Staff Report
Morgan County Planning Commission
Petition for: Zoning Map Amendments – 15 Applications

Property location:
Property tax parcel:
Acreage:
Applicant:
Applicant’s Agent:
Property Owner:
Existing Zoning:
Proposed Zoning:

See list below
See list below
See list below
Joint Development Authority of Jasper County, Morgan County, Newton County
And Walton County
Andrea P. Gray
See list below
All properties - Agricultural Residential (AR)
All properties – Stanton Springs Business Park District (MXD1)

Summary

The Joint Development
Authority of Jasper
County, Morgan
County, Newton
County and Walton
County is requesting a
zoning map
amendment for 28
parcels in west Morgan
County, from AR to
MXD1. The applicant
submitted 15
applications for the 28
parcels grouped by
property owner, as
shown at left. This
application will address
all of the applications
together, as the
requests are all related
to the same project.
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The applicant submitted the applications on January 10, 2022, which was the deadline for the February
2022 Planning Commission agenda. Prior to the submittal, Planning Staff had discussed the
completeness of the application with the applicant, based on the requirements of Article 19 of the
Morgan County Zoning Ordinance. The application was deemed to be complete per Article 19, however,
the applicant was also advised to review the requirements of Chapter 14.1, which is the Groundwater
Recharge Area Ordinance. The letter included with the final submission (a copy of which is with each
application) requested a variance to allow the rezoning applications to be considered without the
information required by Chapter 14.1. Staff contacted the applicant regarding the additional application
necessary to file for a variance, per Article 20 of the Morgan County Zoning Ordinance. The app licant
clarified the request in a supplemental letter, dated January 17, 2022, which stated a willingness to
comply with the Groundwater Recharge Ordinance but again requested that the rezoning applications
be considered without the detailed plans required by Chapter 14.1. The applicant asked that the zoning
map amendment requests be approved conditional on the submittal of the necessary documents and
plans at a later date.
Complicating the discussion regarding the completeness of the application and the appropriateness of
placing it on the agenda is contradictory language in Article 19. Section 19.2.2 states that an incomplete
application will not be accepted. However, Section 19.4.4 states that inaccurate or incomplete
information may be cause for a denial but does not prohibit the acceptance of an incomplete
application. Staff requested an opinion from County Attorney Christian Henry, who responded that
based on the ordinance language, the application should be allowed to move froward with the options
of denial due to incompleteness or approval with the conditional zoning requested by the applicant.
Therefore, the 15 applications were placed on the February 24, 2022 Planning Commission agenda.
The project proposed for the 28 parcels is an electric adventure vehicle manufacturing facility, Rivian
Automotive, which would also extend into Walton County and the City of Social Circle. The project met
the threshold to require a review for a Development of Regional Impact (DRI), which was an industrial
project greater than 175,000 gross square feet, employing more than 500 people or covering more than
125 acres. Morgan County submitted the DRI application to the Northeast Georgia Regional Commission
on January 3, 2022. The DRI review had to be submitted prior to the Planning Commission agenda
deadline so the DRI Final Report could be completed before the Planning Commission meeting date . The
DRI Final Report was received by Morgan County on January 27, 2022. The Final Report highlighted
many concerns about the project, including but not limited to, inconsistency with the Morgan County
Comprehensive Plan and lack of information related to potential environmental issues. The Final Report
included comments from the City of Monroe, the City of Social Circle, the Middle Georgia Regional
Commission and the Airport Data Safety Program Manager for GDOT. The Final Report noted that the
proposal was consistent with the Comprehensive Plans for Walton County and the City of Social Circle.
Due to “heightened interest,” the Northeast Georgia Regional Commission issued a Press Release, dated
February 4, 2022, to clarify the purpose of a DRI Final Report and to caution that the Final Report may
change as more information related to the project is received.
