
 

 

 

 

 
BRYAN COUNTY 

PLANNING & ZONING COMMISSION 
MEETING AGENDA 

 
Meeting Date: December 6, 2018 

Meeting Time: 7:00 p.m. 
66 Captain Matthew Freeman Dr., Richmond Hill, GA 31324 

Commissioner’s Meeting Room 
 

I. CALL TO ORDER    

II.  APPROVAL OF MINUTES 

III.  RECOGNITION OF GUESTS 

IV.        PUBLIC HEARINGS 

Z#194-18, Mark Gordon, requesting an amendment to the BLT PUD for 6.66 acres on Fort McAllister 

Road, PIN# 061-050, for the purpose of a campground and RV park/storage. 

Z#199-18, John Mowry, proposed rezoning of 15.65 acres on Belfast River Road, PIN# 056-047-01 and 

056-048, from A-5 to R-1, to subdivide into 10 residential lots. 

Z#200-18, Charles Stafford, proposed rezoning of 126 acres in the Woodland Trails subdivision, Parent 

PIN# 063-001, from A-5 to R-1 to subdivide for 171 residential lots. 

Bryan County Interim Development Ordinance: Public hearing and consideration of a text 

amendment for Bryan County Interim Development Ordinance.  The request is proposed to amend 

Articles X, XI, XII, XIII, XV, XVI, XVIII, and XXV of the Subdivision Regulations, and Article III, Article V, 

Article X the Zoning Regulations of the Bryan County Code of Ordinances to address minor changes to 

the Interim Development Ordinance adopted October 9, 2018.   

V. OTHER BUSINESS 

 

Comprehensive Plan Map and Text Amendment to the North Bryan Character Area and Future 

Land Use Map: Staff will provide a status update on the comprehensive plan map and text 

amendment. 

 

 

 

 

 

 

 



 

 
 

Z#191-18, The Planning Commission will consider the tabled request of Corde Wilson, for a two 

hundred and forty (240) lot rezone application, for a 272.5 acre subdivision of parcel, PIN# 027-018, 

of the Weyerhaeuser Company owned property, to be known as Plum Creek Subdivision, off of 

Carlos Cowart Rd. and Georgia Highway 204, Ellabell, GA, 31308, in unincorporated Bryan County, 

Georgia.  A public hearing was held by the Planning Commission at their November 6, 2018 meeting 

and a motion was made to table the item to the December meeting pending additional information 

on the process for amending the comprehensive plan.   

 

Planning & Zoning Commission Procedures: The Planning Commission will consider proposed By-

Laws, the timing of meetings, and the 2019 Meeting Schedule.  

 

Development Impact Fee Advisory Committee: The committee will consider a draft ordinance for 

Developmental Impact Fees.  

 

 

 

VI.  ADJOURNMENT   

Please note that agenda items may not be considered in the exact order listed, and all times shown are tentative 
and approximate. Documents for the record may be submitted prior to the meeting by email, fax, mail, or in 
person. For questions about the agenda, contact Planning at ayoung@bryan-county.org or (912) 653-5252. The 
meeting is accessible to the disabled. If you need special accommodations to attend or participate in the meeting 
per the Americans with Disabilities Act (ADA), please contact Planning at (912) 653-5252. This information can be 
made in alternative format as needed for persons with disabilities.  
Posted: November 29, 2018 



 

BRYAN COUNTY 

PLANNING & ZONING COMMISSION 

MINUTES 

 
Meeting Date: November 6, 2018 

Meeting Time: 7:00 p.m. 

 
Attendees: Steve Scholar 
  Joseph Pecenka 
  Alex Floyd 
  Jon Seagraves 
 
Absent: Jonathan Goodman   
  Ronald Carswell 
 
Staff:  Amanda Clement, Planning Manager 
  Kirk Croasmun, Engineering Director 
  Sara Farr-Newman, Planner II 
  Ashley Young, Planner Technician 

 
1.             CALL TO ORDER  

 Chairman, Steven Scholar, called the meeting to order at 7:01 p.m. 
 

2.  MINUTES 
Commissioner Floyd made a Motion to approve the October 2, 2018 Minutes, 
and a 2nd was made by Commissioner Pecenka.  Vote: 3:0, Motion carried. 
 

3. RECOGNITION OF GUESTS  
  

4.  PUBLIC HEARINGS 
 
Z# 194-18, No action, only public hearing. To be held in the December meeting. 

Commissioner Pecenka made a Motion to close the regular meeting and open the public 

hearing and a 2nd was made by Commissioner Seagraves. Vote 3:0, Motion carried. 

 

REZONING 

1. Corde Wilson/Beacon Builders, Z#191-18, rezoning request for 240 

residential lots for Pin# 027-018. 

a. Mrs. Amanda Clement presented the board with the staff 

recommendation for the Plum Creek Subdivision rezoning application. 

The recommendation had not changed from the previous meeting in 
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stating the rezoning request was not compatible with the 

Comprehensive Plan. The Comprehensive Plan designated the character 

area as agricultural low density residential. The Planning and Zoning 

staff recommended tabling the request until the Comprehensive plan is 

updated. 

b. Corde Wilson, applicant, asked that the Planning Commission consider a 

motion tonight based on the current comprehensive plan. He stated 

that the area is in keeping with character development and that the 

project would be phased in. 

c. C J Chance, Hussey, Gay, and Bell, stated the dates of the previous 

meeting requests, the tabled meeting dates, and stated there was no 

change to the comprehensive plan. He asked about the timing of the 

comprehensive plan updates. He stated that there are four areas in the 

surrounding areas that have the same type of housing. He made 

comments on the staff report about the water systems being supplied 

through Magnolia Landing with improvements to be made. He stated no 

soil survey was preformed and a wetland assessment was underway. He 

stated that an analysis should be made to see if multiple access points 

would be necessary.  

d. Ben Perkins, Attorney for Corde Wilson, stated that he thinks it would 

be legally inappropriate to table the rezoning application because there 

is no moratorium in place while the Comprehensive Plan is being 

revised. He also states that while there is not a moratorium in place it 

crosses into the constitutional realm. He states that the Planning 

Commission is not bound by the Comprehensive Plan for rezoning the 

property and that other property in the area that have the same zoning 

classification (R-1).  

e. Susan Winters, 69 Rogers Street, asked for the proposal to be denied, 

stating the surrounding areas would not withstand the growth. 

f. Sean Page, 600 Page Road, stated that the increased development 

would put him out of business. 

g. Tracy Stafford, 50 Aspen Lane, asked to table the request and have 

better quality with development. 

h. Rod Kinney, 115 Bonnie Circle, stated they have already have water and 

septic issues in Magnolia Creek and that proposal will only create more 

traffic issues. 

i. Larry Jackson, 801 Carlos Cowart Road, stated he currently has traffic 

issues and the proposal would create more issues with taxes and school. 

