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Agenda Item: 3 Meeting Date: December 1, 2009 

Application #: RZ2009-057 Application Type: Rezoning 

Request: 

KGB Investments has submitted an application requesting a rezone 
from R-80 (residential 80,000 square feet) to R-40 residential 
40,000 square feet). The intent is to construct approximately 78 
single family residences. The property consists of two parcels 
totaling 107 acres and is located at the intersection of Zettwell Road 
and Five Chop Road. EMC Engineering is acting as agent. 

 

Applicant: KGB Investments Acres in Request: 107 

Location: Five Chop Road Existing Lots: 1 

Map #: 134 000009C 001 Requested Lots: 78 

Development Name:  Current Zoning: R-80 

Future Land Use: Rural – Open Area Requested Zoning: R-40 

Directions to 
Property: 

Go East on Hwy 24, turn right onto Zettwell Road and the property is 
located at the corner of Zetwell and Five Chop Road. 

 

Rezone Standards Yes No Comment 
(1) Is the proposed use suitable in view of the zoning and 

development of adjacent and nearby property? 
 X 

 

(2) Will the proposed use adversely affect the existing use 
or usability of adjacent or nearby property? 

 X 
 

(3) Are their substantial reasons why the property cannot 
or should not be used as currently zoned? 

 X 
 

(4) Will the proposed use cause an excessive or 
burdensome use of public facilities or services, 
including but not limited to streets, schools, EMS, 
sheriff or fire protection? 

X  

 

(5) Is the proposed use compatible with the purpose and 
intent of the Comprehensive Plan? 

 X 
 

(6) Will the use be consistent with the purpose and intent 
of the proposed zoning district? 

X  
 

(7) Is the proposed use supported by new or changing 
conditions not anticipated by the Comprehensive Plan? 

 X 
 

(8) Does the proposed use reflect a reasonable balance 
between the promotion of the public health, safety, 
morality, or general welfare and the right to 
unrestricted use of property? 

X  
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Land Use Planning Impact 

Future Land Use Map 

 Being in a Rural Open Area, the Bulloch County Joint 
Comprehensive Plan indicates that the property would be 
appropriate for residential development at a density of 0.2 
units per acre. 

Existing Land Use Pattern 
 This is a transitioning area with a mix of very low-to-low 

density single-family residential uses, at adjacent and 
nearby properties. 

Zoning Patterns and 
Consistency 

 The proposed change in zoning to a typical R-40 appears 
to be inconsistent with the zoning patterns in the nearby 
area, although a development of this magnitude creates 
the preference for a planned development. 

Neighborhood Character 

 There is no evidence that the proposed change in use will 
injure or detract from existing neighborhoods provided that 
similar housing quality is provided.  

 No architectural design or neighborhood amenity 
details have been proffered for the project, so 
neighborhood character cannot be defined other than 
a standard residential subdivision with curvilinear 
street patterns. 

Accessibility and 
Connectivity to Other 
Neighborhoods and 
Community Services 

 Development is dependent on car traffic; no public transit 
available. 

 No retail centers, parks facilities or other community 
centers within one-mile.  

 No major employment centers nearby. 

 No pedestrian or bike facilities proposed. 

Proposed Density (see 
analysis at end of document) 

 Gross: 1.37 units per acre. 

 Net: 1.11 Units per acre. 

Multijurisdictional   No impact. 

Impact – Negative 
 Limited connectivity to neighborhoods and community 

services. 

 

Fiscal and Economic Impact 

Property Values 

 Values for adjacent properties may be enhanced by the 
proposed development provided aesthetic restrictions are 
placed in private deed covenants, and, if enforcement of 
governmental land use and property maintenance 
regulations is applied.  However, failure to enforce any 
property standards is likely to result in stagnant or lower 
property values. 

 $11,700M in investment assuming home values of 
$150,000. 

Short Term Job Creation  5 based on indirect impact. 

Long Term Job Creation  78 based on local ratio of 1.0 per capita. 

Impact on Existing Industry  Would result in short-term indirect jobs in the construction 



 Bulloch County Departmental Review 
  

Revised (11.25.2009) 
 

Fiscal and Economic Impact 

sector. 