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The Rivian project is projected to entail 16 million square feet of building space, which is a revised
estimate from the originally proposed 20 million square feet. The site will also contain numerous paved
areas for roads, truck lots, employee parking and visitor parking, which could total several million square
feet of asphalt or concrete. The applicant states that 50% of the approximately 2,000 acre site will be
impervious. At the time the staff report was written, no storm water management plan had been
submitted to Morgan County Planning and Development. Several storm water detention ponds are
shown on the site plan and the applicant notes the ponds will be interconnected and will meet the
requirements of Georgia EPD and the Local Issuing Authority. The project is expected to be phased with
the initial phase completed in 2024 and final buildout in 2026. Estimated utility usage is 4.7 millions of
gallons per day of water with 1.5 millions of gallons per day of sewage flow. Water and sewer service
will be provided by Newton County and will require line extensions as well as wastewater treatment
plant expansion.
A new interchange is planned from I-20 at Old Mill Road, most likely to be named Exit 103. A frontage
road is proposed to be installed between the project buildings and I-20, running parallel with I-20. The
Georgia Department of Transportation has submitted Section 106 (environmental review required for
projects utilizing state funds) notifications for both the new interchange and the frontage road. Georgia
Department of Transportation also plans to build a 200 foot diameter roundabout at the intersection of
the frontage road and Old Mill Road. The applicant states that the project will employ 7,500 people and
will have approximately 5,000 peak hour vehicles and approximately 17,000 average daily trips. These
are estimated numbers as a traffic study is in progress and has not yet been received by Morgan County.
The applicant also recognizes an expected solid waste volume of 18.4 tons daily, or 6,716 tons annually.
Sufficient landfill capacity is stated but the landfill site is not identified. PLAN
The Walton-Morgan County site was chosen partially because of the proximity to a rail line. The project
proposes to have a CSX rail spur into the site from the rail line parallel to Highway 278 in Walton County.
The exact location had not been determined at the time the staff report was written.
Environmental concerns have been discussed since before the submission of the zoning map
amendment applications, particularly the Groundwater Recharge Area. Groundwater Recharge Areas
are nature’s water treatment facilities. Contamination of a groundwater recharge area may affect
groundwater that supplies wells or municipal water intake systems. There are many factors that
determine how groundwater is replenished including soil type, geology and surface water sources. The
location of an industry within a Groundwater Recharge Area does not guarantee contaminated
groundwater or polluted wells. Chapter 14.1 of the Morgan County Zoning Ordinance allows industrial
uses within the Groundwater Recharge Area when protection standards are met (See Section 14.1.5). At
the time the staff report was written, no plans showing methods of compliance with Section 14.1.5 had
been submitted. The applicant stated that the project will generate some hazardous w aste such as
paints, solvents, adhesives, batteries, etc., but has not provided information related to handling and
disposal of such substances.
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The Rivian project site
(Morgan County portion) is
shown outlined in red. The
city limits of Rutledge are
outlined in green. The
purple is the Groundwater
Recharge Area. The image
at left shows that the
entire Rivian in Morgan
County is within the
Groundwater Recharge
Area. The map below
shows all of the recharge
areas in Morgan County.
The area where Rivian is
proposed is the largest
recharge area in the
county.

The project area contains floodplain within the Walton County portion of the site. There is no floodp lain
within the Morgan County portion.
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The project site within Morgan County contains streams, wetlands and ponds. On January 13, 2022, the
applicant requested a Delineation Review of Aquatic Resources from the US Army Corps of Engineers.
This is necessary to determine the exact location of wetland and stream locations within a project
boundary and is the first step to applying for an Army Corps Section 404 Permit. Section 404 of the Clean
Water Act establishes a program to regulate the discharge of dredged or fill material into waters of the
United States, including wetlands. The project site plan shows buildings where multiple ponds are
currently located, so a Section 404 Permit would be necessary to remove the ponds and affected
streams. To do so, a mitigation plan must be created. It appears that the Delineation Review of Aquatic
Resources has not been completed yet, and a mitigation plan will not be created until the Delineation
Review is done. Section 404 Permits are issued and inspected by the Army Corps of Engineers.
