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Chapter 5.1 – Rutledge Community Profile
Rutledge, Georgia is located north of I-20 in the western part of
Morgan County just south of Hard Labor Creek State Park. The
community has a mixture of single and multifamily homes and a
vibrant downtown that offers a variety of retail services. Rutledge
has a four way stop in downtown, with the signage placed in a
steel barrel, which residents see as a unique feature of their city.
The City moves this steel barrel once a year during their annual
summer festival to allow for the parade. The City also sponsors
music in the downtown park on Friday nights during the summer.
Downtown buildings have a zero setback and front sidewalks.
Parking is sufficient for typical day to day activity, however, during
community wide events parking spills into the surrounding areas.
City Hall is a converted depot
located next to an active rail line that forms the southern boundary
of the downtown area. Commercial activity extends south of the rail
line. Rutledge provides water and wastewater services, however,
wastewater is nearing capacity and needs to be expanded. A recent
productive water well has been established, that will serve projected
demand for many years.
The city has two parks. One is
located in the northern part of the
city adjacent to the County fire
station. It provides tennis,
basketball, a ball field, and a
skateboard area. A recent donation
of playground equipment has been
added. The other park is adjacent to
the downtown and serves for
community events. There are a few
swings, picnic tables, and a gazebo.
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The most common words used by residents attending Rutledge’s visioning meeting to describe the
current state of their community and the future they hope for it are depicted in the word clouds that
follow. The larger the word, the more often it was used.
Rutledge Today is…

In the Future, Rutledge should be…
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While Morgan County and its cities have certain characteristics in common, each also has a unique
identity and vision for its future. These issues are explored in detail throughout this plan, but a snapshot
of key demographic factors begins to reveal some of the uniqueness between these communities. The
data below is taken from the 2010-2014 American Community Survey estimates.
Rutledge Fast Facts
Rutledge

Morgan
County

Georgia

Population

708

18,046†

10,214,860†

Housing Units

392

7,489

4,114,496

Median Home Value

$155,800

$175,600

$148,000

Median Household
Income

$37,350

$49,746

$49,342

52.7

41.8

35.8

21.5%

37.0%

35.5%

Median Age
Households with
Children

†Denotes 2015 figure from the Census Bureau’s “Annual Estimates of the Resident
Population”. All other data is sourced from 2010-2014 ACS.
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Chapter 5.2 – Vision and Goals
The Community Vision is intended to paint a picture of what the community desires to become. It
provides a complete description of the development patterns to be encouraged in the jurisdiction. The
Vision was developed and refined as part of the Community Participation Program for this
Comprehensive Plan Update and is presented below.
Downtown is the social and cultural heart of the community, featuring festivals, restaurants, public
spaces, employment opportunities, and shopping for both residents and visitors. Visitors are attracted
by the southern gateway to Rutledge, which extends to I-20. Housing and employment opportunities
flourish due to high quality services including parks and recreation, sidewalks, health and safety. Higher
population densities are balanced with rural town character.

Community Goals
The purpose of the Community Goals element is to provide a road map for the community’s future,
developed through a very public process of involving residents, business owners, community leaders
and other stakeholders. The Community Goals are the most important part of the plan, for they identify
the community’s direction for the future, and are intended to generate local pride and enthusiasm
about the future of the community, thereby leading citizens and leadership to act to ensure that the
plan is implemented. The goals and policies below should serve as a reference to community leaders as
they work toward achieving the desired future of the community.

Goal: Vibrant Healthy Downtowns Maintaining and Promoting a Culture of Civic Involvement – Focus
appropriate growth into downtown Rutledge, maintain and expand community events, and support
existing businesses. Protect and enhance Rutledge’s unique qualities and events.

Goal: Responsible Public Investment in the Future – Utilize existing infrastructure efficiently in a
planned and coordinated manner to support existing residents and businesses and to direct new
developments.

Goal: Sustainable Economic Growth and Prosperity - Support our unique sense of place while attracting
and retaining locally-focused businesses that meet the needs of future generations.

Goal: Housing for People in All Stages of Life – Create housing options that give people in all life stages
and all economic means viable choices for safe, stable, and affordable homes.

Goal: Preserve Natural and Cultural Resources – Protect agricultural, environmental, and historic
resources and preserve meaningful open space.

Community Policies
Policies are adopted to provide ongoing guidance and direction to help local officials achieve their goals.
They provide a basis for making decisions in implementing the comprehensive plan, including achieving
the Community Vision and appropriately addressing the city’s issues and opportunities. The policies
below lead to implementation strategies that, along with the arrangement of land uses into descriptive
Character Areas, will enable the City to realize its vision and achieve its goals.
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Economic Development
Sustainable economic development will depend on the City’s ability to grow existing employment
sectors while attracting new businesses that diversify the local economy and tax base.
1) We will support programs for retention, expansion and creation of businesses that are a good fit for
Rutledge’s economy in terms of job skill requirements.
2) We will take into account impacts on transportation and the character of our city when considering
economic development projects.
3) We will take into account impacts on infrastructure and natural resources in our decision making on
economic development projects.
4) We will consider the employment needs and skill levels of the labor force in the surrounding area when
making decisions on proposed economic development projects.

