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Planning Department 
Oconee County, Georgia 

STAFF REPORT 
 
REZONE CASE #: P20-0143 
 
DATE: September 2, 2020 
 
STAFF REPORT BY: Grace Tuschak, Senior Planner 
                                       Monica Davis, Planner 

   
APPLICANT NAME:  Frank Pittman 
  
PROPERTY OWNER: NIW Holdings, LLC 
 
LOCATION: Intersection of GA Highway 53 and Garrett 
Road/tax parcel A-01076B 
 
PARCEL SIZE: ±5.00 acres 
 
EXISTING ZONING: AG (Agricultural District)  
 
EXISTING LAND USE: Residential 
 
FUTURE DEVELOPMENT MAP CHARACTER AREA DESIGNATION: Suburban Neighborhood  
 
ACTION REQUESTED:  Rezone the property from AG (Agricultural District) to AR (Agricultural Residential 
District) to allow the property to be subdivided into two ±2.5 acre lots.  
 
STAFF RECOMMENDATION: Staff recommends conditional approval of the request 
 
DATE OF SCHEDULED HEARINGS 
 

PLANNING COMMISSION: September 21, 2020 

BOARD OF COMMISSIONERS: October 6, 2020  

 

ATTACHMENTS: Application  
Narrative  
Zoning Impact Analysis 

 Aerial Imagery 
 Zoning Map 
 Future Development Map 
 Plat of Survey 

 Concept Plan 
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BACKGROUND INFORMATION & FINDINGS OF FACT 

 
HISTORY 

• The property has been zoned AG since the original adoption of the zoning map in 1968 
• A single-family residence was constructed on the property in 1985 

 
 

SURROUNDING LAND USE AND ZONING 
 

 EXISTING LAND USES EXISTING ZONING 
NORTH Single-family residential AR (Agricultural Residential District) 
SOUTH Undeveloped/wooded AG (Agricultural District) 
EAST Undeveloped/wooded  

Single-family residential (Harrowford Estates 
Subdivision) 

AG (Agricultural District) 
AR (Agricultural Residential District) 

WEST Vacant AG (Agricultural District) 
 

PROPOSED DEVELOPMENT 

• The applicant proposes to subdivide the parcel into to ±2.5 lots in order to construct two new single family 
homes. 
 

PROPOSED TRAFFIC PROJECTIONS 

• An additional 19 average daily trips are projected should the present request be approved  (9th Edition ITE 
Trip Generation Manual)  
 

PUBLIC FACILITIES  

Water: 
• The property is served by the Oconee County Water Resources Department 

 
Sewer: 

• The proposed parcels would each use a private on-site septic system 
 

Roads:   

• The existing gravel driveway off of Garrett Road and Georgia Highway 53 is to be removed. New 
driveways would be permitted at the time of construction of new single-family homes.   
 

ENVIRONMENTAL 

• No jurisdictional wetlands, 100-year flood plain, or state waters are known to exist on the site.  
 
 

COMMENTS FROM OTHER DEPARTMENTS & AGENCIES 
 
OCONEE COUNTY PUBLIC WORKS DEPARTMENT 

• No Comments 
 

OCONEE COUNTY FIRE DEPARTMENT 
• No comments 

 
OCONEE COUNTY WATER RESOURCES DEPARTMENT 
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• Recommended condition: The owner at their own expense shall construct the improvements required by the 
County for public water and public waste services for the subject property shall convey same to the County, 
free of all liens. Said improvements shall include all on-site improvements and such off-site improvements 
as are required by the County to provide service to subject property. 
 

OCONEE COUNTY BOARD OF EDUCATION 
• This will impact the North Attendance Zone, specifically High Shoals and Dove Creek elementary schools.  

Malcom Bridge Middle School, which is already over capacity by 17 students, and NOHS will also be 
impacted. 
 

 

STAFF ANALYSIS 
THE ANALYSIS OF THE APPLICATION IS MADE BASED UPON THE “STANDARDS FOR REZONING 
CONSIDERATION” AS SET FORTH IN SECTION 1207.01 OF THE OCONEE COUNTY UNIFIED 
DEVELOPMENT CODE.  

A. Whether the zoning proposal will permit a use that is suitable in view of the existing uses, development, 
and zoning of nearby property. 
Nearby properties are primarily single family residential or undeveloped/pasture with AR or AG zoning. Lot 
sizes of nearby property range from one-acre residential lots to large agricultural tracts of 20 or more acres. 
Staff holds that the zoning proposal is suitable in view of the existing uses, development, and zoning of 
nearby property. 
 

B. Whether the property to be rezoned has a reasonable economic use as currently zoned. 
The property has a reasonable economic use for single family residential and agricultural purposes as 
currently zoned.  
 