The applicant stated that a cultural resources study was underway but also checked that there were no
historic resources on the site as part of the DRI application. The site contains the historic Verner home
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located at 4990 Davis Academy Road and a 1930 farmhouse at 2150 Old Mill Road. Plans are already
being made to move the historic house at 1960 Old Mill Road.

Verner home on Davis Academy Road

Farmhouse on Old Mill Road

Stanton Springs is governed by Article 9 in the Morgan County Zoning Ordinance. This language is the
same in the Morgan County Zoning Ordinance and in the zoning regulations for Walton County and
Newton County. Although the three counties call the language something different, the wording is the
same. Morgan County’s ordinance is titled MXD1 - Stanton Springs Business Park District. The language
was updated in 2019 to confirm that any changes made by one county would be reflected in the
ordinances of the others. The 2019 changes introduced Tiers for uses within the Business Park. The
applicant had requested approval under Tier 1 for manufacturing, research and development, office
space and other supporting uses for the Rivian project. The uses listed by the applicant are permitted
uses in Table 9.1 - Tier 1 Use Table. The proposed training center is also a permitted use. However, the
ordinance defines Tier 1 uses as those located on Shire Parkway, with Tier 2 uses located on Highway
278. Tier 2 also allows the requested uses as permitted uses.
The Morgan County Comprehensive Plan currently shows the area as Rural Living on the Character Area
Map, which is characterized by low density residential and agricultural uses. The current Stanton Springs
site is shown as Industrial. Updates are made to the Plan every five years and designations can be
changed to reflect developmental shifts or changing leadership influence. The Comprehensive Plan is
currently being updated and the plan will be changed to reflect the decision made by the M organ
County Board of Commissioners related to the Rivian project.
The Character Area Map is frequently confused with the Zoning Map. Currently, the 28 parcels for which
zoning map amendments have been request are zoned Agricultural Residential. The requested MXD1
zoning designation is across the interstate from the subject properties. For zoning requests, roads do
not count as separation, so the properties are considered adjacent. The requests are, therefore, not spot
zoning requests. The Planning Commission uses an established set of criteria to review rezoning
requests, which are found in Chapter 19.3 of the Morgan County Zoning Ordinance.
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Criteria for Consideration

(Please note that the criteria below are bulleted in the Morgan County Zoning Ordinance , Section 19.3.1.
They are numbered here for ease of use.
1. Compatibility with Adjacent Uses and Districts: Existing uses and use districts of surrounding
and nearby properties, whether the proposed use district is suitable in light of such existing uses
and use districts of surrounding and nearby properties, and whether the proposal will adversely
affect the existing use or usability of adjacent or nearby properties.
2. Property Value: The existing value of the property contained in the petition under the existing
use district classification, the extent to which the property value of the subject property is
diminished by the existing use district classification, and whether the subject property has a
reasonable economic use under the current use district.
3. Suitability: The suitability of the subject property under the existing use district classification,
and the suitability of the subject property under the proposed use district classification.
4. Vacancy and Marketing: The length of time the property has been vacant or unused as currently
used under the current use district classification; and any efforts taken by the property owner(s)
to use the property or sell the property under the existing use district classification.
5. Evidence of Need: The amount of undeveloped land in the general area affected which has the
same use district classification as the map change requested. It shall be the duty of the applicant
to carry the burden of proof that the proposed application promotes public health, safety,
morality or general welfare.
6. Public Facilities Impacts: Whether the proposal will result in a use, which will or could cause an
excessive or burdensome use of existing streets, transportation facilities, utilities, schools, parks
or other public facilities and services.
7. Consistency with Comprehensive Plan: Whether the proposal is in conformity with the policy
and intent of the locally adopted comprehensive plan.
8. Other Conditions: Whether there are any other existing or changing conditions affecting the use
and development of the property that give supporting grounds for either approval or
disapproval of the proposal.