Responsible Public Investment in the Future
Enhanced infrastructure can support downtown vitality, improved employment opportunities, improved
education, and access to housing and economic development. The Comprehensive Plan will look at how
all the pieces fit together and develop a solution to meet the needs of the community including water,
sewer, roads, sidewalks, and internet access.
1) Our community will make efficient use of existing infrastructure and public facilities in order to minimize
the need for costly new/expanded facilities and services.
2) We will limit development within our community to areas that can be reasonably served by public
infrastructure.
3) Our community will use planned infrastructure expansion to support development in areas identified (in
the comprehensive plan) as suitable for such development.
4) We will invest in parks and open space to enhance the quality of life for our citizens.

Housing
A diverse housing stock is necessary, to accommodate both the City’s growth and the natural lifecycles
of its residents. Units appropriate for residents wishing to age in place, housing affordable to young
people at the early stages of their careers, and starter homes for young families will all be needed.
Housing development is an inherently private-sector endeavor, but can be shaped by local regulations.
To the extent zoning regulations determine the outcome of what housing is feasible to build and where,
they should be structured to permit, in appropriate locations, small-scale multifamily rental units to
include studio and one-bedroom units. Depending upon their specific locations, these unit types may
appeal both to young singles and to the elderly.
1) We will promote a variety of housing options in order to encourage a multi-aged and multi-income
community.
2) We will encourage development of housing opportunities in locations that enable residents to live close
to their places of employment.
3) We will encourage small-lot and attached housing in appropriate areas.
4) We will emphasize the importance of accessibility features in housing stock to expand housing options for
the elderly and people with disabilities.
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Natural Resources
This issue relates to the balance to be achieved between economic development and the need to
protect farming, cultural resources, and greenspace. This issue is concerned with the strategies
employed to preserve resources more so than the leveraging of natural resources for economic benefit.
1) The protection and conservation of natural and historic resources will play an important role in the
decision-making process when making decisions about future growth and development.
2) We will factor potential impacts on water quality in making decisions on new developments.
3) We will protect our scenic corridors and vistas.
4) We will maintain the health, quality of life and small town character through protecting air and visual
quality from possible pollutants and excluding or discouraging inappropriate industries.

Implementation and Land Use
1) We will pursue joint processes for collaborative planning and seek opportunities to share services and
facilities with neighboring jurisdictions when mutually beneficial.
2) We want development whose design, landscaping, lighting, signage, and scale add value to our
community.
3) Our community will use land efficiently to avoid the costs and problems associated with urban sprawl.
4) Our gateways and corridors will create a "sense of place" for our community.
5) We are committed to redeveloping and enhancing existing commercial and industrial areas within our
community in preference to new development in previously undeveloped or agricultural areas of the
community.
6) We support new land uses that enhance housing options and contribute to protecting the environment
and preserving meaningful open space.
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Chapter 5.3 – Issues and Opportunities
The planning team relied upon extensive public engagement and input to identify the core planning
issues that make up the structure of this issue-based plan. The issues were derived from a public survey
and visioning exercises held in Rutledge and throughout the county. The initial public input, and an
outline of the issues discerned by the planning team, was presented at a follow-up public meeting for
feedback and further refinement by the public. Open House events held outdoors at various community
festivals in July 2016 provided participants additional opportunities to comment on the framing of the
core issues and their relative priority.
The issues identified, in order of priority are:
1)
2)
3)
4)
5)

Vibrant, Healthy Downtown Maintaining and Promoting Culture of Civic Involvement
Responsible Public Investment in the Future
Sustainable Economic Growth and Prosperity
Housing for People in All Stages of Life
Preserve Natural and Cultural Resources

These issues (or “needs” in the comprehensive planning terminology used by the state of Georgia) are
discussed in additional detail in the following pages. Each need is expounded upon and presented with
complementary opportunities and planning strategies that will be implemented as part of the City’s
Community Work Program.
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Chapter 5.4 – Vibrant, Healthy Downtown Maintaining and Promoting
Culture of Civic Involvement
The Issue
Many residents and business owners of the City of Rutledge enjoy the small-town character offered with
a variety of housing choices, downtown pedestrian activity and access to locally based retail business.
The City provides park and recreational facilities, festivals, and a summer in the park music concert
series. The city promotes family activities and encourages economic activity in the downtown area. The
City leadership recognizes that development pressure will occur due to access to I-20 and Hard Labor
Creek State Park as well as the effect of their proximity to the Atlanta metropolitan area. Some of this
pressure will occur outside of the City’s boundary. The City leadership respects the property rights of
individuals but would like to avoid the typical urban sprawl as witnessed in the Atlanta metropolitan
area.

Opportunities
Recent development in water supply has given the City of Rutledge sufficient water to serve the City and
adjacent areas. Sewer treatment is nearing capacity and should be expanded. An expansion of sewer
capacity would offer opportunity for new commercial and industrial activity and would also address
septic tank issues.