Jobs-Housing Balance 

 Commuting times are 10 minutes or more to job centers in 
Greater Statesboro; 30 minutes or more to other nearby 
communities.   

 There is currently a surplus of single family housing in 
Bulloch County, although it is lower than in other nearby 
communities.   

 It cannot be determined if these units would be priced at a 
range higher than the current median selling price.  

 Bulloch County’s unemployment rate is higher than the 
regional rate, but lower than the state and national rate. 

Fiscal Impact 

 Assuming a eight-year build-out period, and using a net 
present value of 4% annually, upon build-out, there would 
be a negative fiscal impact of (-$421,192 or approximately 
-$53,000 per year) annually for governmental services 
(County, Board of Education). 

Impact – Negative 
 While there would be a positive effect for the tax base, the 

cost of providing public services would exceed the 
revenues produced.   

 

Water-Sewer Infrastructure Impact 

Water System  0.076 MGD generated (private: community) 

Sewerage  On-site septic systems which would be approved by the 
County Health Department. 

Impact – Neutral  The presence of hydric soils pose limitations for septic 
tanks.  

 

Public School Impact 

Additional Students Created  0.12 students per dwelling unit or a minimum of 9 new 
students. 

High School Feeder System  Statesboro High school attendance zone 

Middle School District  Langston Chapel school attendance zones. 

Elementary School District  Mill Creek school attendance zones. 

Impact – Neutral 

 Mill Creek Elementary is at or near capacity. 

 Langston Chapel Middle Schools is currently over capacity. 

 Statesboro High has adequate capacity at present. 

 

Parks Impact 

Nearest Public Recreation 
Facilities 

 Mill Creek Park, City of Statesboro: 3.8 miles.   

 Private land is reserved, but no facilities have yet been 
proposed. 

Level of Service (national 
standard: 6.5 acres of 

 Currently, 4.43 acres per 1,000 population. 
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Parks Impact 

parkland per 1,000 pop.) 

Level of Service Impact 
Created by the Development 

 -3.185 acre deficiency would reduce the LOS to 4.41 acres 
per population at build out. 

Open Space 
 Reserved, on-site open space been determined or 

proffered but buffering and use is not clear. 

Impact – Negative 

 Development would increase LOS deficiency by 0.8% at 
build out if no additional facilities are added or exacted. 

 No description of private facilities or amenities has been 
proposed for the private recreation area. 

 

Solid Waste Management Impact 

Collection Services  Private collection services are available. 

Nearest Existing Solid Waste 
and Recycling Centers 

 Mill Creek Recycling Center. 

Waste Generation Estimate  (4 tons per household per year): 312 per year. 

Landfill Capacity 
 Dependent on air rights rationing at the Broadhurst landfill 

in Wayne, County, Georgia, landfill capacity is adequate. 

Impact – Neutral 

 No significant impact on the County’s Solid Waste 
Management Plan or Municipal Ordinance requirements is 
expected.  

 The Mill Creek Recycling Center would not necessarily be 
overburdened. 

 

Environmental Impact 

Use of Green Building 
Techniques 

 Expected to provide conventional energy and water 
delivery systems; no known recycling during or after 
construction. 

Drainage Basin  Mill Creek 

Wetlands and Flood Zones 

 Development does include wetland areas requiring 
delineation will have to be approved by the Army Corp of 
Engineers.   

 Floodplain management is subject to further local 
development review. 

Stormwater 

 No impervious surface measure was presented by the 
applicant. The impervious surface ratio based on the 
proposed number of units is estimated to be 9.5% of the 
total land area based on a minimum of 3,000 square feet 
per unit that includes roadways, rooftops, sidewalks and 
parking lots. 

 Because of the topography and the potential for runoff, a 
stormwater and drainage plan would need to be 
submitted and approved by the County Engineer, prior to 
acceptance of a Final Development Plan. 

Aquifer Recharge Areas  No impact or relevance. 
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Environmental Impact 

Water Supply Watersheds  No impact or relevance. 

River Corridors  No impact or relevance. 

Air 
 This project is not expected to create an air pollution 

nuisance. 

Soils 

 The property consists of a number of different soil types, 
some of which are suitable and others which are not 
suitable for development. The most severe limitation is 
likely to be in the proposed Phase II portion. 

