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SITE LAYOUT

DO NOT DUPLICATE DRAWINGS
WITHOUT PERMISSION

THE UTILITIES SHOWN ARE SHOWN FOR THE CONTRACTOR'S
CONVENIENCE ONLY. THERE MAY BE OTHER UTILITIES NOT
SHOWN ON THESE PLANS.   THE SITE DESIGN PROFESSIONAL
ASSUMES NO RESPONSIBILITY FOR THE LOCATIONS SHOWN
AND IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO
VERIFY THE LOCATIONS OF UTILITIES WITHIN THE LIMITS OF
THE WORK.   DAMAGE TO EXISTING UTILITIES BY THE
CONTRACTOR, FROM HIS/ HER OPERATIONS SHALL BE THE
SOLE RESPONSIBILITY OF THE CONTRACTOR.

CONTRACTOR SHALL BE RESPONSIBLE FOR COMPACTION OF
BACKFILL OF ALL UTILITY TRENCHES WITHIN SITE WORK
LIMITS.  THIS INCLUDES TRENCHES DUG AND BACKFILLED BY
LOCAL UTILITIES, SUCH AS POWER, GAS, TELEPHONE, ETC.
CONTRACTOR SHALL PROVIDE ADDITIONAL BACKFILL AND
COMPACTION AS NECESSARY, IF SETTLEMENT OCCURS.

CAUTION
CONTRACTOR SHALL BE RESPONSIBLE FOR SECURING THE
SERVICES OF A PRIVATE UTILITY LOCATOR FIRM DURING THE
ENTIRE COURSE OF CONSTRUCTION.  CONTRACTOR SHALL
PAY FOR SAID SERVICES.  CONTRACTOR SHALL REPAIR ALL
UTILITIES DAMAGED BY CONSTRUCTION ACTIVITIES, AT NO
ADDITIONAL COST TO THE OWNER/DEVELOPER.

SITE LOCATION MAP
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STAFF APPLICATION ANALYSIS REPORT 
  
  
ZONING CASE #:  R24-013 

LANDOWNERS: Tuck Family Farm LLLP C/O Sherry S Grider 

APPLICANT:  Green River Builders Inc. C/O Pickens Tucker LLP 

PROPERTY ADDRESS: Tuck Road, Conyers Road    

MAP/PARCEL #: LG060010, LG060010A00, LG060010ADP, LG0600100DP, portion of 4580 Tuck 
Road (unzoned parcel in Gwinnett County between Foxbury Commons and LG0600100DP), 
LG060009, LG060011 

PARCEL DESCRIPTION:  Mixture of residential, commercial, vacant properties 

AREA: 201.36 acres 

EXISTING ZONING: A2, R-44, CH, Unzoned 

PROPOSED ZONING: PUV  

FUTURE LAND USE MAP: Neighborhood Residential (Walton) / Established Neighborhood 
(Gwinnett) 

REASON FOR REQUEST: Creation of a mixed-use development with 232 single-family homes, 150 
townhomes, and 23,200-square-feet of commercial space as well as greenspace. 

PLANNING COMMISSION HEARING: Was tabled April 25, 2024 until June 27, 2024   

CITY COUNCIL HEARING: July 8, 2024 and July 11, 2024      
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ZONING MAP 
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FUTURE LAND USE MAP 
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AREA ZONING 
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Applicant’s Request 

Rezone the property to allow for a proposed development that would include a mix of land uses 
including single-family detached homes, townhomes, commercial/retail/office and open space.  

Existing Conditions 

Most of the land is undeveloped, though there is a 2,844-square-foot home dating back to 1865  
with accessory structures on one of the parcels being considered for this project and another 
parcel contains a 4,400-square-foot metal commercial building dating back to 2000.   

Impact Analysis/Recommendation 
 

What is the impact upon the overall appearance of the City and impacts upon aesthetic 
conditions of adjacent parcels? This project would alter the aesthetic landscape in the area as it 
transitions from an old family farm to a large tract of land with both residential and commercial 
purposes being proposed. 

What is the impact upon thoroughfare congestion and traffic safety? There is some uncertainty 
that remains with the future improvements planned for Highway 20 and Tuck Road. The last 
known plans included a two-lane roundabout, with construction scheduled to start in the summer 
of 2025. The secondary outlet for traffic will be Tuck Road or Tom Brooks Road and Old Loganville 
Road, which will likely be impacted by this project.  

Traffic counts in the area include about 8,000 cars per day at Old Loganville Road south of Chase 
Court and 10,800 cars per day on Highway 20 at Center Hill Church Road. The City’s 
comprehensive traffic study included comments from the citizenry that included the difficulty of 
pulling out from Tuck Road onto Conyers Road and the curve on Old Loganville Road being 
dangerous and prone to flooding for those near the intersection of Tuck Road. Another comment 
included that, due to the increase in housing in the area of Tuck Road, the speed limit on Highway 
20 should not go up to 55 mph until after the intersection with Tuck Road if you are heading 
toward Conyers.     