C. The extent to which the zoning proposal promotes the health, safety, morals or general welfare of the 
public with consideration to: 
i. Population density and effect on community facilities such as streets, schools, water, and sewer; 

The present request should have negligible impacts on population density and community facilities.  
 

ii. Environmental impact; 
No environmentally sensitive areas are known to exist on site.  
 

iii. Effect on the existing use, usability and/or value of adjoining property. 
The proposed additional residential lot should not have a significant impact on the existing use, usability, 
and/or value of adjoining property. 
 

D. The length of time the property has been vacant as zoned, considered in the context of land 
development in the vicinity of the property.  
The subject property is not currently vacant; this standard is not applicable to the present request. 
 

E. Consistency of the proposed use with the stated purpose of the zoning district that is being requested. 
The AR zoning district is intended to “to allow medium rural residential densities and compatible agricultural 
activities without encouraging commercial development or multi-family development.” (Unified Development 
Code Sec. 205.02). Staff holds that the proposed residential lots are consistent with the stated purpose of the 
proposed zoning district.     
 

F. Whether there are other existing or changing conditions or land use patterns affecting the use and 
development of the property which give supporting grounds for either approval or disapproval of the 
zoning proposal. 
Land use patterns in the general vicinity are gradually transitioning from agricultural to low density 
residential uses, lending supporting grounds for approval of the zoning proposal.  
 

G. Conformity with or divergence from the Future Development Map or the goals and objectives of the 
Oconee County Comprehensive Plan. 
The subject property lies within the Suburban Neighborhood Character Area (2040 Future Development 
Map). This character is intended primarily for residential uses and supports a density of one dwelling unit per 
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two acres with AR zoning (p. 36-38). Staff holds that the present request is in conformity with the Future 
Development Map and the goals and objectives of the Oconee County Comprehensive Plan.  
 

H. The availability of adequate sites for the proposed use in districts that permit such use. 
It is likely that other similarly-sized lots exist within the county that would permit construction of single-family 
residences. 
 

STAFF RECOMMENDATION & CONDITIONAL REQUIREMENTS 
Based on Board of Commissioners policies, decision-making criteria, and standards outlined in the 
development codes of Oconee County, staff recommends approval of this request subject to the following 
conditions to be fulfilled at the expense of the owner/developer: 

1. Development design and structures shall meet or exceed the standards indicated on the concept plan, 
narrative, representative architectural sketches, and other documents submitted with the zoning application 
and attached hereto. This condition shall not construe approval of any standard that is not in conformity with 
the Unified Development Code.  

2. The owner at their own expense shall construct the improvements required by the County for public water 
and public waste services for the subject property shall convey same to the County, free of all liens. Said 
improvements shall include all on-site improvements and such off-site improvements as are required by the 
County to provide service to subject property. 





GENERAL DATA 

Property Address: 1030 Garrett Road 

Owner: NIW Holdings LLC 

Existing Zoning: AG  

Proposed Zoning: AR 

Adjacent Zonings:  North: AG 

   South: AG 

   East:  AR 

   West: AG 

Existing Use: Single Family Residential 

Proposed Use: Single Family Residential 

Property Area: 5 acres 

SITE NARRATIVE 

The property is located at the intersection of Garrett Road and Hog Mountain Road at 1030 Garrett 
Road.  The property is 5 acres and is currently zone AG and being used as a single-family residence with 
a mobile home on the property.  The property owner is NIW Holdings LLC (Jody Watson).  The owner is 
seeking to rezone the property from AG to AR to create a 2nd parcel so the property is more in keeping 
with the neighboring property (an AR subdivision adjacent to the property). 

If rezoning is approved, the property would be subdivided into two (2) 2+ acre lots.  The provided site 
plan shows two lots roughly 2.5 acres each in size but actual size will be dependent on soils and existing 
septic system location.  Both lots, however, would be at least 2 acres in size. 

SITE DESCRIPTION 

The property is located at the intersection of Garrett Road and Hog Mountain Road.  The Character Area 
for the property and its surrounding properties is identified as ‘Suburban Neighborhood’ according to 
the Oconee Future Development Map. 

The property is comprised of 5 acres, mostly wooded, with a mobile home onsite.  The property is 
relatively flat with no environmentally sensitive areas. 

ADJACENT USES 

Adjacent uses include an AR-1 subdivision to the East and undeveloped wooded AG land to the North, 
South, and West.  There is also an AR-1 subdivision to the South just across the roadway. 

PROPOSED USE 

The proposed use of the property is a two-lot subdivision of the current property which would allow for 
two single family residences to be constructed on the property. 

ACCESS 



Both tracts will have adequate road frontage to allow for access to meet Oconee County specifications. 