Historic or Archeological 
Resources 

 The Bulloch County Comprehensive Plan no historic or 
archaeological resources within the vicinity.   

Resources of Regional or 
Statewide Importance 

 No impact or relevance. 
 

Impact - Negative 

 This property may only be environmentally suitable for 
more intensive development if proper mitigation 
measures are taken.  

 Presence of hydric soils may limit on-site septic 
placement. 

 A master planned development with appropriate 
clustering of residential uses on less hydric soils would 
be more appropriate than a Euclidean zoning approach.  

 A stormwater management plan following the Georgia 
Stormwater Management Manual should be required. 

 
 
 

Transportation Impact 

ITE Trip Generation 
Rate 

 746 trip ends per day. 

2007 Average Daily 
Trips at Nearest 
GDOT Traffic Count 
Stations 

 US 80 one mile north of Burkhalter Road – 9,500 AADT 
Bidirectional.  

 US 80 three miles south of Burkhalter Road – 7,400 AADT 
Bidirectional. 

Accessibility and 
Connectivity to 
Neighborhoods and 
Community Services 

 Development is dependent on car traffic no public transit available. 

 Not within one-mile of any retail centers, parks facilities or other 
community centers.  

 Within one-mile of major employment centers. 

 No pedestrian or bike facilities proposed. 

Railroads  No impact or relevance. 

Proposed Road 
Construction Within 
Development 

 Public roads meeting county standards are required for the 
development.  

 Phase I has a 24’ inverted crown road section. 

Parking 
 On-site parking would be permitted pursuant to the county zoning 

code. There is no known provision for street parking that has been 
submitted by the applicant.  
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Transportation Impact 

Functional 
Classification for 

Major Access Roads 

GDOT 
Functional 

Class 

Transportation 
Plan Functional 

Class 

Pavement 
Condition 

Current LOS 

Zettwell Road Local Local Good C or Better 

Five Chop Local Local Unpaved C or Better 

Burkhalter Road Rural Major  
Collector 

Minor Collector Good C or Better 

US 24 Arterial Arterial Excellent C or Better 

Intersection Capacity 
 All current nearby intersections are adequate for this level of 

proposed development. 

Pedestrian Access 

 The project should accommodate pedestrian facilities, but there is 
not a planned connection to other such paths. 

 The Master Greenways Plan and other planning documents should 
be consulted to determine connections or improvements. 

 Establishing the beginning of a sidewalk system may be within the 
development. 

Impact - Negative 

 A traffic study has not been submitted. 

 LOS may decrease on local and collector roads. 

 Given the scale of the development, road infrastructure and traffic 
safety are deficient without any mitigation measures by the 
developer.   A traffic study would need to be conducted to 
determine appropriate mitigation measures.  

 Zettwell Road has a surface treatment designed for rural travel in 
good condition, however is insufficient for the level of traffic 
proposed. 

 There are no planned pedestrian or bikeway connections. 

 

Emergency Service Impact 

Public Safety Unit 
Facility Distance / 
Response Time 

LOS Impact or 
Deficiency 

Intangibles 

Fire (Statesboro ) 
8 miles, 10-15 
minutes response 
time. 

ISO Rating 3 Professional service. 

Fire (Leefield) 5 miles, 10 minutes ISO rating 9 Volunteer. 

EMS-Rescue 
(County) 

8 miles, 10-15 
minutes response 
time 

(-0.002) EMT / 
Paramedic 
deficiency per 
1,000 population 

Currently only one station 
county-wide. 

Emergency 
Management 
(County) 

Mutual Aid 
Depends on type 
of disaster. 

Emergency Operations and 
Hazard Mitigation Plans have 
been updated and are 
current. 

E-911 
Communications 

8 miles; NA. No impact. 
Street addresses can be 
easily assigned and identified. 

Sheriff 8 miles, 10-15 NA Shift of 3 covers 684 square 
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(Secondary: 
County) 

minutes depending 
on patrolling 
patterns 

miles 

Georgia State 
Patrol (Triage) 

14 mile, 30 minutes 
depending on 
patrolling patterns 

NA 
Post #45 located south of 
Statesboro on US 301 

Impact - Neutral 
Response time is likely to be adequate for law enforcement and fire; 
marginal or inadequate for EMS-Rescue. 
A site for a future fire or EMS station has been proposed. 