Strategies
VHD-1 – Master Plan
The City should prepare a master plan that will address service area and policies. This would include
expansion of water and wastewater facilities, downtown improvements and other community facilities.
The master planning effort should highlight Rutledge’s key assets, which include: natural beauty, close
proximity to natural resources (i.e. Hard Labor Creek State Park) and outdoor recreational activities, and
cultural traditions, such as “Music in the Park”. The plan should identify logical annexation areas the
future infrastructure needed.
The master plan should focus on:
•
•
•
•
•
•
•
•

Capital improvements planning (see PI-1) including water and wastewater
Planning for family friendly outdoor space and green space for gathering and socializing to encourage
visitors to downtowns to remain in the area.
Promotion of local downtown events and historic and cultural sites.
Development of marketing materials, such as a sample itinerary for potential visitors that includes
historic, outdoor, cultural, art, and dining activities.
Develop partnerships with Hard Labor Creek State Park to cross-market in which visitors are encouraged
to visit Rutledge and Hard Labor Creek, and vice versa.
Development and promotion of new arts and cultural activities to promote the cities historical value.
Promote community volunteerism through recognition programs for contributors to town initiatives like
historic preservation, downtown beautification, small business mentorship, etc.
Explore grants for rehabilitation/redevelopment of the historic downtown commercial buildings
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VHD-2 – Connected Regional Trail System
The Northeast Georgia Regional Commission recently completed a bicycle and pedestrian plan. This plan
interconnects the cities and provides access to the rural beauty of the County. Rutledge’s focus should
be on the connection to Hard Labor Creek and the March to the Sea trails.

VHD-3 – Small Business Development and Expansion Program
Resident and stakeholder input identified increased employment and retail opportunities as important
aspects of desired development within the region. Rutledge should survey business owners and
customers in order to drive decisions regarding investments in downtown. Collection of this data can
also help identify business sectors and types to target for recruitment and expansion. The City should
continue to maintain and extend pedestrian access to key downtown areas.

VHD-4 – Downtown Branding
Marketing is a crucial element to increasing visitors to downtown areas and helping make downtowns
vibrant employment, commercial, and cultural centers. Focusing on goals, such the types of people to be
attracted to the downtown area (families, outdoor enthusiasts, conservationists), what makes the
downtown area worth a special trip, and what sets the downtown area apart from other possible
destinations. In developing a brand, Rutledge should focus on the uniqueness of its downtown,
including:
•
•
•

Historic sites;
Local restaurants and shop owners; and
Proximity to Hard Labor Creek Park and Agricultural assets
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Chapter 5.5 – Responsible Public Investment in the Future
The Issue
The issue of responsible public investment in the future was an item identified as part of the public
involvement process. This is not to suggest that the existing process is not a responsible mechanism,
rather, the residents and business owners of Rutledge recognize the need to better plan future needs as
the City grows. Additionally, Rutledge may be impacted by outside forces beyond its control, including
macro-economic, economic, and migratory factors.

Opportunities
Currently, public investment is directed through the annual budgeting process that includes multiple
competing requests for funding. Careful and coordinated planning for long-range capital improvements
and other capabilities and infrastructure items presents the greatest opportunity to plan responsibly for
the City’s future.

Strategies
The following are guidelines that can be implemented to reinforce the responsible expenditure of
general fund and other tax dollars.

PI-1 – Capital Improvements Plan
As part of the City’s master planning process (see VHD-1), Rutledge’s Public Utilities Department or City
Council should see that the planning policy is implemented. The task will be to have a capital
improvement plan that projects estimated annual expenditures for the next five years and identify the
funding source(s) for each project.

PI-2 – Update Transportation Plan
A regional transportation plan was completed in 2007. The NEGRC has recently submitted a county-wide
bicycle and pedestrian plan that will supplement the recommendations of the regional transportation
plan. The regional transportation plan should be updated in the 2017-2018 time period to reflect these
accomplishments, GDOT schedule changes, the new bicycle and pedestrian plan and incorporate the
guidelines and policy of the adopted Comprehensive Plan. The City of Rutledge should participate in an
update to the regional transportation plan as it relates to improvements within and near their
jurisdiction.

PI-3 – Stormwater Utility
Participate with the County to develop a county-wide stormwater utility to address drainage issues. A
user fee would reduce property tax requirements and would be more fairly linked to those who impact
the system. Service areas should be drainage basin oriented, rather than use political boundaries.
Policies can be adopted to ensure that fees collected are appropriately applied to each service area. City
councils can set priorities for stormwater projects whose service area tail waters terminate within City
boundaries.

PI-4 – Water Authority
Participate in the County-wide Water Authority. The Water Authority focus should be on developing
future supply, regional transmission and fire protection.
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PI-5 – Designation of Local Issuing Authority
Complete process to designate Morgan County as Local Issuing Authority for the City of Rutledge.
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Chapter 5.6 – Sustainable Economic Growth and Prosperity
The Issue
Public input received during development of this Plan identified a need for increased economic growth
in Rutledge, leading toward greater local market activity and prosperity for residents.