He asked the board to deny the rezoning request.  

A motion was made by Commissioner Seagraves to close the public hearing and a 2nd was made 

by Commissioner Pecenka. Vote 3:0, Motion carried. 

 

A motion was made by Commissioner Seagraves to open the public hearing and a 2nd was made 

by Commissioner Pecenka. Vote 3:0, Motion carried. 



Planning Commission Minutes 

November 6, 2018 

 

 

3 
 

 

2. Travis Moore, Z# 197-18, rezoning request of 8905 Highway 280 E., parcel # 

0251-019, from AR-1 to requested zoning of B-2. 

a. Mrs. Clement presented the board with the rezoning request for Travis 

Moore for future commercial use. She stated that the surrounding areas 

were also commercially zoned and that the comprehensive plan map is 

in keeping with the area.  

b. Travis Moore, applicant, stated that the property adjoins his other 

property that is also zoned as commercial. He stated that he would like 

to rezone for future use. 

Commissioner Pecenka made a motion to open the public hearing, and a 2nd was made by 

Commissioner Seagraves. Vote 3:0, motion carried. 

 

3. George Ruehling, Z#195-18, rezoning request of 6.66 acres located off 

Griffen Road, parcel # 062-047-01, from A-5 to AR 2.5 for the purpose of 

subdividing the property for building a single family home. 

a. Mrs. Clement presented the board with the rezoning request for George 

Ruehling. She stated the primary access is off Griffen Road with another 

private drive on the opposite side of the parcel, Dirt Road. She stated 

the staff recommend approval that the property is with keeping with 

the comprehensive plan but also with the provision to gain permission 

of other property owners to access Dirt Road prior to subdividing the 

property. 

b. Mr. Ruehling was not present during the public hearing. 

Commissioner Seagraves made a motion to close the public hearing and a 2nd was made by 

Commissioner Pecenka. Vote 3:0, motion carried. 

 

Chairman Scholar stated that they would take comments for case Z# 194-18, Mark Gordon, on 

the rezoning request for parcel # 061-050 on Ft. McAllister Road. 

Commissioner Pecenka made a motion to open the public hearing, and a 2nd was made by 

Commissioner Seagraves. Vote 3:0, motion carried. 

4. Mrs. Clement presented the PUD amendment application. She stated the 

property was originally part of the BLT planned unit development. She 

stated the property was identified as commercial use, with no commercial 

specification, on the original BLT concept master plan. She stated that the 

staff recommended denial, stating that it does not meet the intent of the 

outlined development. She also stated that the applicant did not provide 

enough information regarding amenities or accommodations. 

a. Herb Burnsed, 3633 Ft. McAllister Rd., spoke on the PUD amendment 

proposal for the RV campground on Ft. McAllister Rd. He thinks the area 

is not appropriate for the proposal because the surrounding area is 
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largely residential. He stated that there was no plans submitted for 

storage, landscaping, sanitation, or entrance from a state road. He said 

he never had this kind of information available before and was thankful 

for the recently added information to the County website. He asked if 

the area would have storage or if the storage proposed would contain 

dilapidated RVs. He also stated that the 2017 report from Ft. McAllister 

State Park showed that the park used 53% of its capacity. He also stated 

the importance of the business of the State Park. 

b. Dick Kent, 3655 Ft. McAllister Rd., stated that the community was not in 

favor of the PUD amendment. He solicited opinions from multiple 

residents in the area. 

c. Jim Smith stated that the growth rate has increased dramatically over 

the last twenty years. He recommended bringing together various 

entities of City and County Governments to essential growth and 

development. For those government bodies to have meetings for 

direction. He stated that we cannot build schools fast enough and 

cannot tax people fast enough to house the children. He recommend to 

a one-year moratorium. 

d. Toby Roberts, 415 White Hall Rd., stated the property has no boat 

storage area and would save comments for next meeting. 

Commissioner Seagraves made a motion to close the public hearing, and a 2nd was made by 

Commissioner Pecenka. Vote 3:0, motion carried. 

Commissioner Floyd made a motion to open the regular meeting, and a 2nd was made by 

Commissioner Pecenka. Vote 3:0, motion carried. 

 

A motion was made by Commissioner Floyd to table the rezoning request for Corde Wilson, case 

#Z 191-18, until a timetable is established for reviewing the proposal along with the 

Comprehensive plan, and a 2nd was made by Commissioner Pecenka. Vote 3:0, motion carried. 

A motion was made by Commissioner Pecenka to approve the rezoning application for Travis 

Moore, case # Z197-18, and a 2nd was made by Commissioner Seagraves. Vote 3:0, motion 

carried. 

A motion was made by Commissioner Pecenka to approve the rezoning application for George 

Ruehling, case Z# 195-18 with the condition that access be granted by other property owners for 

access to the private road, Dirt Road, and a 2nd was made by Commissioner Seagraves. Vote 3:0, 

motion carried. 

 

5. Mrs. Clement discussed the first required public hearing for the 

consideration of a Capital Improvement Element. She stated that the 

Comprehensive Plan would be amended to include the Development Fee 

Impact Program and that the Board of Commissioners would review the 

element on the next Board meeting. 
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a. Mr. Billy Edwards presented the Board with the Capital Improvement 

Element to the Comprehensive Plan. He stated that the Development 

Impact Fee Advisory Committee must be appointed prior to the 

establishment of the ordinance and the implementation of the 

Development Impact Fee. He reviewed the materials for the Committee 

on the Transportation/Mobility fees along with the County Ordinance 

requirements. He stated that the Committee would have to review and 

have the first draft prepared for the Board of Commissioners meeting in 

December.  