 

Impact Summary 

Impact Factor Positive Negative Neutral 

Land Use Planning  X  

Fiscal-Economic  X  

Public Schools   X 

Parks and Recreation  X  

Water-Sewer   X 

Solid Waste   X 

Environmental  X  

Transportation  X  

Emergency Services   X 

  Total 0 5 4 

Local Impact Findings 

 Project will have an overall negative local impact and the 
public costs would exceed the benefits.  

 A more innovative master plan for the proposed 
development that would mitigate or eliminate the negative 
impacts for projected fiscal deficiencies and any 
inadequacies public facilities and services would be a better 
alternative. 

 

FINAL STAFF RECOMMENDATION 
 
The subject property appears unsuitable for the proposed development at an R-40 density. The 
staff had recommended to the developer to file both larger tracts as a PUD-1 application with 
suggestions to meet the standards. Based on previous actions, conformity with the 
Comprehensive Plan and for other reasons, denial is recommended. 
 
However, with proposed conditions that would mitigate the effects of traffic, the environment and 
additional public service demands, the staff recommends that a project density compatible with 
the R-80 density at East Hampton subdivision being acceptable. 
 

Should the Planning and Zoning Commission or the Board of Commissioners 
consider approval of the application for a R-40 rezoning district, the staff would 
recommend the following conditions: 
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Planning and Zoning Recommendation 
 

Motion: To approve the request with revised conditions.  

Vote: 
3-1 vote with Larry Jones opposing the motion. (Ann Henderson & Charles 
Chandler were absent) 

Issues: Traffic; Noise; Density 

Opposition: 
There were several of people present to speak opposing the request and 
several people present.  

 
Conditions Category Conditions 

A. Bonus incentives in 
exchange for 
amenities. 

1. Dimensional requirements shall meet the requirements of 
the underlying zoning districts, except for approved bonus 
incentives. 

2. Up to three 5% bonus increments, with a maximum of 15%, 
may be granted for any combination of density, floor area 
ratio, and/or height and setback requirements in exchange 
for approved amenities, either as listed below, or proffered 
and accepted by the County: 

a) A publicly maintained street light district. 
b) A common interest element maintained by a homeowners 

association or other conduit which may include, but not be 
limited to, a clubhouse, pool, tennis court(s), improved picnic 
area or playground, walking trail, or any combination thereof. 

c) A common interest element maintained by a homeowners 
association or other conduit which may include, but not be 
limited to, a passive use recreation area (fishing, 
boating/dock, picnicking, etc.), conservation easement or 
greenspace area that is consistent with the goals and 
objectives of county or state land conservation or 
preservation plans and programs. 

d) LEED Version 2.2 certification for new construction. 

Special studies required 
prior to approval of a land 
disturbing activity permit. 

1. The results of the required special studies submitted to the 
county are not automatically binding. The county, at its 
discretion, may review the required special studies and may 
over-rule submitted recommendations. 

2. Presentation of a master plan document for development 
that demonstrates compliance with these conditions and 
other required codes. 

3. Perform a Hydrologic Analysis and prepare a Stormwater 
Management Plan subject to the standards of the Georgia 
Stormwater Management Manual. 

4. Perform a Traffic Impact Analysis that shall include:  
a) Level of Service (LOS) and Capacity Analysis: Evaluate 

existing and proposed LOS or capacity conditions as 
applicable on roadways and intersections within one mile of 
the development. The difference in operations shall be 
considered the site impacts.  LOS should be recalculated as 
necessary.  
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Conditions Category Conditions 

b) Peak-hour Analysis: Existing and proposed AM (7:30-8:30) 
and PM (5:00 and 6:00) peak hour trips. 

c) Trip Generation Analysis: Evaluate existing and proposed 
trip generation.  

d) Trip Distribution Analysis: Existing and proposed 24-hour 
directional traffic count on a typical weekday for each 
roadway or access point.  

e) Traffic Impact Mitigation: Evaluation and recommendations 
of on-site and off-site roadway improvements to 
accommodate the additional predicted traffic to be generated 
by the site, including access management and safety 
improvements regarding warrants for additional turn lanes 
and channelization, medians and islands and signalization 
as provided in the GDOT Driveway and Encroachment 
Control Manual. Roadway improvements as recommended 
by the study shall be installed at no cost to the applicable 
jurisdiction, and all additional right-of-way necessary shall be 
granted in the favor of the Bulloch County in fee simple and 
at no additional cost. 