Opportunities
Sustainable economic development will depend on the region’s ability to grow existing employment
sectors while attracting new businesses that diversify the local economy and tax base. Rutledge will
need to support Morgan County’s policies which in turn will help support Rutledge’s growth. Economic
growth strategies both support and depend on other aspects of this Plan, including public infrastructure
like water and internet access; housing options affordable to all segments of the workforce;
preservation of natural and cultural resources; and downtown vibrancy.

Strategies
ECON-1 – Market Infrastructure Availability
Identify industrial/commercial growth areas based on existing infrastructure. Infrastructure availability,
including water/sewer, telephone service, and internet service, are crucial for businesses of all sizes.
Once locations with superior infrastructure have been identified, this information should be
incorporated into the region’s business attraction efforts.

ECON-2 – Local Tourist Market Development
Rutledge’s proximity to Hard Labor Creek State Park makes it a natural stop for visitors looking to enjoy
outdoor recreation opportunities in the region. Visitor spending will continue to help support downtown
businesses and opportunities for further capitalizing on the visitor market should be explored. Potential
strategies for building on these tourism opportunities include:
•
•

•

•
•

Developing marketing and signage to encourage visitors to Hard Labor Creek State Park to stop in
downtown Rutledge for a meal or supplies as they head to or leave the park.
Contacting the Georgia Department of Natural Resources to update the City of Rutledge’s listing on Hard
Labor Creek State Park’s website to include a link to the downtown
(http://smallbutspecial.info/index.html).
Continuing to work with the Madison-Morgan County Convention and Visitors Bureau to promote Hard
Labor Creek State Park and downtown Rutledge to target markets in the surrounding area, including
metro Atlanta.
Participate with the county to develop County-wide marketing for heritage tourism and agri-tourism.
Research how zoning can be used to encourage addition of agri-tourism and eco-tourism businesses.
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Chapter 5.7 – Housing for People in All Stages of Life
The Issue
Housing needs and preferences often evolve with one’s age, necessitating a greater variety of housing
types in order to accommodate demographic changes over time. Housing affordable to young people
who tend to be mobile, may just be beginning their careers, and who often have little savings will be
needed to retain this population. Starter homes for young families who make up the backbone of the
County’s workforce may be needed as well as “move-up” options that are more expensive, but offer
families more space and amenities. As Rutledge’s residents age, empty nesters may require smaller
homes that require less maintenance and include accessibility features.

Opportunities
The housing stock in Rutledge is predominantly detached single-family homes (84.2%) with the
remainder composed of attached single-family, duplex, multi-family, and mobile home units. Of the
city’s 392 total housing units, 62.2% are three-bedroom homes, with two- and four-bedroom dwellings
not uncommon. There is opportunity in the fact that Rutledge’s homes vary somewhat in their type and
size and that the settings in which they are located are even more diverse. There are units in traditional
neighborhoods in Rutledge’s downtown, others are on larger lots in low-density residential areas, and
still others are located in newer subdivision-style developments. Different people have different values
with respect to housing: some prefer the quiet of a home on its own, far away from other homes or
businesses. Others prefer proximity to neighbors, businesses, or recreation areas. Some residents can
afford larger estate properties while others hold low-wage jobs, face income insecurity, and need a
range of affordable ownership or rental options.

Strategies
HO-1 – Accommodate Future Housing Development
Rutledge is expected to grow by 130 or more new households by 2040. Accommodating this growth
within or adjacent to the city limits will increase the city’s population density, thereby enhancing
downtown Rutledge’s vitality and ability to sustain economic development.
•
•
•
•

Focus new housing development in and around Rutledge, in areas with access to existing water and/or
sewer service.
Restrict encroachment of residential development upon working agricultural land.
Encourage increased population density in Rutledge to enhance the vitality of the downtown area.
Consider opportunities for new residential development along the US-278 corridor between Rutledge and
Madison, an area with municipal water supply and good transportation access.

HO-2 – Selective Extension of Water and Sewer Infrastructure
Extensions of water and sewer infrastructure have the effect of lowering residential development costs
and allowing for denser development patterns, however, there are downsides as well. Once
infrastructure is in place, limiting development that would access it is challenging, potentially leading to
degradation of environmentally sensitive areas and sprawl.
•
•
•

Wherever feasible, focus new development in areas served by existing water and sewer infrastructure.
Carefully consider any proposed extensions of water and sewer infrastructure so as to minimize
development pressure on working farmland.
Consider changes to the zoning ordinance to strengthen conservation subdivision strategies and
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encourage diversified housing

HO-3 – Expand Housing Options
The City of Rutledge already contains several blocks of traditional historic neighborhood development
around its downtown as well as subdivisions of detached single-family homes, and large-lot residential
properties. While these existing housing types all contribute to the range of options available in
Rutledge, greater variety – in terms of size, type, and price point – will attract and accommodate a more
diverse population as the city continues to grow.
•
•

Consider requiring master planning of new subdivision developments.
Encourage moderately dense development options such as cluster homes or townhomes in appropriate
zoning districts.

HO-4 – Encourage Accessibility Features in New Construction
“Visitable” housing deliberately includes at least one zero-step entrance, widened doors and hallways,
and an accessible first-floor bathroom. A visitable home may not be fully accessible to an occupant with
a mobility impairment, but is designed to accommodate visitors with mobility challenges and may
mitigate future needs for expensive accessibility modifications, increasing the potential for homeowners
to age in place.
•

Encourage homebuilders to consider visitability and accessibility in new residential construction.