What is the impact upon population density and the potential for overcrowding and urban 
sprawl? Considering the fact most of the land sits vacant at the moment, there will be a 
noticeable increase in population density with the addition of a large-scale project such as this one 
being proposed. A development such as this would meet the definition of urban sprawl.   

Is the proposed use consistent with the adopted Comprehensive Plan? The Future Land Use map 
of Walton and Gwinnett both show the area as being residential. While the City of Loganville’s 
future land use map does not include these parcels, it is reasonable to assume that continued 
development of CH along the Highway 20 would be consistent with existing trends and then 
residential developments being created along Tuck Road. 
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What is the impact upon adjacent property owners if the request is approved? Due to the scale 
of the project, traffic would likely increase in the immediate area. But the project will also provide 
residents of the area potential commercial options that may afford them and the new residents 
alike the opportunity to enjoy commerce in the area without having to get into a car. This would 
also place commercial across the street on Tuck Road from residences.  

What is the impact upon adjacent property owners if the request is not approved? The land 
would likely continue to remain undeveloped. 

Recommended action: The purpose of the PUV is to encourage cultural, retail and residential uses 
in a mixed-use, urban setting with uses in close proximity to maximize opportunities for 
pedestrian traffic, thereby reducing the need of automobile dependency and demand for parking. 
This project achieves that goal and does so with access to a state highway that is in the process of 
being improved upon by GDOT. The staff recommendation is for approval of this rezone with the 
condition that the applicant work with the Utilities Department to ensure adequate water and 
sewer can be made available to the area.  

 

Planning Commission Recommended Conditions 

The Planning Commission vote was 3-3, with the Chairman casting the tiebreaking vote in favor of 
recommending approval of the rezone with the following conditions: 

- The mailbox kiosk be placed in a central location that is not exclusively inside area of the 
townhomes or single-family residences but rather in between 

- The project features an enclosed meeting space in a centralized location to both the single-family 
residences and townhomes 

- The project includes a paved walking trail in the open space adjacent to Tuck Road connecting to 
Destination Park 

- As allowed, develop a nature trail along the townhomes to the Walmart property 
- Have it expressly state in the covenants that commercial and residential owners help maintain the 

trails at a minimum of once a year 
- 8-foot privacy fence between the buffer and the property of Chris Green at 4565 Tuck Road 
- Minimum of two community swimming pools as allowed 
-  

City Council Conditions 
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DATA APPENDIX 

 
WATER 
Is a water line adjacent to the property? If not, how far is the closest water line? No, water is not 
adjacent to the property. The closest water line is at the intersection of Tom Brooks Road and 
Tuck Road.    
   
Size of the water line? 8 inches      
 
Capacity of the water line? Unknown    
 
Approximate water usage by proposed use? To be determined.   
 
 
SEWER 
Is a sewer line adjacent to the property? If not, how far is the closest sewer line? Yes, a sewer 
line is adjacent to the property.   
 
Size of the sewer line? 8 inches that feeds into Highway 20 pump station     
 
Capacity of the sewer line? Upgrade to the pump station will be required  
 
Estimated waste generated by proposed development? To be determined. 
 
 
DRAINAGE AND ENVIRONMENTAL CONCERNS 
 
Does flood plain exist on the property? What percentage of the property is in a floodplain? 
Unknown.   
 
What is the drainage basin for the property? Little Haynes Creek   
 
Is there potential for the presence of wetlands as determined by the U.S. Environmental 
Protection Agency? If so, is the use compatible with the possible presence of wetlands? 
Unknown.    
 
Do stream bank buffers exist on the parcel? Yes.  
 
Are there other topographical concerns on the parcel? Unknown.   
 
Are the storm water issues related to the application? No.  
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TRANSPORTATION 
 
What is the road effected by the proposed change? What is the classification of the road?  
Highway 20 (state route), Tuck Road (minor collector), Old Loganville Road (minor collector)  
 
What is the traffic count for the road? No official traffic counts exist for the immediate area of 
this project. Nearby traffic counts include 8,000 cars per day on Old Loganville Road south of 
Chase Court and 10,800 on Highway 20 at Center Hill Church Road.    
 
Estimated number of cars generated by the proposed development? Unknown. 
 
Estimated number of trips generated by the proposed development? Unknown. 
 
Do sidewalks exist in the area? There are some along Old Loganville Road but none along Tuck 
Road or Highway 20.     
 
Transportation improvements in the area? If yes, what are they? GDOT plans to expand Highway 
20 to four lanes, adding sidewalks along the state route, as well as realigning Tuck Road with 
Sharon Church Road for the installation of a roundabout. 
 