 

6. Mrs. Clement briefly addressed Planning and Zoning administrational 

procedures, by-laws, IDO changes and meeting times. The staff decided to 

change the Planning and Zoning meeting time to 6:30 p.m. beginning on the 

new calendar year.  

 

Mr. Perkins asked to speak to the board again before closing, asking to consider a vote for the 

case #Z 191-18 for Corde Wilson.  

The Planning Commission expressed the concern for the public not available for the proposal 

and the basis of the Comprehensive Plan. Chairman Scholar stated that they would not take any 

other action tonight on the rezoning request for Corde Wilson, case #Z 191-18, previously voted 

on, and that the applicant should coordinate with staff to have the tabled item placed on a 

future agenda. 

 

5. OTHER BUSINESS 

No other business. 

6. ADJOURNMENT 

Commissioner Pecenka made a motion to adjourn, and a 2nd was made by Commissioner 

Seagraves. Vote 3:0, motion carried. Charmian Scholar adjourned the meeting at 8:26 p.m. 
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BRYAN COUNTY PLANNING & ZONING COMMISSION  

Public Hearing Date: November 6, 2018  

REGARDING THE APPLICATION OF: Mark U. Gordon 

on behalf of James and Paula Massey, requesting the 

rezoning/PUD amendment of parcel, PID# 061-050 in 

unincorporated Bryan County, Georgia. The applicant 

is requesting the property be amended from its 

current PUD zoning to allow an RV campground. 

Staff Report  

by Sara Farr-Newman 

Dated: November 6, 2018 

 

I. Application Summary 

Requested Action: Public hearing and consideration of a PUD amendment for Bryan County.  The 

application by Mark U. Gordon, proposes to amend the PUD zoning for a 6.66 acre parcel, PID# 061-050, 

in unincorporated Bryan County, Georgia, to allow an RV campground.  The land is currently approved 

for boat and RV storage but is vacant. 

Representative:  James B. Blackburn, Jr. 
    
Applicant:  Mark U. Gordon 
   3466 Fort McAllister Road 
   Richmond Hill, GA 31324 
    
Owner:  JAMES AND PAULA MASSEY 
   2817 FORT MCALLISTER ROAD 
   RICHMOND HILL, GA 31324 
 
Applicable Regulations:  
 

 The State of Georgia, Title 36. Local Government Provisions Applicable to Counties and 
Municipal Corporations, Chapter 67. Zoning Proposal Review Procedures, Georgia Code O.C.G.A. 
36-67 

 Bryan County Zoning Ordinance, Chapter 12, Article VI, Amendments, Sec. 610. Standards 
Governing the Exercise of Zoning Power & Sec. 612. Provisional Zoning 
 

II. General Information  

1. Application: A rezoning application was placed by Mark U. Gordon, on September 17, 2018.  
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2. Notice: Public notice for this application was as follows: 

A. Legal notice was published in the Bryan County News on October 18, 2018. 

B. Notice was sent to Surrounding Land Owners on October 15, 2018. 

C. The site was posted for Public Hearing on October 16, 2018. 

D. The Agenda and notice of the Hearing was posted at the County’s website on October 19, 2018. 

 

3. Any disclosures (i.e. conflicts of interest, site visits or ex parte communications)? 

4. Background: The 6.66 acre property is currently vacant.  The surrounding properties are a mix of 

residential uses and PUDs.  The property immediately to the west of the property is zoned PUD and the 

property to the northwest is zoned R-1 and is a suburban neighborhood.  The remaining properties 

surrounding the parcel are zoned A-5. 

The property is located along Fort McAllister Road near the intersection with Highway 144.  The 2016 

South Bryan County Traffic Study analyzed the intersection of Highway 144 and Fort McAllister Road. 

Peak traffic counts ranged from 987 vehicles to 1500 vehicles. 

The Bryan County Comprehensive Plan’s Character area and Future Land Use Map identifies this area as 

Low Density Suburban, which is identified in the Comprehensive Plan as a focus for future development 

and subdivisions.  These areas include retail and homes.  The recommended zoning in these areas 

includes PUD, BN, R-1, and R-2/R-3. 

The original PUD included approval to store boats and RVs, but not to have an RV campground.  The 

County Engineer and Fire Chief have been provided application materials, and as of the date of this 

report, no comment has been received.   

5. Exhibits: The following Exhibits are attached hereto as referenced. All application documents were 

received at the Bryan County Planning office on September 17, 2018 unless otherwise noted.  

“A” Exhibits- Application: 

A-1 Rezone Application 

 

“B” Exhibits- Agency Comments:  

B-1  Environmental Health Comments 

 

“C” Exhibits- Bryan County Supplements  
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C-1 Vicinity Map 

C-2 Current South Bryan Zoning Map 

C-3 Comprehensive Plan South Bryan Character Area Map 

 

“D” Exhibits- Public Comment:  

No Public Comments Received 

III. Ch. 12, Sec. 610 STANDARDS GOVERNING THE EXERCISE OF ZONING POWER 

FOR A REZONE:  

  
(a) In considering any Zoning Map Reclassifications, the following Standards shall be considered, as they 
may be relevant to the application, by the Planning Director, Planning Commission and County 
Commission. Such considerations shall be based on the most intensive Uses and maximum density 
permitted in the requested Reclassification, unless limitations to be attached to the zoning action are 
requested by the applicant:  

(i)  Whether the proposed reclassification is in conformance with the Comprehensive Plan;  

►Staff comment: The Comprehensive Plan Character Area Map of South Bryan County shows that the 

area is projected as Low Density Suburban.  Although PUD is shown as a recommended zoning, the 

Comprehensive Plan clearly indicates that residential PUDs are what is being recommended.  The 

proposal to amend the existing PUD to include an RV park with 25 lots is not in conformance with the 

residential and neighborhood business uses recommended in Low Density Suburban. 

(ii)  Whether the proposed reclassification improves the overall zoning scheme and helps carry out the 

purposes of this Ordinance.  

►Staff comment: Amending the PUD does not improve the overall zoning scheme or help carry out the 

purposes of the Ordinance.  