HO-5 – Support Affordable Housing
A substantial gap exists between the wages earned by Rutledge households and the average cost of
housing in the city. More than half of the city’s homeowners with a mortgage and nearly 60% of renters
in the city are cost burdened, devoting more than 30% of their income to housing expenses. Affordable
housing units are in short supply.
•

The city should be outspoken in its advocacy for greater housing affordability and should support the
Monroe Housing Authority and other owners or developers of quality affordable housing options.
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Chapter 5.8 – Preserve Natural and Cultural Resources
The Issue
Several of the issues that fall under “Preserve Natural and Cultural Resources” relate to balancing and
supporting economic development with the need to protect farming, cultural resources, and
greenspace.

Opportunities
The historic core of Rutledge is its downtown commercial district that boasts of specialty shops,
restaurants, the town park, and a variety of public art and public amenities. The City is located in close
proximity to Hard Labor Creek State Park, which offers recreational opportunities and natural amenities
such as fishing, hunting, horse-back riding trails, swimming, and hiking trails. Rutledge is located in a
groundwater protection area and has adopted ordinances to comply with all the requirements of Rule
391-3-16 Rules for Environmental Planning. The Morgan County Resource Preservation Advisory Board
has been active and a successful partner within the community through its work of identifying and
documenting resources for preservation.
The policies and strategies set forth below focus more directly on the preservation of resources.

Public Education for Natural and Cultural Resources
Successful implementation of natural and cultural resources protection strategies requires community
support. While most residents of Morgan County appreciate their rural and agriculture based
environment, they may not fully recognize the opportunities offered by nearby natural and cultural
resources. Fully engaging residents in preserving and enjoying their natural resources inspires
protection of these resources.

NCR-1 – Education Programs
Initiate educational programs to provide information to the public and elected officials about the value
and utilization of historic, cultural, and natural resources in the county. One of the goals of the Upper
Oconee Regional Water Plan is to educate stakeholders in the region on the importance of water quality
and managing water as a resource including practices such as water conservation and increased water
efficiency.
Water quality education: Education resource templates are available from the
Metropolitan North Georgia Water Planning District and Keep America Beautiful. These
can be distributed at public locations and events.

Protect Environmental Resources
Figure 5.1 on the following page shows the Sensitive Environmental Resources in Rutledge. Figure 5.2 is
a Development Suitability Map. The Development Suitability map uses ArcView GIS software to overlay
slope, wetland, flood plain and ground water recharge areas to estimate relative potential additional
cost for new development. The suitability map does not consider proximity to road, rail, water and
sewer infrastructure. The lighter an area is shaded, the fewer environmental conditions are impacted
and the lower the development costs for mitigating environmental conditions. The darkest areas in the
map would be difficult locations for any new development and, in some cases, those locations may not
be developable at all. In general, higher slopes generate more grading cost; water recharge areas
require stormwater mitigation and reduction of impervious area; wetlands require replacement
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mitigation; and floodplains prevent most construction activity and may be only suitable for trail or
natural park systems with minimal impact from creation of impervious areas.
Figure 5.1
City of Rutledge
Sensitive Environmental Resources
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Figure 5.2
City of Rutledge
Development Suitability
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Protect Cultural and Historic Resources
The projects initiated by the Morgan County Resource Preservation Advisory Board have been successful
in regard to the identification and documentation of significant cultural and historical resources.
Additional work should be done to educate residents about these resources and to utilize the inventory
to enhance tourism opportunities in the unincorporated county and within small cities.

NCR – 2 – Document Historic and Cultural Resources
Continue to identify historic and culturally significant structures and landscapes for documentation and
preservation, including public art, that create a sense of place for the community.

NCR – 3 – Local Historic District
Rutledge should reconsider establishing a local historic district to protect historic resources downtown
and to ensure new development is of scale and architectural design to fit in well with the area. Historic
properties should be protected from demolition and rehabilitation encouraged.

NCR – 4 – Conservation Planning
Rutledge will participate with the County in a study to determine water conservation needs and
methods that can be employed to conserve water.
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Chapter 5.9 – Implementation Program Summary
In the previous sections of this chapter, detail has been provided for the implementation of the Rutledge
vision. Tasks have been identified to address the issues and concerns that were important to the citizens
of the city. This chapter consolidates this work program and provides the existing land use and future
character area map for the city.