The following site 
development standards 
shall be required. 

1. Impervious Surface Ratio (total area of impervious surfaces 
divided by net buildable area): maximum 15%. 

2. Common Open Space Ratio (land used for recreation, 
buffers or amenities): minimum 20% of Net Buildable Area. 

The following architectural 
standards shall be 
required. 

1. The minimum square heated square footage for the principal 
structures shall be 2,300 1,800 square feet. 

2. All units shall have compatible architectural details including 
articulation (geometric breaks in the facades) and a defined 
character similar to adjacent neighborhoods. 

3. For principal and accessory structures, exterior finish on all 
facades, except for trim and minor treatments, shall primarily 
consist of brick, stone, decorative masonry finish or hari-
plank with vinyl can be used if blended with brick 
masonry finish.  Metal roofing will be prohibited. 

4. All principal structures shall have two-car side-entry garages. 
5. All principal structures shall be sodded to the rear drip line of 

the principal structure. 
6. The development shall have uniform mail boxes throughout. 
7. Motif street signage is permitted provided that all lettering, 

directional and safety attributes on the signs meet MUTCD 
requirements. 

The following buffer and 
landscaping standards 
shall be required. 

1. To ensure the proper placement of suitable materials, the 
applicant shall provide a Landscaping Plan drawn to scale, 
prepared in sufficient detail by a qualified landscape 
designer, which specifies the type and size of proposed 
vegetation, as well as identifying the location of existing 
vegetation to be retained, pursuant to this set of conditions. 

2. Subdivision entrance signs shall have monument based 
signs made of brick, stone or decorative masonry with 
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Conditions Category Conditions 

landscaping. 
3. Entrance islands shall be landscaped. 
4. A continuous landscaped street buffer is required along Five 

Chop Road contiguous to the right of way for the length of 
the development that is thirty (25’) feet wide consisting of 
at least three rows of pine trees in a staggered to form 
an opaque blind. All pine trees at installation shall be at 
least six (6’) feet high from grade. 

5. A linear street tree plan shall be provided for internal 
subdivision streets that will consist of multi-species shade 
trees spaced no less than seventy-five (75’) feet apart 
(minimum three-inch caliper). The shade trees shall have 
non-invasive root systems to prevent encroachment, 
damage or disruption to dedicated public sidewalks and 
curbing. 

6. Natural buffers on the existing side and rear property lines of 
the proposed project may be maintained to satisfy buffer 
requirements provided the Planning Department determines 
that it is an appropriate vegetative screen. 

7. If existing natural buffers are either cleared or removed in 
any manner, the developer must demonstrate in the required 
landscape plan that a continuous landscaped buffer strip 
exists along the side and rear property lines with a minimum 
of twenty five (25’) feet width consisting of plantings that 
possess growth characteristics of such a nature as to 
produce a dense, compact evergreen planting screen 
capable of growing to a height of at least eight (8’) feet within 
three (3) years, and shall be properly maintained. 

The following access, 
parking and internal 
circulation standards shall 
be required. 

1. All lots within the subdivision shall have access only to 
internal roads within the development. 

2. No building, sign, structure or object, tree or other landscape 
feature shall be installed, built, or allowed to grow which will 
impede visibility at street corners, driveways and/or 
intersections, pursuant to AASHTO standards for sight 
triangles.  

3. Inter-parcel vehicle access points between all contiguous 
parcels must be provided to allow opportunities for future 
development to connect in and improve network connectivity 
unless it can be demonstrated a connection is infeasible or 
illogical. 

The following dedications 
and public improvements 
shall be required. 

1. The developer shall be responsible for any public 
improvements determined by the required warrant studies or 
approved by the County. 

 
Participants 
Tom Couch, County Manager; Andy Welch, County Planner; and Kirk Tatum, County Engineer; 
Randy Newman, Zoning Administrator. 
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