(iii)  Whether the proposed reclassification is compatible with or would negatively impact the overall 

character and land use pattern or a particular piece of property or neighborhood within one (1) mile of 

the subject Lot;  

►Staff comment:  The proposed PUD amendment would negatively impact the overall character and 

land use pattern of the properties and neighborhoods nearby.  The surrounding areas are largely 

residential, including a neighborhood and homes on large lots.  Introducing a 25 lot RV park would 

negatively impact the residential character of the area. 
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(iv) The adequacy of public facilities and services intended to serve the Lot proposed to be reclassified, 
including but not limited to: Roads, parks and recreational facilities, police and fire protection, Schools, 
stormwater drainage systems, water supplies, wastewater treatment, and solid waste services;  

 

►Staff comment: The RV park, with one proposed entrance and exit, would increase traffic of large 

vehicles on Fort McAllister Road and may create dangerous traffic situations. The Bryan County 

Environmental Health Department expressed concern about the capacity to serve these lots with 

existing services.  They estimate only 9 lots could be supported by existing facilities. 

(v)  Whether the proposed reclassification will adversely affect a known archaeological, historical, 
cultural or environmental resource, such as water or air quality, ground water recharge areas, drainage, 
soil erosion and sedimentation and flooding.  
 

►Staff comment: The lot is located adjacent to a wetland area, so sewage treatment and the trash 

generated by 25 RV lots could negatively impact this natural resource. 

 

(vi) Whether the proposed reclassification will adversely affect the existing Uses or usability of adjacent 

or nearby Lots or the preservation of the integrity of an adjacent neighborhoods;  

 

►Staff comment: The existing residential uses may be negatively impacted by the activities, noise, and 

traffic generated by an RV campground. 

 
(vii)  Whether the proposed reclassification could adversely affect market values of nearby Lots;  
 

►Staff comment: If the RV campground negatively impacts quality of life in the residential areas, it 

would adversely impact market values of nearby lots.  It likely would not impact the value of the 

adjacent PUD lots. 

 

(viii)  Whether the proposed reclassification would require an increase in existing levels of public 

services, including, but not limited to: Schools, parks and recreational facilities, stormwater drainage 

systems, water supplies, wastewater treatment, solid waste services, roads or police and fire protection 

beyond the existing ability of the County or Board of Education to provide;  

►Staff comment: The proposed rezoning would require an increase in sewage treatment and may 

impact roads, fire, and police.  One entrance and exit may not be sufficient for fire and police to safely 

access the site. 
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(ix)  Whether there are other existing or changing conditions affecting the use and development of the 
Lot proposed to be reclassified which give supporting grounds for either approval or disapproval of the 
proposed reclassification;  
 

►Staff comment: None anticipated. 

 
(x)  The existing Uses and zoning of nearby Lots; 
 

►Staff comment: Nearby lots include PUD and the remaining lots are residential or low density 

development zoned R-1 and A-5. 

 
(xi)  The extent to which the value of the Lot proposed to be reclassified is diminished by its existing 
zoning restrictions;  

►Staff comment: The existing zoning does not diminish the value of the lot. 

 
(xii)  The extent that any diminished property value of the Lot proposed to be reclassified resulting from 
its existing zoning restrictions promotes the health, safety, morals or general welfare of the public;  

►Staff comment: Not applicable. 

 
(xiii) The relative gain to the public, as compared to the hardship imposed upon Petitioner, by the 
existing zoning restrictions.  

►Staff comment: Not applicable. 

 
(xiv)  The suitability of the Lot proposed to be reclassified for its current and proposed zoned purposes; 
and  

►Staff comment: Site is not suitable for the proposed use.  While the site is easily accessible via Fort 

McAllister Road, it does not have the capacity to support the proposed 25 lots and includes wetlands 

that could be negatively impacted by the development. 

 
(xv)  The length of time the Lot proposed to be reclassified has been non-income producing as zoned.  

►Staff comment: Not applicable. 

 
(xvi) Whether the proposed reclassification would create an isolated District unrelated to adjacent and 
nearby Districts;  

►Staff comment: The amended PUD would create an isolated use aside from the adjacent PUD lots.  

The remaining uses are unrelated to what is proposed. 
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(xvii)  Whether there are substantial reasons why the Lot cannot be used in accordance with this existing 
zoning classification;  

►Staff comment: The lot can be used as it is currently zoned. 

 

(xviii)  Applications for a Zoning Map Reclassification which do not contain specific site plans carry a 

rebuttable presumption that such rezoning shall adversely affect the zoning scheme.  

►Staff comment: The applicant acknowledges this presumption. 

STAFF RECOMMENDATION 

Staff recommends denying the request to amend the PUD to allow an RV Campground. 

 

V. Recommendation 

Recommendation: The Commission may recommend that the amendment be granted as requested, or 

it may recommend approval of the amendment requested subject to provisions, or it may recommend 

that the amendment be denied. 

The Commission may continue the hearing for additional information from the applicant, additional 

public input or for deliberation. 

►Motion Regarding Compliance with Comprehensive Plan: Having considered the evidence in the 

record, upon motion by Commissioner _______________, second by Commissioner _____________, 

and by vote of __ to __, the Commission hereby finds the proposed rezone map amendment is/is not in 

accordance with the Comprehensive Plan. 

If found in accordance with the Plan, the Commission may recommend the amendment be granted as 

requested, or it may recommend approval of the amendment requested subject to provisions, or it may 

recommend that the amendment be denied. 

 ►Motion Regarding Recommendation: Having considered the evidence in the record, upon motion by 

Commissioner _______________, second by Commissioner _____________, and by vote of __ to __, the 

Commission hereby recommends approval as proposed/approval with provisions/denial of the proposed 

amendment. 
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R-1 - SINGLE FAMILY RESIDENTIAL
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BRYAN COUNTY PLANNING & ZONING COMMISSION  

Public Hearing Date: December 6, 2018  

REGARDING THE APPLICATION OF: John Mowry, on 

behalf of Simcoe at Belfast, for a rezoning application, 

for a 15.65 acre parcel, PID# 056-047-01 and 056-048, 

off of Belfast River Road in unincorporated Bryan 

County, Georgia, currently zoned A-5. 