Where we are
Rutledge, Georgia is a small city located in Morgan County between I-20 and Hard Labor Creek State
Park. The city has a vibrant downtown offering a variety of retail services and provides family oriented
activities throughout the year. The existing land use is depicted in figure 5.3.
The existing land use designations are based on DCA’s classifications as follows:
Residential - The predominant use of land within the residential category is for single-family and multifamily dwelling units organized into general categories of net densities.
Commercial - This category is for land dedicated to non-industrial business uses, including retail sales,
office, service and entertainment facilities, organized into general categories of intensities. Commercial
uses may be located as a single use in one building or grouped together in a shopping center or office
building. Communities may elect to separate office uses from other commercial uses, such as retail,
service or entertainment facilities.
Industrial - This category is for land dedicated to manufacturing facilities, processing plants, factories,
warehousing and wholesale trade facilities, mining or mineral extraction activities, or other similar uses.
Public/Institutional - This category includes certain state, federal or local government uses, and
institutional land uses. Government uses include government building complexes, police and fire
stations, libraries, prisons, post offices, schools, military installations, etc. Examples of institutional land
uses include colleges, churches, cemeteries, hospitals, etc. Do not include facilities that are publicly
owned, but would be classified more accurately in another land use category. For example, include
publicly owned parks and/or recreational facilities in the park/recreation/conservation category; include
landfills in the industrial category; and include general office buildings containing government offices in
the commercial category.
Transportation/Communication/Utilities - This category includes such uses as major transportation
routes, public transit stations, power generation plants, railroad facilities, radio towers, telephone
switching stations, airports, port facilities or other similar uses.
Park/Recreation/Conservation - This category is for land dedicated to active or passive recreational
uses. These areas may be either publicly or privately owned and may include playgrounds, public parks,
nature preserves, wildlife management areas, national forests, golf courses, recreation centers or similar
uses.
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Figure 5.3
Rutledge
Existing Land Use

Agriculture/Forestry - This category is for land dedicated to farming (fields, lots, pastures, farmsteads,
specialty farms, livestock production, etc.), agriculture, or commercial timber or pulpwood harvesting.
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Undeveloped/Vacant - This category is for lots or tracts of land that are served by typical urban public
services (water, sewer, etc.) but have not been developed for a specific use or were developed for a
specific use that has since been abandoned.
Mixed Use - For a detailed, fine-grained mixed land use, or one in which land uses are more evenly
balanced, mixed land use categories may be created and applied at the discretion of the community. If
used, mixed land use categories must be clearly defined, including the types of land uses allowed, the
percentage distribution among the mix of uses (or other objective measure of the combination), and the
allowable density of each use.
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Where we would like to be
Character Areas for the City of Rutledge are displayed in the following map, which also serves to identify
intended future land use. The Character Areas acknowledge visual and functional differences between
various places in the community, allowing the City to provide area-specific guidance for future
development through appropriate planning.
Figure 5.4
City of Rutledge
Character Area Map
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The Character Areas defined here have unique or special characteristics that need to be preserved or
have potential to evolve into unique areas. It is important to note while reviewing the Character Areas
map and descriptions that the identified character may not be accurate for every single parcel, but is
rather the overall defining character of the entire area.
Each Character Area is described in the pages that follow, along with suggested development strategies
to help maintain or achieve desired development patterns. These strategies are not requirements, but
recommendations for the desired types of development and redevelopment. The strategies were also
used to develop short-term activities and long-term policies for future growth in Rutledge.
Character Area descriptions below are based on State Planning Recommendations, public input, and
interviews with City staff.
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Character Area Descriptions

Gateway Corridors

Important transportation corridors leading into Rutledge including Highway 278, Newborn Road, Main
Street, Dixie Highway, and Fairplay Street in Rutledge.

Character Area Location
Highway 278, Newborn Road, Main Street, Dixie Highway, and Fairplay Street

Development Patterns
•
•

Rural transportation corridors with limited pedestrian facilities
Focus on appearance with appropriate signage, landscaping, and other beautification measures

Primary Land Uses
•

Transportation corridors with varying adjacent land uses, including residential, commercial, and
agriculture

Implementation Strategies
•
•
•

Manage access to keep traffic flowing
Use directory signage to points of interest
Retrofit or mask existing strip development or other features as necessary
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Historic Town Center

Traditional focal point for Rutledge with concentrations of preserved historic buildings, churches, rustic
retail, and open space.

Character Area Location
Downtown Rutledge

Development Patterns
•
•
•
•
•

Preserves historic buildings from demolition
Provides space for local festivals, recreation facilities, and compatible uses to serve the city
Provides pedestrian access and open space for citizen enjoyment
Includes connections to greenspace and trail networks
Serves as a potential attraction for visitors to nearby Hard Labor Creek State Park

Primary Land Uses
•

Mixed use including commercial, civic, and open space uses

Implementation Strategies
•
•
•
•

Implement relevant portions of the Northeast Georgia Regional Commission’s bicycle and pedestrian
plan
Work with the County and Chamber of Commerce on business assistance and tourism/branding
Working with Morgan County, complete a Master Plan that includes a focus on downtown and
rehabilitation/redevelopment of vacant historic commercial buildings
Encourage new development to be of the scale and architectural design to fit well into the area’s
historic fabric, with parking to the side or rear
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Low Impact Commercial

These areas provide opportunities for the development of commercial, professional centers, and a
variety of residential uses.

Character Area Location
City of Rutledge – Along Highway 278 and Newborn Road

Development Patterns
•
•
•
•
•

Mixture of commercial, residential, and agricultural uses
Low density retail and services serving neighborhoods in Rutledge and surrounding areas
Freestanding structures or small strip centers
Low to nonexistent pedestrian access
High vehicular traffic

Primary Land Uses
•
•
•

Community mixed-use
Residential
Commercial

Implementation Strategies
•
•

Site design that addresses ingress, egress, landscaping and parking
Small business development and business attraction efforts in Rutledge
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Mixed Use

The mixed-use character area integrates commercial, residential, and agricultural uses.

