via a detention facility toward the rear of the property  

 Sidewalks, curb and gutter are proposed throughout the development  

 

PROPOSED TRAFFIC PROJECTIONS 

 The proposed development is anticipated to generate 86 additional ADT, including 7 additional A.M. peak 

hour ADT and 9 additional P.M. peak hour ADT.  

 

PUBLIC FACILITIES  

Water: 

 The development is proposed to utilize County water services. 

 Oconee County Water Resources Department has indicated in a letter of availability dated 06/19/2019, that 

sufficient water capacity currently exists for the proposed development. 

Sewer: 

 Sewage disposal is proposed via septic tanks and drain fields on each lot. 

Roads:   

 Access to the subdivision is proposed via one entrance along Long Road. 

 One new public road is proposed for access throughout the interior of the development. 

 

ENVIRONMENTAL 

 No state waters, jurisdictional wetlands, or 100-year flood plains are known to exist on the property.  
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COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 
 

OCONEE COUNTY PUBLIC WORKS DEPARTMENT 

 Provide ADT values from report on the plans. 

 

OCONEE COUNTY FIRE DEPARTMENT 

 No comment 

 

OCONEE COUNTY WATER RESOURCES DEPARTMENT 

 Add the following condition: Water line shall extend the entire property frontage along Long Road. 

 

GEORGIA DEPARTMENT OF TRANSPORTATION 

 Our office has reviewed the proposed concept plan. No permit is needed from the department unless the 

developer is grading or impacting the right of way, which the plans don’t reflect that.  

 

 

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. 

Surrounding land uses are predominantly single-family residential and agricultural. The development is 

proposed to match the character of the Meridian subdivision, which lies immediately to the south of the 

subject property. Additional single-family residential subdivisions are located nearby, including Autumn 

Glen, Oaklake, and Fieldstone. Staff holds that the present request would permit a use that is suitable in view 

of the existing uses, development, and zoning of nearby property.  

 

B. Whether the property to be rezoned has a reasonable economic use as currently zoned. 

As currently zoned, the property has a reasonable economic use for agricultural and low density single-family 

residential purposes.  

 

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;  
County facilities, services, and infrastructure should be adequate to accommodate the proposed 

development. A small impact on the school system and nearby roads is anticipated with the addition of 

nine residential lots. 

 

ii. Environmental impact; 

No environmentally sensitive areas are known to exist on the site and no significant environmental 

impacts are anticipated as a result of the proposed development. 

 

iii. Effect on the existing use, usability and/or value of adjoining property 

Adjacent properties are single family residential or agricultural in use and the development of additional 

single-family residential lots is not anticipated to negatively impact the use, usability, or value of 

adjoining properties.   

 

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 has been utilized for hay production as recently as 2017, and it has since been allowed to return 

to a fallow state. Since the early-2000s, some properties in the nearby area have transitioned to single-family 

residential subdivisions (see letter A above), while others have remained agricultural or undeveloped.  

 

E. Consistency of the proposed use with the stated purpose of the zoning district that is being requested. 

The R-1 zoning district is intended primarily for one-family residences and related uses at low suburban 
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residential densities on land which is served by public water and/or sewer systems. The development of lots 

in this District is also permitted with septic tanks provided that the placement of each such septic tank shall be 

approved by the Oconee County Health Department. The applicant proposes to convert the entirety of the site 

into single-family residential lots and staff holds that this use is consistent with the stated purpose of the R-1 

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. 

Since the early 2000s, land in the vicinity of the subject property has been in transition from 

agricultural/residential use and rural character to low-density single-family residential use and suburban 

character. Staff holds that the proposed development is consistent with this transition in land use patterns in 

the general vicinity.   

 

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 with a character area of “Regional Center.” The 

2040 Comprehensive Plan describes this character area as a mix of “regional-serving retail and commercial 

services, office complexes for medical and corporate offices, hotels, restaurants and entertainment facilities, 

higher-density residential planned developments, and single-family detached subdivisions.” The 

Comprehensive Plan lists single-family detached subdivisions as a primary land use, and R-1 as an 

appropriate zoning district for this character area. The Comprehensive Plan further specifies that “Transitions 

in intensity of development should be established approaching the boundaries whenever possible, moving in 

gradations from high-intensity regional office parks and retail shopping centers down to low-intensity single-

family neighborhoods.” Given that the proposed subdivision is located along the border between Regional 

Center and Suburban Neighborhood character areas, a low-density residential single-family neighborhood is 

considered an appropriate use. Staff holds that the proposed development conforms to the Future 

Development Map and the goals and objectives of the Comprehensive Plan.  