Staff Report  

by Sara Farr-Newman 

Dated: November 19, 2018 

 

I. Application Summary 

Requested Action: Public hearing and consideration of a rezoning application for John Mowry on behalf 

of Simcoe at Belfast, which proposes to rezone the 15.65 acre lot located on Belfast River Road, , PID# 

056-047-01 and 056-048, for ten (10) residential lots from an A-5 to an R-1. 

 

Representative:  JOHN MOWRY 
    
Applicant:  JOHN MOWRY 
   HOI CONSTRUCTION 
Owner:  SIMCOE AT BELFAST 
   PO BOX 3097 
   RICHMOND HILL, GA 31324 
 
 
Applicable Regulations:  
 

 The State of Georgia, Title 36. Local Government Provisions Applicable to Counties and 
Municipal Corporations, Chapter 67. Zoning Proposal Review Procedures, Georgia Code O.C.G.A. 
36-67 

 Bryan County Zoning Ordinance, Chapter 12, Article VI, Amendments, Sec. 610. Standards 
Governing the Exercise of Zoning Power & Sec. 612. Provisional Zoning 
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II. General Information  

1. Application: A rezoning application was placed by John Mowry, on behalf of the property owner, 

Simcoe at Belfast, PO Box 3097, Richmond Hill, GA 31324, on October 31, 2018. After reviewing the 

application, the Administrator certified the application as being generally complete on November 9, 

2018.  

2. Notice: Public notice for this application was as follows:  

A. Legal notice was published in the Bryan County News on November 22, 2018. 
B. Notice was sent to Surrounding Land Owners on November 19, 2018. 

C. The site was posted for Public Hearing on November 19, 2018. 

D. The Agenda and notice of the Hearing was posted at the County Courthouse and the County’s website 

on November 29, 2018. 

 

3. Any disclosures (i.e. conflicts of interest, site visits or ex parte communications)?  

4. Background:  

The property is located off Belfast River Road.  On August 13, 2013 a Conditional Use Permit (CUP #141-

13) for mining was approved.  The approval included the condition that if any residence was built on the 

lot the owner would be required to tie into the county system.  The mining of the property is now 

complete, and the applicant is requesting approval to rezone to R-1 with a plan to create a 10 lot 

subdivision.   

The nearby intersection of Belfast River Road and GA 144 has a range of 952 to 1524 vehicles during 

peak hour traffic.  Surrounding properties include a variety of zones including A-5, R-1, R-30, and PUD.  

There are several subdivisions/neighborhoods nearby the property.  

5. Exhibits: The following Exhibits are attached hereto as referenced. All application documents were 

received at the Bryan County Planning office on November 9, 2018, unless otherwise noted.  

“A” Exhibits- Application:  

A-1 Rezone Application Z#199-18 

A-2 Preliminary Site Plan 

A-3 Property Plat 
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“B” Exhibits- Agency Comments:  

No comments received as of date of report. 

 

“C” Exhibits- Bryan County Supplements  

C-1 Vicinity Map 

C-2 Current Zoning Map 

C-3 Comprehensive Plan South Bryan Character Area Map 

 

“D” Exhibits- Public Comment:  

No Public Comments Received. 

Section 610. - Standards governing the exercise of zoning power ("standards"). 

(a) In considering any zoning map reclassifications, the following standards shall be considered, as 
they may be relevant to the application, by the planning director, planning commission and 
county commission. Such considerations shall be based on the most intensive uses and maximum 
density permitted in the requested reclassification, unless limitations to be attached to the 
zoning action are requested by the applicant.  

 

(i) Whether the proposed reclassification is in conformance with the comprehensive plan; 

 

►Staff comment: The comprehensive plan character area map of South Bryan County shows the area 
is designated Conservation Lands.  These areas contain wetlands and floodplain functions with limited 
development options and a recommended zoning of DM-1; however, the area where the rezoning is 
proposed does not contain wetlands nor is it located within a Special Flood Hazard Area.  It is adjacent 
to an already existing development.  This location makes the rezoning still compatible with the 
comprehensive plan, though future development will need to be contained to the areas without 
wetlands near existing development. 

 

(ii) Whether the proposed reclassification improves the overall zoning scheme and helps carry out 
the purposes of this ordinance. 

 

►Staff comment: The rezoning would be compatible with the zoning scheme in the area and be 
consistent with the ordinance and comprehensive plan. 

 

(iii) Whether the proposed reclassification is compatible with or would negatively impact the overall 
character and land use pattern or a particular piece of property or neighborhood within one mile of 
the subject lot;  
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►Staff comment: The area is continuing to become suburban residential, so the proposed use of R-1 
would be compatible with the neighborhoods and property located within one mile.  

 

(iv)The adequacy of public facilities and services intended to serve the lot proposed to be 
reclassified, including, but not limited to, roads, parks and recreational facilities, police and fire 
protection, schools, storm water drainage systems, water supplies, wastewater treatment, and solid 
waste services; 

  

►Staff comment:  As a general rule in residential developments, at 10 average daily trips per 
household, we can anticipate approximately 100 additional trips to impact local roads in the 
rezoning and approval of this property.   There is one interior road proposed with two access points.  
There will be a small common area and pump station.  The property will tie into the County’s 
utilities.  The small size of the development is likely to have a limited impact on public facilities 
overall. 

 

(v)Whether the proposed reclassification will adversely affect a known archaeological, historical, 
cultural or environmental resource, such as water or air quality, ground water recharge areas, 
drainage, soil erosion and sedimentation and flooding;  

 

►Staff comment: There is no known impact as no special flood hazard areas or wetlands exist on 
the property.  There is however, a reclaimed pond on-site which was previously used for mining 
activity.  The applicant has provided a copy of the Final Reclamation Report which notes the 
developer’s intent to incorporate the reclaimed pond as a part of a residential development.  

 

(vi)Whether the proposed reclassification will adversely affect the existing uses or usability of 
adjacent or nearby lots or the preservation of the integrity of a [any] adjacent neighborhoods;  

 

►Staff comment: The surrounding area is a mix of residential types and open land/silviculture.  The 
reclassification will not affect these uses. 

 

(vii)Whether the proposed reclassification could adversely affect market values of nearby lots;  

 

►Staff comment: No adverse effect anticipated. 