Character Area Location
City of Rutledge – Along Newborn Road

Development Patterns
•
•
•

Mixture of residential, commercial, and agricultural uses
Allows for higher density residential development with up to 4 units per acre
Preserves trees and tree cover

Primary Land Uses
•
•
•
•

Mixed-use
Residential
Commercial
Agricultural

Implementation Strategies
•
•

Site design that addresses ingress, egress, landscaping, parking, and connectivity to neighboring sites
Encourage moderately dense development such as cluster homes or townhomes in appropriate
zoning districts
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Multifamily Neighborhood

This part of Rutledge would allow multi-unit housing and higher intensity residential development. The
area is also intended to accommodate open space, convenience services, and community facilities that
complement higher density living.

Character Area Location
City of Rutledge – James Street area

Development Patterns
•
•
•
•
•

Small multifamily residential with up to four units per structure
Low pedestrian access
Shared parking
Organic pattern of roadways
Preserve trees and tree cover

Primary Land Uses
•

Residential – high density

Implementation Strategies
•
•
•
•

Focus new development in areas with access to existing water and/or sewer service
Encourage increased population density in Rutledge to enhance the vitality of the downtown area
Encourage homebuilders to consider visitability and accessibility in new residential construction
Encourage moderately dense development options in appropriate zoning districts
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Municipal Park

Recreation area in that includes basketball courts, tennis courts, and a playground. Serves as a
community gathering place and is adjacent to fire station that provides meeting space for community
events.

Character Area Location
Fairplay Street northeast of downtown

Development Patterns
•
•

Recreation uses including basketball courts, tennis courts, playground, and picnic areas
Adjacent to rural fire station

Primary Land Uses
•
•

Recreation and civic uses
Commercial

Implementation Strategies
•
•

Maintain local parks as recreation and civic facilities for use by the community
Consider municipal parks in master planning for Rutledge

139

Neighborhood Living

Areas of the Rutledge where the predominant land use is medium-density and large-lot residential
neighborhoods.

Character Area Location
North of Main Street and east of Centennial Road

Development Patterns
•
•
•
•
•
•

Medium and large-lot residential
Limited municipal water availability
High vehicular traffic
Low pedestrian access
Organic pattern of roadways with numerous dead-ends
Mixture of open fields and forested areas

Primary Land Uses and Zoning Categories
•

Medium and low density residential

Implementation Strategies
•
•

Conservation subdivision regulations
Allow non-residential uses complementary to neighborhood development, such as religious or
recreation facilities
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Town Center Extension

This character area is the continuation of the historic town center. Land uses would generally be
commercial retail and services, residential loft, and pedestrian amenities. Parking could be provided in
back or on street.

Character Area Location
Downtown Rutledge to Highway 278

Development Patterns
•
•
•

Encourage pedestrian access and open space to enhance citizen enjoyment of the area
Road edges should be clearly defined by locating buildings at roadside with parking in the rear
Tree preservation

Primary Land Uses
•
•

Commercial
Commercial/residential

Implementation Strategies
•
•
•
•

Implement relevant portions of the Northeast Georgia Regional Commission’s bicycle and pedestrian
plan
Work with the County and Chamber of Commerce on business assistance and tourism/branding
Working with Morgan County, complete a Master Plan that includes a focus on downtown and
rehabilitation/redevelopment of vacant historic commercial buildings
Encourage new development to be of the scale and architectural design to fit well into the area’s
historic fabric, with parking to the side or rear
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Transitional

A buffer between Rutledge and I-20 that serves as a transition between the city and unincorporated
Morgan County. Mix of land uses and housing types.

Character Area Location
South of Rutledge, extending from the city limit to I-20

Development Patterns
•
•

Mixture of residential, retail/commercial, office, industrial, entertainment/tourism, and agricultural
uses
Encourages a mix of housing types to accommodate the unique housing needs of varied groups of
people

Primary Land Uses
•
•
•
•
•

Commercial
Industrial
Residential – medium and high density
Mixed-use
Agriculture

Implementation Strategies
•
•
•

Make appropriate land use transitions from commercial, office, industrial, and higher density
residential to low density/large lot residential and agricultural uses
Review and consider changes to the zoning code to encourage diversified housing
Collaboration between Morgan County and Rutledge to provide water, sewer, and other
infrastructure to commercial, residential, and industrial areas in unincorporated Morgan County
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Hard Labor Creek

Georgia State Park surrounding Lake Rutledge and Lake Brantley, just north of the City of Rutledge.
Destination for both local residents and tourists for outdoor recreation, including hiking, camping,
swimming, boating, and golf.