Staff Comments
The applicant is aware of the numerous concerns of Staff and community residents and is making efforts
to provide plans prior to the Planning Commission meeting on February 24, 2022. The Groundwater
Recharge Ordinance requires locations of all proposed structures, roads, drainage, water, wastewater,
storm facilities and utility installations, identification of all impervious surfaces, streams, and water
bodies, site elevations and topography, detailed information about spill and leak collection systems for
hazardous or toxic materials, and information related to fill and excavation. The traffic study, Army
Corps review and cultural resources study are all ongoing. In addition, Planning Staff has spoken to the
project’s engineer about emissions and noise. Emissions information has not been submitted yet.
Although the noise associated with the vehicle construction will be inside the buildings, truck traffic
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(jake brakes, back-up signals) and railroad noise (whistles, car connections) could affect nearby
residences.
The applicant should be prepared to answer where the solid waste for the project will be taken and
what is the estimated length of time that the landfill can accept that annual amount. Also, the applicant
should explain why Tier 1 was requested despite the lack of Shire Parkway location.
Staff also has concerns related to the project that are not the responsibility of the applicant to address
but must be acknowledged for the staff report. Although a traffic study will examine the roads adjacent
to the project location and anticipated routes to be used for access, there are numerous secondary
roads that could see increased traffic. This will increase the need for maintenance on the roads and
potentially require road widening. Depending on when shifts end at the vehicle manufacturing plant,
school bus routes could be interrupted on secondary roads.
Typically, the introduction of a large number of jobs brings an influx of new residents. The Morgan
Count Board of Education has declined to formally comment on the possibility of student body growth
related to the project. Housing for new residents would also have to be considered, along with the
possibility for new roads and secondary road traffic. A new interstate e xit will bring the potential for
commercial development. Truck traffic attracts truck stops and large numbers of employees entice
eateries, particularly fast-food establishments. Planning staff has been told that Newton County will not
supply utilities to any development outside of the project boundary. Morgan County does not have
water and sewer utilities, which could require larger lots for commercial development to accommodate
septic tanks. This will, in turn, lead to sprawl. Should the project be approved, the Board of
Commissioners will need to take steps to curtail ancillary development.
Planning Staff was receiving telephone inquiries related to commercial and industrial zoning in the area
around the project prior to the formal Rivian announcement, due to rumors and speculative investor
interest. To curb speculative rezoning applications, the Board of Commissioners enacted a rezoning
moratorium in a 5 mile radius around the project on December 7, to extend until May 2022. The
moratorium did not include rezoning to the MXD1 zoning district, as the Rivian project and its intent to
seek rezoning had already been formally announced.
Based on the advice of the County Attorney, Staff recommends that the Planning Commission take one
of two actions: recommend approval of the 15 applications with conditions or recommend denial of the
15 applications based on incompleteness of the application per Chapter 14.1, but also submit suggested
conditions for contemplation by the Board of Commissioners in case additional information is received
and they choose to consider approval. Either way, Staff strongly suggests the inclusion of conditions and
offers the following for your review and consideration:
1. Applicant must meet the requirements of Chapter 14.1 Groundwater Recharge Area from the
Morgan County Zoning Ordinance. Information must be submitted and reviewed prior to the
issuance of any permits.
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2. Morgan County should receive all plans for review and coordinate comments with Walton
County. This project is scheduled to be reviewed, permitted and inspected by Walton County.
Because Morgan County’s environmental resources and roads could be negatively impacted by
the project, Planning Staff requests a co-review process with Walton County.
3. Increase the design of storm water facilities to handle 100 year storm events. Typically, storm
water facilities are designed to handle 25 year storm events. This condition will increase the
capacity of the storm water facilities.
4. Install oil/grit separators at all parking areas to mitigate such substances in water run-off.
5. Provide a minimum 500 foot setback from Old Mill Road for buildings and parking areas.
6. Install a vegetative screen on Old Mill Road, to consist of tall evergreen trees stagger-planted
with branches touching the ground.