TRAFFIC IMPACT 

Per the Institute of Transportation Engineers, Trip Generation, 9th Edition (ITE Manual), the proposed 
two single family lots will generate 19 trips per day.   

WATER SUPPLY 

Water will be provided by Oconee County Water Resources.  520 gpd of water will be needed to serve 
the 2 lots. 

SEWAGE DISPOSAL 

Sewage disposal will be per individual septic systems on each parcel. 

GARBAGE COLLECTION 

Garbage collection will be handled by private contractor via roll carts. 

UTILITIES 

Electricity and Data will be provided by power/data providers in the area. 

STORMWATER MANAGEMENT 

There will be no need for Stormwater Management due to the size and scope of this project. 

IMPACT TO SCHOOL SYSTEM 

There will be very minimal impact to school system due to an increase of one single family parcel.  The 
additional parcel could add 2-3 students to the school system. 

PROJECT SCHEDULE 

Once zoning is approved in approximately October 2020 then an administrative subdivision plat will be 
created and parcel will be subdivided which would allow for home construction to start as early as 2021. 

BUFFERS 

There are no proposed buffers on this property. 

SIGNAGE 

There is no proposed signage for this property. 

COMMON AREAS/AMENITIES/REC AREAS 

There are no common areas/amenities/recreation areas proposed for this project. 

SIDEWALKS 

There are no sidewalks or other public improvements proposed for this project. 

RESIDENCE SIZE 

The proposed subdivision would consist of two single family residences with 4-5 bedrooms and 
minimum 1,800 square feet in size. 



MATERIALS 

Homes are proposed to be stick built with a modern farmhouse style consisting of wood and fiber 
cement exterior materials with asphalt shingle or metal roofing per the attached representative 
architecture. 

ESTIMATED VALUE OF PROJECT 

Each residence is estimated to be valued at $500,000+ for an estimated total value of $1,000,000+ 

 

REPRESENTATIVE ARCHITECTURE 

 





 



ZONING IMPACT ANALYSIS  

Rezone Consideration Standards 

1030 Garrett Road 

  

A. Consider whether the zoning proposal will permit a use that is suitable in view of the  

existing uses, development, and zoning of nearby property:  

The proposed use and zoning is suitable given the site’s location next to an existing AR zoned 

subdivision.  There are multiple single-family subdivisions in the vicinity of this property with similar 

quality of homes.   

B. Consider whether the property to be rezoned has a reasonable economic use as currently  

zoned:    

Under the existing AG zoning classification, the property has a negligible value for agricultural uses due 

to its size, shape, and location.    

C. Consider the extent to which the zoning proposal promotes the health, safety, morals or  

general welfare of the public with consideration to:   

 (1) Population density and effect on community facilities such as streets, schools, water  

and sewer:     

Due to the minimal number of lots proposed in this subdivision, there is minimal effect on the nearby 

streets.  Estimated traffic count is 19 average trips per day (an increase of 9.5 over the existing 1 lot).  

There is a watermain in front of the property to serve water and the water usage of 2 lots is low.  The 

property will be on septic and not public sewer.  The estimated 4-6 school children (increase of 2-3 over 

existing 1 lot) will have a very neglible effect on the schools.                                                                                                                           

(2) Environmental impact:    

Due to the project only increasing the number of lots by 1 (from 1 to 2 lots), there is no environmental 

impact created by the project. 

(3) Effect on the existing use, usability and/or value of adjoining property:   

No negative effects are anticipated on adjoining property values.  Based on the quality of the 

representative homes being proposed, property values should increase in the area. 

 D. Consider the length of time the property has been vacant as zoned, considered in the  

context of land development in the vicinity of the property:   

The property has not been vacant as zoned.  The current zoning of the parcel is AG which is not a 

feasible use of the property due to its size. 



 E.  Consider the consistency of the proposed use with the stated purpose of the zoning district  

that is being requested:   

The purpose of the requested AR zoning district is to create 2-acre minimum lots which is consistent 

with the proposed use. 

 F. Consider whether there are other existing or changing conditions or land use patterns  

affecting the use and development of the property which give supporting grounds for  

either approval or disapproval of the zoning proposal:   

The development patterns in the area are the creation of single-family subdivisions similar to the 

requested use.  Farming in the area has decreased and large tracts of property are too valuable in the 

area to justify single homes on these tracts. 

G. Consider the conformity with or divergence from the Future Development Map or the  

goals and objectives of the Oconee County Comprehensive Plan:  

The Character Areas Map illustrates the property as Suburban Neighborhood.  This  

area is characterized primarily by single-family residential subdivision and homes.  This is in keeping with 

the proposed use. 

H. Consider the availability of adequate sites for the proposed use in districts that permit such  

use:   

There are not current sites available in the area for a 2 lot split subdivision of this size and quality. 
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