 

(viii)Whether the proposed reclassification would require an increase in existing levels of public 
services, including, but not limited to, schools, parks and recreational facilities, storm water drainage 
systems, water supplies, wastewater treatment, solid waste services, roads or police and fire 
protection beyond the existing ability of the county or board of education to provide;  

 

►Staff comment: As stated previously, there is an anticipated demand on public services, but it 
should be minimal. 
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(ix)Whether there are other existing or changing conditions affecting the use and development of 
the lot proposed to be reclassified which give supporting grounds for either approval or disapproval 
of the proposed reclassification;  

 

►Staff comment: None to our knowledge. 
 

(x)The existing uses and zoning of nearby lots;  

 

►Staff comment: Surrounding land uses include residential subdivisions and large lot residential or 
silviculture.   

 

(xi)The extent to which the value of the lot proposed to be reclassified is diminished by its existing 
zoning restrictions;  

 

►Staff comment: The lot will be more valuable when rezoned to an R-1 zoning. 

 

(xii) The extent that any diminished property value of the lot proposed to be reclassified resulting 
from its existing zoning restrictions promotes the health, safety, morals or general welfare of the 
public;  

 

►Staff comment: Not applicable. 

 

(xiii) The relative gain to the public, as compared to the hardship imposed upon petitioner, by the 
existing zoning restrictions;  

 

►Staff comment: Not applicable. 

 

(xiv) The suitability of the lot proposed to be reclassified for its current and proposed zoned 
purposes;  

 

►Staff comment: The R-1 rezoning is in keeping with the surrounding development; however, this 
lot is unusual due to its previous use as a mine.  This use created a lagoon that is proposed to be 
used for recreation and stormwater management, but may result in some challenges for the 
proposed use as a 10-lot subdivision due to the limited developable area remaining.  

 

(xv) The length of time the lot proposed to be reclassified has been nonincome producing as zoned;  

 

►Staff comment: The lot was used for surface mining, but has been nonincome producing for two 
years. 

 

(xvi)Whether the proposed reclassification would create an isolated district unrelated to adjacent 
and nearby districts;  
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►Staff comment: The rezoning would not create an isolated district.  There are several nearby 
residential neighborhoods, including one immediately adjacent to the property. 

 

(xvii) Whether there are substantial reasons why the lot cannot be used in accordance with this 
existing zoning classification;  

 

►Staff comment: The lot could be utilized under the existing zoning, but the requested zoning is not 
out of character for the surrounding area.  

 

(xviii) Applications for a zoning map reclassification which do not contain specific site plans carry a 
rebuttable presumption that such rezoning shall adversely affect the zoning scheme 

 

►Staff comment: Site plans are provided; however, the site plan shows lots that include portions of 
the lagoon in the lot size calculation.  Including portions of the lagoon to achieve the minimum lot 
area requirements  is not encouraged as the lagoon is proposed to be used as common recreation 
area and for stormwater management.  This will need to be further addressed with the subdivision 
application, and should be noted at this time that approval of the rezoning does not constitute 
approval of the submitted conceptual site plan. 

 

STAFF RECOMMENDATION 

Staff recommends approval of the rezoning from A-5 to R-1,  

 

 

IV. Recommendation 

Recommendation: The Commission may recommend that the application be granted as requested, or it 

may recommend approval of the application requested subject to conditions, or it may recommend that 

the amendment be denied. 

The Commission may continue the hearing for additional information from the applicant, additional 

public input or for deliberation. 

►Motion Regarding Compliance with Comprehensive Plan: Having considered the evidence in the 

record, upon motion by Commissioner _______________, second by Commissioner _____________, 

and by vote of __ to __, the Commission hereby finds the proposed application is/is not in accordance 

with the Comprehensive Plan. 
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If found in accordance with the Plan, the Commission may recommend the application be granted as 

requested, or it may recommend approval of the application requested subject to provisions, or it may 

recommend that the application be denied. 

 ►Motion Regarding Recommendation: Having considered the evidence in the record, upon motion by 

Commissioner _______________, second by Commissioner _____________, and by vote of __ to __, the 

Commission hereby recommends approval as proposed/approval with provisions/denial of the proposed 

PUD application. 

 

 

Recommended Conditions of Approval: 

1. That the existing lagoon, to include a 10’ perimeter around the water’s edge, be placed under 

the ownership and control of a Home Owner’s Association (HOA) for the operation and 

maintenance of the facilities, and that minimum lot area requirements for the individual 

residential lots be achieved utilizing the remaining upland area. 

2.  
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BRYAN COUNTY PLANNING & ZONING COMMISSION  

Public Hearing Date: December 6, 2018  

REGARDING THE APPLICATION OF: Raymond Pittman, 

on behalf of Scott Stanford, for a rezoning application, 

for a 126 acre parcel, PID# 063 001, off of Oak Level 

Road in unincorporated Bryan County, Georgia, 

currently zoned A-5. 

Staff Report  

by Sara Farr-Newman 

Dated: November 19, 2018 

 

I. Application Summary 

Requested Action: Public hearing and consideration of a rezoning application for Raymond Pittman on 

behalf of Scott Stanford, which proposes to rezone the 126 acres parcel located off Oak Level Road , 

PID# 063 001, for 171 residential lots from an A-5 to an R-1. 

 

Representative:  RAY PITTMAN 
    
Applicant:  SCOTT STANFORD 
   PO BOX 741 
   RICHMOND HILL, GA 31324 
Owner:  SCOTT STAFFORD 
   175 CEDAR STREET 
   RICHMOND HILL, GA 31324 
 
 
Applicable Regulations:  
 

 The State of Georgia, Title 36. Local Government Provisions Applicable to Counties and 
Municipal Corporations, Chapter 67. Zoning Proposal Review Procedures, Georgia Code O.C.G.A. 
36-67 

 Bryan County Zoning Ordinance, Chapter 12, Article VI, Amendments, Sec. 610. Standards 
Governing the Exercise of Zoning Power & Sec. 612. Provisional Zoning 
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II. General Information  

1. Application: A rezoning application was placed by Raymond Pittman, on behalf of the property 

owner, Scott Stanford 175 Cedar Street, Richmond Hill, GA 31324, on November 1, 2018. After reviewing 

the application, the Administrator certified the application as being generally complete on November 9, 

2018.  