7. Provide a 100 foot natural or planted buffer on the north side of the frontage road. GDOT will be
installing the frontage road and will clear all vegetation between the frontage road and I -20.
Staff is requesting the buffer between the frontage road and the Rivian buildings.
8. Maintain a minimum of 50% green space on the project site (entire site, not just Morgan
County). Green space to be defined as land that is partly or completely covered in grass, trees,
shrubs, or natural water bodies and may include areas set aside for recreational purposes, but
not areas occupied by buildings or paving. There have been several discussions related to
whether some conditions should apply to the project area only in Morgan County or the entire
project site. In this case, there are environmentally sensitive areas in Walton County that could
impact the water quality in the Groundwater Recharge Area in Morgan County, so the entire site
was identified.
9. Provide a survey of existing trees on the property and submit a plan showing retention of 75% of
specimen trees in the areas designated as green space.
10. Utilize pervious paving materials in 50% of parking areas. Materials must create a dust free
surface. These areas would not be considered green space.
11. Reduce air emissions to 20% below the lowest emissions allowed by the State of Georgia.
Monthly testing results to be submitted to the Morgan County Planning and Development
office.
12. Provide a lighting plan incorporating night sky protection principles, including using the
minimum lighting necessary, fully shielded fixtures, warm colored lights and motion sensors to
reduce lighting use in areas not being utilized. Information must be submitted and reviewed
prior to the issuance of any permits.
13. Detention ponds must be designed to be aesthetically pleasing. Many detention ponds look like
large mud holes. Since several large detention ponds are planned near the intersection of Old
Mill Road and Davis Academy Road, Staff requests that the ponds be attractive.
14. Move, restore and use the historic farmhouse located at 4990 Davis Academy Road. If the
farmhouse at 2150 Old Mill Road cannot be utilized by Rivian, the house should be offered for
sale to be moved and given an opportunity to be saved and used.
15. Prohibit development on the frontage road. The only construction on the frontage road should
be the buildings shown on the approved concept plan. Staff does not want the frontage road to
look like cities to the west with rampant commercial development visible from I-20.
16. Provide community benefit training at the training center, offering literacy and personal
financial management at a minimum. A training center is proposed to educate employees
regarding the manufacturing process, but Staff has heard that Rivian has offered community
classes to the general public at their Illinois location. Those same opportunities should be
offered to our citizens and preferably free of charge.
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17. Prior to the approval of construction documents, provide a recycling plan that includes a
recycling drop center at a site available to the public. Rivian presents itself as a leader in
recycling and green-thinking initiatives.
18. Property adjacent to the site purchased by Rivian to be used as buffers to have permanent
conservation easements to ensure that those green buffers stay green. If the buffers are farms,
Rivian should work with a local organization (or locally represented state organization) regarding
stewardship of the land and to maintain working farms in Morgan County.
19. Require a review of all plans prior to occupancy by a new company or new use should Rivian
leave the property or cease to be the main occupant of the property, with ability to require
changes to protect the environment and community as needed. Several concerns have been
voiced about Rivian as a new electric vehicle manufacturer and longevity of the company. Once
zoning is changed, the typical process is that if one company goes out, another meeting the
zoning requirements can go in without further review. However, the location within and near
environmentally sensitive areas should require a review prior to a new use, or similar use by a
different company, to determine that all necessary procedures will be observed.
20. No further industrial development by the JDA, Stanton Springs, Stanton Springs North or any
other entity or company name associated with the JDA or Stanton Springs in Morgan County.
Staff has been told by JDA Board members that the development will go no farther into Morgan
County.
Morgan County has also received suggested conditions from the Madison-Morgan Conservancy (MMC).