 

H. The availability of adequate sites for the proposed use in districts that permit such use. 
One 6-acre tract currently exists within a one-mile radius which has been rezoned to  R-1 for the development 

of a single-family residential subdivision.  

 

STAFF RECOMMENDATION & CONDITIONAL REQUIREMENTS 

 
Staff recommends conditional approval of this rezone request, subject to the following conditions to be fulfilled 

at the expense of the owner/developer: 

1. 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.  

2. 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.  

3. The developer shall be connected to the Oconee County water system at the developer’s expense in a 

manner approved by the Oconee County Water Resources Department and the Oconee County Public 

Works Department.  

4. The minimum lot size for any lot within the development shall be 1.5 acres.  

5. The Water Line shall extend for the entire length of the property frontage along Long Road. 

6. The minimum dwelling size shall be 2,000 square feet. 

7. Residence exteriors shall consist of brick or brick veneer, stone or stone veneer, cement-based siding, 

stucco, or glass, consistent with architectural representations submitted 06/24/2019. 

8. 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. 
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The evergreen trees shall be at least 6 feet in height at time of planting. Tree species 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 submitted with the Subdivision Construction Plans for the 

development.  
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Martin Estates 
A New Single-Family Residential Development 

Long Road and Mars Hill Road 
Oconee County, Georgia 

Tax Parcel C 01 014BA 
10.07 Acres 

 
Request to Rezone AG to R-1 

 
Narrative 
The purpose of this application is to request a rezoning for Tax Parcel C-01-014BA from AG to R-
1.  The parcel is 10.07 acres and located northeast of the Long Road and Mars Hill Road 
intersection.  The existing site is undeveloped.  The proposed development includes nine new 
single-family lots and a public road with public water.  The property is surrounded by single-
family homes with agricultural zoning to the north, east and west and R-1 zoning to the south. 
 
RWJ, Inc. will be the owner and developer of this project.  Dovetail Civil Design, Inc. has been 
engaged to provide site engineering design and rezoning assistance for this project. 
 
The Site 
The property is 10.07 acres with overall dimensions of approximately 580’x750’.  The existing 
site is undeveloped and was previously used for farming.  There is an old barn and a well near 
the eastern property line that will be removed.  The site topography slopes approximately 2% 
from west to east.  There are no floodplains, wetlands or buffered state waters onsite. 
 
The northern and eastern property lines are shared with single-family residences zoned AG.  
The western property line is the Long Road right-of-way and there are single-family properties 
located on the west side of Long Road with agricultural zoning.  The southern property line is 
the Mars Hill Road right-of-way.  The property on the south side of Mars Hill Road is Meridian 
subdivision, a single-family residential development zoned R-1. 
 
The Development 
The proposed development will be designed in accordance with the Oconee County Unified 
Development Code for R-1 zoning to be used for single-family residential lots.  It is specifically 
intended that the houses, landscaping, signage, and overall development will mimic Meridian 
and harmonize with the surrounding properties. 
 
The conceptual layout includes nine new single-family lots.  Each lot has a minimum area of 
30,000 square feet with a minimum buildable area of 17,600 sf.  Each lot has a width of 150’ at 
the front building line which is above the R-1 minimum of 100’.  The front building setback is 
30’.  The side setback is 10’.  The rear setback is 40’.  The setback from Mars Hill Road is 40’.  
The setback from Long Road is 30’. 
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One new public road is proposed which will intersect Long Road approximately 370’ northeast 
of its termination at Mars Hill Road.  The new road will be approximately 600’ long and 
terminate with a cul-de-sac.  The road will be 24’ wide with 20’ asphalt and a 24” rollover 
concrete curb on each side.  There will be a 5’ concrete sidewalk located 2’ back of curb along 
both sides of the road. 
 
Each lot will be sold fee-simple.  Each house will have a minimum 2-car garage and a minimum 
driveway area capable of parking 2 cars.  This gives an offstreet parking total of 36 cars. 
 