2. Notice: Public notice for this application was as follows:  

A. Legal notice was published in the Bryan County News on November 22, 2018. 
B. Notice was sent to Surrounding Land Owners on November 19, 2018. 

C. The site was posted for Public Hearing on November 19, 2018. 

D. The Agenda and notice of the Hearing was posted at the County Courthouse and the County’s website 

on November 29, 2018. 

 

3. Any disclosures (i.e. conflicts of interest, site visits or ex parte communications)?  

4. Background:  

The property is located off Oak Level Road.  It is a portion of the parcel with PID # 063 001.  The property 

will be used as Phase IV of the Woodland Trail Subdivision.  Phases I, II, and III were previously rezoned 

from A-5 to R-1 (Z#151-14 and Z#145-12).  The applicant is requesting approval to rezone to R-1 with a 

plan to create 171 residential lots.  This request was sent to the Coastal Regional Commission for DRI 

consideration on November 6th, as it exceeds the Development of Regional Impact (DRI) threshold 

established by the Department of Community Affairs.  As of the date of this report, the findings from 

that review are still pending.    

The nearby intersection of Oak Level Road and GA 144 has a range of 419 to 598 peak hour traffic 

counts.  Surrounding properties are mainly A-5 and R-1, including the adjacent three phases of the 

neighborhood, which are R-1 as well.  A turn lane is planned along Oak Level Road.  

5. Exhibits: The following Exhibits are attached hereto as referenced. All application documents were 

received at the Bryan County Planning office on August 6, 2018, unless otherwise noted.  

“A” Exhibits- Application:  

A-1 Rezone Application Z#200-18 

A-2 Preliminary Site Plan 
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A-3 Property Plat 

 

“B” Exhibits- Agency Comments:  

No comments received as of date of report. 

 

“C” Exhibits- Bryan County Supplements  

C-1 Vicinity Map 

C-2 Current Zoning Map 

C-3 Comprehensive Plan South Bryan Character Area Map 

 

“D” Exhibits- Public Comment:  

No Public Comments Received. 

Section 610. - Standards governing the exercise of zoning power ("standards"). 

(a) In considering any zoning map reclassifications, the following standards shall be considered, as 
they may be relevant to the application, by the planning director, planning commission and 
county commission. Such considerations shall be based on the most intensive uses and maximum 
density permitted in the requested reclassification, unless limitations to be attached to the 
zoning action are requested by the applicant.  

 

(i) Whether the proposed reclassification is in conformance with the comprehensive plan; 

 

►Staff comment: The comprehensive plan character area map of South Bryan County shows that the 
area is designated Low Density Suburban Characteristics.  R-1 is listed as one of the zoning categories 
that could be allowed in this district.  

 

(ii) Whether the proposed reclassification improves the overall zoning scheme and helps carry out 
the purposes of this ordinance. 

 

►Staff comment: The rezoning would be compatible with the zoning scheme in the area and be 
consistent with the ordinance and comprehensive plan.  This is the fourth phase of an existing 
development, so the zoning is compatible and consistent with the comprehensive plan. 

 

(iii) Whether the proposed reclassification is compatible with or would negatively impact the overall 
character and land use pattern or a particular piece of property or neighborhood within one mile of 
the subject lot;  
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►Staff comment: The area is continuing to become residential, so the proposed use of R-1 would be 
compatible with the neighborhoods and property located within one mile.  

 

(iv)The adequacy of public facilities and services intended to serve the lot proposed to be 
reclassified, including, but not limited to, roads, parks and recreational facilities, police and fire 
protection, schools, storm water drainage systems, water supplies, wastewater treatment, and solid 
waste services; 

  

►Staff comment: Sewer and water have already been extended along Oak Level Road to 
accommodate the Woodland Trail development. There is an existing fire station less than 3 miles 
from this phase and a turning lane will be installed on Oak Level Road per the traffic study 
recommendation.  There will be additional students generated due to this development, but the 
applicant indicated the buildout year will coincide with the projected opening of the new high school 
and elementary school. 

 

(v)Whether the proposed reclassification will adversely affect a known archaeological, historical, 
cultural or environmental resource, such as water or air quality, ground water recharge areas, 
drainage, soil erosion and sedimentation and flooding;  

 

►Staff comment: There are wetlands located on the property.  These wetlands have been 
delineated and the site plan included indicates they will not be included in lots or building envelopes.  
The applicant indicated that the property is in an X flood zone; however, there is an AE zone close 
by, so they will need to verify this does not encroach on the property. 

 

(vi)Whether the proposed reclassification will adversely affect the existing uses or usability of 
adjacent or nearby lots or the preservation of the integrity of a [any] adjacent neighborhoods;  

 

►Staff comment: The surrounding area is a mix of residential types and open land/silviculture.  The 
reclassification will not impact these uses. 

 

(vii)Whether the proposed reclassification could adversely affect market values of nearby lots;  

 

►Staff comment: No adverse effect anticipated. 

 

(viii)Whether the proposed reclassification would require an increase in existing levels of public 
services, including, but not limited to, schools, parks and recreational facilities, storm water drainage 
systems, water supplies, wastewater treatment, solid waste services, roads or police and fire 
protection beyond the existing ability of the county or board of education to provide;  

 

►Staff comment: The new phase will lead to an increase in public services.  The water and sewer 
will be provided by Bryan County.  A traffic study was completed that recommended another 
entrance and a deceleration lane, which the applicant will comply with.  There is a fire station 
nearby, as well.  The schools should be able to accommodate the additional students with the 
construction of the future high school and elementary school. 
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(ix)Whether there are other existing or changing conditions affecting the use and development of 
the lot proposed to be reclassified which give supporting grounds for either approval or disapproval 
of the proposed reclassification;  

 

►Staff comment: None to our knowledge. 
 

(x)The existing uses and zoning of nearby lots;  

 

►Staff comment: Surrounding land uses include residential subdivisions and large lot residential or 
silviculture.   

 

(xi)The extent to which the value of the lot proposed to be reclassified is diminished by its existing 
zoning restrictions;  

 

►Staff comment: The lot will be more valuable when rezoned to an R-1 zoning. 