Staff provides the following comments on their conditions for your review and consideration:
1. Require 50% pervious surface in Morgan County’s portion of the site. Staff discussed this
condition with Christine Watts and it was agreed that the entire site should be considered due
to the recharge areas and wetlands in the Walton County portion. It was decided to request the
area as greenspace and provide a definition for greenspace. This suggestion, in addition to
Staff’s request for pervious paving, increases the amount of pervious surface on the project site.
2. Require adherence to Morgan County’s 100 foot stream buffer within the entirety of the
Morgan County portion of the site. Staff agrees that the streams need to be buffered.
Unfortunately, without a condition, the 100 foot buffer currently applies only to residential
subdivision development. The Morgan County portion also has the pond and stream areas under
Army Corps review and Morgan County has no authority to supersede a Section 404 Permit. The
majority of streams designed to be left on site are in Walton County, so Staff requests that this
condition be considered for the entirety of the site to apply to those streams not approved for
modification by the US Army Corps of Engineers Section 404 Permit. As mentioned above,
although some of the sensitive areas on this site are in Walton County, they are part of the
recharge area serving Morgan County, so the entire site should be considered.
3. Require compensatory wetland mitigation in Morgan County for all impacts occurring in Morgan
County. Compensatory wetland mitigation is the restoration, establishment, enhancement or in
certain circumstances preservation of wetlands, streams or other aquatic resources for the
purpose of offsetting unavoidable adverse impacts. In other words, if you destroy it here, you
must save it somewhere else. Wetland mitigation is typically required as part of the Army Corps
Section 404 Permit. Staff agrees that mitigation efforts should stay in Morgan County, and
preferably within groundwater recharge areas. Staff suggests that this condition also include a
stipulation that Rivian or their representative work with MMC to determine appropriate
mitigation areas.
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4. Require a 500 foot opaque buffer along every adjacent property and require that opaque buffer
to be planted with trees and shrubs native to the Piedmont region and of sufficient height and
breadth to screen the Rivian facility from the site of neighbors and public rights of way. This is
similar to #5 proposed by Staff but applies the buffer to all neighboring properties as well. The
only public right-of-way on the Morgan County portion will be Old Mill Road and the view from
I-20, which was addressed in Staff’s #5 and #7 (although not as deep). Staff’s condition for trees
did not include the specification for native trees, which is an excellent suggestion. Staff agrees
that a vegetative buffer would be beneficial for neighboring properties and encourages Planning
Commission to consider adding a buffer condition for adjacent properties.
5. Require a 2:1 replacement of all felled trees on the site (plant two trees for every one felled); if
tree replacement is not feasible on site, require a 4:1 replacement off site. If viewed in relation
to MMC condition #4, this would be an excellent way for the trees removed from the site to be
replaced while providing a benefit to the surrounding properties. If the buffer does not replace
all trees at a 2:1 ratio, the Staff suggests that the condition include a stipulation for Rivian or
their representative to work with MMC to determine appropriate planting opportunities.
6. Require all lighting on site and along public rights of way to follow Dark Sky Principles and meet
the minimum requirements of the International Dark Sky Association’s Community Designation
Guidelines. This condition has the same intent as Staff’s #12 but adds the identification of the
rights of way. Planning Commission may combine the wording into one condition, or simply
recommend both, to make sure all aspects of both conditions are covered.
7. Allow non-digital directional and identification signage only, without supplemental lighting, and
exclude commercial signage (i.e., signage offered for compensation or as a donation), billboards
or signage for lease. Require County Commissioner approval of signage plans. Staff wholly
supports this condition, with the possible exception of Commissioner approval. Sign permits are
reviewed and issued by the Planning office and will adhere to any conditions placed on signage.
Considering that Staff’s #8 and MMC’s #1 have been discussed already by the suggesting parties, that
leaves 20 conditions suggested by Staff and 6 by MMC, for a total of 26 conditions. These conditions and
any others suggested by the Planning Commission or the public, should be discussed and considered for
recommendation to the Board of Commissioners, regardless of whether the vote is to recommend
approval or denial.
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