A stormwater management pond will be installed near the northeast corner and collect water 
from the onsite runoff.  The pond will be located in a common space owned and maintained by 
the homeowners association.  The HOA will also maintain the monument sign, lighting, 
perimeter landscape strips and other common areas on shared and private lots.  No designated 
amenity or recreational area is proposed.  
 
The development is expected to break ground in the Fall of 2019 with a tentative completion 
date of 3 years.  The total development cost is approximately $6,000,000.  The estimated value 
at completion is $7,000,000.  The average home price is estimated to be $750,000. 
 
Buildings and Structures 
All buildings, monuments, and other vertical structures shall have complimentary design 
features, colors and materials.  Exterior wall surfaces shall be either brick or brick veneer, stone 
or stone veneer, cement-based siding, stucco or glass.  Roof materials shall include architectural 
tab shingles, tile, slate, wooden shakes or standing seam metal.  The minimum roof pitch is 6:12 
for gables or hipped roofs.  The minimum heated floor space is 2,000 sf per dwelling.  Each 
building will have a crawl space or basement.  The maximum building height is 40 feet.  
Chimneys and cupolas are allowed.  Accessory buildings and swimming pools are allowed. 
 
Utilities 
All utilities shall be underground.  Proposed utilities include power, water, telephone, gas, cable 
TV and internet access.  All utilities shall be underground and within utility easements as 
appropriate unless otherwise directed by the appropriate utility company.  Sanitary sewer will 
be provided privately on each property with a septic tank and drain field. 
 
Water is available onsite and are provided by Oconee County.  Domestic and fire protection 
water service may be tapped from an existing main on Mars Hill Road. 
 
Assuming full build-out, the probable water demand is: 

(9 houses) (2.6 persons/house) (100 gpd/person) = 2,340 gpd 
 
The peak water demand is: 

(2,340 gpd) / (16 hr/day usage) = 146.25 gal/hr = 2.44 gpm 
(peaking factor of 3) (2.44 gpm) = 7.32 gpm peak 
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Solid Waste 
Garbage and recycling collection will be handled weekly by private sanitation services.  
Individual canisters, or herbie curbies, will be utilized by each house as needed. 
 
Stormwater Drainage 
The existing topography slopes gently from west to east.  The proposed development will utilize 
a graded detention pond to provide water quality, channel protection and peak flow detention 
per the local and state requirements and discharge in a similar pattern to the predeveloped 
conditions. 
 
Traffic Impact 
No significant impact is expected from this proposed development due to its relatively small 
size.  It is understood that some improvements to the existing road(s) may be deemed 
necessary and required by Oconee County upon, or prior to, full development.  
 
According to the Trip Generation, 8th Edition manual published by the Institute of 
Transportation Engineers, for single-family detached housing (ITE Land Use #210) the average 
trip generation rate is 9.57 trips per dwelling units per weekday.  The morning and evening 
hourly rates are 0.75 and 1.01 trips per peak hour of adjacent street traffic, respectively. 
 
Assuming full build-out of all 9 lots, the proposed traffic impact will be: 
 (9 dwelling units) (9.57 daily trips/dwelling unit) = 86 trips per day 

(9 dwelling units) (0.75 AM trips/dwelling unit) = 7 trips per morning peak hour 
(9 dwelling units) (1.01 PM trips/dwelling unit) = 9 trips per evening peak hour 

 
The proposed development includes one new public road which will intersect Long Road 
approximately 370 feet northeast of its intersection with Mars Hill Road.  Long Road is only 0.35 
miles long and terminates with a dead-end and no through access.  There are less than 10 
existing dwellings on Long Road.  Therefore, no deceleration lane or left turn lane is proposed. 
 
The temporary construction exit will be located near the proposed entrance along Long Road.  
There will be no temporary or permanent access directly to Mars Hill Road. 
 
Impact to Schools 
The site is located within the North Oconee School District.  The proposed development is not 
expected to significantly affect the local school population since only nine new houses are 
proposed.  However the minimal impact will be positive and increase the tax base due to 
increased property values. 
 
Prohibited Uses 
The allowable and prohibited uses will follow the guidelines of Oconee County R-1 zoning for 
single-family detached dwellings as listed in the current UDC at the time of rezoning approval.  
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