 
EMERGENCY SERVICES 
 
Nearest city fire station from the development? Station 18 @ 180 Old Loganville Road   
 
Distance of the nearest station? 2 miles      
 
Most likely station for 1st response? Station 18     
 
Service burdens at the nearest city fire station (under, at, or above capacity) No service burdens 
to the fire department. 
 



 

 

e  
M e m o ra n d u m  
 
To:  Green River Builders, Inc. 
From:  Abdul Amer, PE 
Date:  June 5th, 2024 
Subject: Trip Generation Memorandum for Proposed Mixed-Use Development,  
                             Walton County, Georgia | A&R 24-108 
                                                                                                                                                                   
The purpose of this memorandum is to estimate the trip generation that will result from the proposed 
mixed-used development that will be located in Walton County, Georgia. The development will consist of 
229 single-family houses, 152 townhomes, and 233,650 square feet of combined retail, restaurant, office 
space.  The location of the development is shown below. 
 

 
 
 

 
 

 
 
 
 
 



 

 

 
 
 METHODOLOGY 
Trip generation estimates for the project were based on the rates and equations published in the 11th 
edition of the Institute of Transportation Engineers (ITE) Trip Generation Manual. This reference contains 
traffic volume count data collected at similar facilities nationwide. The trip generation referenced is based 
on the following ITE land uses below: 
 

Land Use: 210 – Single-Family Detached Housing: A single-family detached housing site includes any 
single-family detached home on an individual lot. A typical site surveyed is a suburban subdivision. 
 
Land Use: 215 – Single-Family Attached Housing: A single-family attached housing includes any single-
family housing unit that shares a wall with an adjoining dwelling unit, whether the walls are for living 
space, a vehicle garage, or storage space. 
 
Land Use: 821 – Shopping Plaza (40-150k): A shopping plaza is an integrated group of commercial 
establishments that is planned, developed, owned, and managed as a unit. Each study site in this land use 
has between 40,000 and 150,000 square feet of gross leasable area (GLA). 
 
Land Use: 932 – High-Turnover (Sit-Down) Restaurant: This land use consists of sit-down, full-service 
eating establishments with a typical duration of stay of 60 minutes or less. This type of restaurant is usually 
moderately priced, frequently belongs to a restaurant chain, and is commonly referred to as casual dining. 
 
Land Use: 930 – Fast Casual Restaurant: A fast casual restaurant is a sit-down restaurant with no (or very 
limited) wait staff or table service. A customer typically orders off a menu board, pays for food before the 
food is prepared, and seats themselves. 
 
Land Use: 710 – General Office Building: A general office building is a location where affairs of businesses, 
commercial or industrial organizations, or professional persons or firms are conducted. An office building 
houses multiple tenants that can include, as examples, professional services, insurance companies, 
investment brokers, a banking institution, a restaurant, or other service retailers. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

 
TRIP GENERATION 
The calculated site-generated peak hour traffic volumes for the development are shown in Table 1, below. 
 

Table 1 – Trip Generation for Proposed Development 

Land Use Size 
AM Peak Hour PM Peak Hour 24 Hour 

Enter Exit Total Enter Exit Total Total  
ITE 210 - Single-Family Detached Housing 229 Units 40 118 158 136 81 217 2,163 

Mixed-use reduction  -12 -20 -32 -39 -41 -80 -772 
ITE 215 - Single-Family Attached Housing 152 Units 18 55 73 51 36 87 1,108 

Mixed-use reduction  -6 -10 -16 -20 -21 -41 -395 
ITE 710 – General Office Building 46,730 SF 77 10 87 15 73 88 599 

Mixed-use reduction  -8 -2 -10 -5 -18 -23 -117 
ITE 821 – Shopping Plaza (40-150k) – 
Supermarket - Yes 

116,825 SF 125 77 202 297 309 606 7,888 

Mixed-use reduction --17 -14 -31 -41 -33 -74 -667 
Pass-by Trips (0%) 40% 0 0 0 -102 -110 -212 -2,120 

ITE 930 – Fast Casual restaurant 35,048 SF 25 25 50 337 277 614 3,405 
Mixed-use reduction  -7 -6 -13 -18 -14 -32 -288 

ITE 932 – High-Turnover Sit-Down 
restaurant 

35,048 SF 184 151 335 193 124 317 3,757 

Mixed-use reduction  -8 -6 -14 -20 -16 -36 -318 
Pass-by Trips (0%) 43% 0 0 0 -74 -47 -121 -1,210 

Total Trips without Reductions 469 437 906 1,029 900 1,929 18,919 
Total Trips with Reductions 411 379 790 710 600 1,310 13,032 

 
Based on trip generation rates published in the ITE Trip Generation Manual, 11th edition, the mixed-use 
development generates 411 entering and 379 exiting trips in the AM peak hour, 710 entering and 600 
exiting in the PM peak hour and 13,032 overall two-way trips in a 24-hour duration. 
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