Character Area Location
Unincorporated Morgan County – Surrounding Lake Rutledge and Lake Brantley and accessible via Knox
Chapel Road and Old Mill Road/Fairplay Road

Development Patterns
•

Park controlled by State of Georgia with a focus on conservation and recreation, including hiking,
camping, swimming, boating, and golf

Primary Land Uses
•

Recreation conservation

Implementation Strategies
•
•
•

Continued natural resource protection and management by the State of Georgia to preserve
recreation opportunities and environmental quality
Promote Hard Labor Creek State Park as a component of Morgan County’s outdoor recreation and
agritourism offerings
Collaboration between City of Rutledge and Morgan County to increase tourism connection
between Hard Labor Creek State Park and downtown Rutledge
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Rural Living

Areas of unincorporated Morgan County where the predominant functions are agriculture with low
density and large lot residential use as well as other rural pursuits. Agricultural uses may include uses such
as farming, forestry, pasture, soil conservation, horse breeding, agritourism, specialty cultivation, and
raising livestock.

Character Area Location
Unincorporated Morgan County, outside Rutledge city limits

Development Patterns
•
•
•

Mixture of low density/large lot residential and agricultural uses
Limited agricultural commercial to provide value-added agricultural opportunities to farmers and to
support agritourism and eco-tourism
Low to nonexistent pedestrian access

Primary Land Uses
•
•
•

Low density and agricultural residential
Undeveloped areas left in their natural state
Agriculture

Implementation Strategies
•
•
•
•
•

Continued use of development regulations that provide for stormwater management and protection
of water resources
Encourage preservation of agricultural economy and rural viewsheds and inclusion of open space in
new developments
Vegetative or other screening to minimize visual impact of development from roadways
Review and modify existing ordinances to strengthen protection of environmentally sensitive areas
Continue to identify historic and culturally significant structures and landscapes for documentation
and preservation
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How will we do it
This Comprehensive Plan creates the roadmap to achieving the community’s vision for the future of
Rutledge. The plan development has been an iterative process, incorporating feedback from the
Steering Committee, the City Council, the Board of Commissioners, government staff, and members of
the public. Responsible parties have been identified for each of the plan’s strategies and these entities
will ensure plan implementation and keep the issues in front of the elected officials and department
heads.
Planning should be considered a continuous process that allows for changing conditions. In
implementing this comprehensive plan, we recommend that the responsible parties provide progress
updates to the elected officials on an annual basis. They should list successes and road blocks.
Adjustments to the plan may be warranted to fully implement the community’s vision.

Intergovernmental Cooperation
The Comprehensive Plan will require intergovernmental cooperation between the cities and county
governments. This is most notable in transportation related projects that cross multiple jurisdictions.
However, the citizens could benefit from cities and counties cooperating in land use and community
facility decisions as well.
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Community Work Program
The community work program (Table 5.1) contains a summary of the tasks needed to be accomplished
over the next five years.

ID

Description

VHD-1
VHD-2

Master Plan
Connected
Regional Trail
System
Small Business
Development
Program
Downtown
Branding
Capital
Improvements
Plan
Update
Transportation
Plan
Stormwater
Utility
County-wide
Water Authority
Local Issuing
Authority
Market
Infrastructure
Availability
Tourist Market
Development

VHD-3

VHD-4
PI-1

PI-2

PI-3
PI-4
PI-5
ECON-1

ECON-2

HO-1

HO-2

HO-3

Accommodate
Future Housing
Development
Selective
Extension of
Water/Sewer
Expand Housing
Options

Table 5.1
Rutledge
Community Work Program, 2017 – 2022
Planning
Horizon for
Estimated Cost
Responsible Party
Completion
2017
$20,000
Consultant
Ongoing
Unlimited
City Staff

Potential
Funding
Sources
Water/Sewer
Multiple

2018

Staff

Mayor and
City Council

n/a

2019

$5,000

City Council

Local

2017

Staff Time

City Council/City
Staff

Local

2017-2018

Unlimited

City Staff

Local/State

2018

Staff Time

User Fees

2018

Staff Time

2017

Staff Time

2019

Staff time
$1,000

Ongoing

Staff time
$1,000

Ongoing

Staff time

Ongoing

Staff time

City Council/City
Staff
City Council/City
Staff
City Council/City
Staff
Madison-Morgan
Chamber of
Commerce
Madison-Morgan
County Convention
and Visitors Bureau
Morgan County
Planning &
Development
City Council

2018

Staff time

Morgan County
Planning &
Development

User Fees
n/a
Local

Local, Grants

n/a

n/a

n/a
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ID

Description

HO-4

Encourage
Accessibility

HO-5

Support
Affordable
Housing
Education
Programs
Document
Historic and
Cultural
Resources
Local Historic
District
Water
Conservation

NCR–1
NCR–2

NCR–3
NCR–4

Planning
Horizon for
Completion
2019

Estimated Cost

Responsible Party

Staff time

Morgan County
Planning &
Development
Morgan County
Planning &
Development
County Staff and
City Council
County Staff/
Resource
Preservation Board

Ongoing

Staff time

Ongoing
Ongoing

Printing
$1,000
$1,000 annually

2018

Staff

City Council

2018

Staff

City Council

Potential
Funding
Sources
Local, Grants

Grants

User Fees
General
Funds/Grants

General
Funds/Grants
General
Funds/Grants
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