 

(xii) The extent that any diminished property value of the lot proposed to be reclassified resulting 
from its existing zoning restrictions promotes the health, safety, morals or general welfare of the 
public;  

 

►Staff comment: Not applicable. 

 

(xiii) The relative gain to the public, as compared to the hardship imposed upon petitioner, by the 
existing zoning restrictions;  

 

►Staff comment: Not applicable. 

 

(xiv) The suitability of the lot proposed to be reclassified for its current and proposed zoned 
purposes;  

 

►Staff comment: The R-1 rezoning is in keeping with the surrounding development and increasing 
growth of the area.  This phase is also appropriate as an extension of the existing neighborhood. 

 

(xv) The length of time the lot proposed to be reclassified has been nonincome producing as zoned;  

 

►Staff comment: The lot has been undeveloped for over thirty years other than silviculture.   

 

(xvi)Whether the proposed reclassification would create an isolated district unrelated to adjacent 
and nearby districts;  
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►Staff comment: The rezoning would not create an isolated district.  There are several nearby 
residential suburbs, including phases one through three of the neighborhood immediately adjacent 
to this site. 

 

(xvii) Whether there are substantial reasons why the lot cannot be used in accordance with this 
existing zoning classification;  

 

►Staff comment: The lot could be utilized for the potential zoning, although the requested zoning is 
not out of character for the surrounding areas.  

 

(xviii) Applications for a zoning map reclassification which do not contain specific site plans carry a 
rebuttable presumption that such rezoning shall adversely affect the zoning scheme 

 

►Staff comment: Site plans provided. 

 

STAFF RECOMMENDATION 

Staff recommends approval of the rezoning to R-1, subject to a DRI finding that the project is in the best 

interest of the region. 

 

IV. Recommendation 

Recommendation: The Commission may recommend that the application be granted as requested, or it 

may recommend approval of the application requested subject to conditions, or it may recommend that 

the amendment be denied. 

The Commission may continue the hearing for additional information from the applicant, additional 

public input or for deliberation. 

►Motion Regarding Compliance with Comprehensive Plan: Having considered the evidence in the 

record, upon motion by Commissioner _______________, second by Commissioner _____________, 

and by vote of __ to __, the Commission hereby finds the proposed application is/is not in accordance 

with the Comprehensive Plan. 

If found in accordance with the Plan, the Commission may recommend the application be granted as 

requested, or it may recommend approval of the application requested subject to provisions, or it may 

recommend that the application be denied. 
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 ►Motion Regarding Recommendation: Having considered the evidence in the record, upon motion by 

Commissioner _______________, second by Commissioner _____________, and by vote of __ to __, the 

Commission hereby recommends approval as proposed/approval with provisions/denial of the proposed 

PUD application. 

Recommended Conditions of Approval: 

1. The developer will comply with the recommendations of the Traffic Impact and Access Study for 

the installation of an Oak Level Road turning lane and second entrance to the subdivision.  
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 Bryan County Zoning Regulations with Proposed IDO Amendments   

ARTICLE III. - ADMINISTRATION   

Section 300. - Application of zoning ordinance.   

Except as otherwise provided, no structure or lot shall, after the effective date of this ordinance, be used and 

no structure or part thereof shall be erected, altered or moved unless in conformity with the requirements herein 

specified for the zoning district in which it is located. In their interpretation and application, the provisions of this 

ordinance shall be considered minimum requirements adopted for the promotion of the public health, safety, 

morals, convenience, order, prosperity and general welfare of the county.  

Section 301. - Duties, building permits and certificates of occupancy.   

All questions of interpretation and enforcement shall first be presented to the planning director; any aggrieved 

party may appeal a decision of the planning director to the board of appeals Planning and Zoning Commission.   

(a) Enforcing officer. The provisions of this ordinance shall be administered and enforced by the planning 

director and his designees. These officials shall have the right to enter upon any premises for the purpose 

of making inspections they deem necessary to carry out their duties in the enforcement of this ordinance.   

(b) Building permits/certificate of occupancy. The planning director or his designee shall issue all building 

permits and certificates of occupancy and make and maintain records thereof, and conduct inspections 

as prescribed by this ordinance and as necessary to insure compliance of this ordinance.   

(c) Building permits required. No building permits shall be issued until the planning director, or his designee, 

certifies that the proposed construction is in compliance with this ordinance.   

(d) Certificate of occupancy. No lot, or structure or part thereof hereafter erected, moved or altered in its 

use, shall be occupied or used until the planning director or his designee has, pursuant to chapter 11 [now 

chapter 103, article II] of the Bryan County Code, issued a certificate of occupancy. Such occupancy or use 

must also conform with the provisions of this ordinance.   

(Ord. of 3-3-1998)   

Section 302. Development Review Committee  

a. Purpose. The Development Review Committee (DRC) is intended to collect, coordinate,secure 

comments, coordinate responses, and resolve conflicts from input provided by various City 

departments and other agencies having responsibility for review or providing services to 

proposed development.  

b. Membership. The Planning Director shall serve as the chair and coordinator for all DRC 

meetings. Other participants, who shall participate as needed in the review of specific  

applications shall include the Engineering Director, Fire Chief, County Health Director, and Public 

Works Director. At the discretion of the Planning Director, representatives from other Bryan 

County public service agencies may be asked to comment on development or participate in DRC 

meetings.   

c. Responsibilities.  The DRC shall be responsible for reviewing applications as requested by the 

Planning Director; evaluating compliance with the requirements of Bryan County’s development 

regulations and other technical requirements; recommending site and building design 

modifications to ensure greater compliance with adopted standards; and providing identifying 



 

Bryan County Zoning Ordinance  2  Revised 11-28-18  

public improvement implications for the following types of actions pursuant to the procedures 

in zoning ordinance and subdivision regulations:  

1. Comprehensive plan map and text amendments;  

2. Zoning map and text amendments;  

3. Zoning ordinance text amendments  

4. Planned unit development applications;  

5. Conditional use permit applications;  

6. Site plan applications;  

7. Variance applications;  

8. Subdivision applications; and   

9. Administrative development approvals.  

(IDO – 10-9-18) 

ARTICLE IV. - DECISION MAKING AND ADMINISTRATIVE BODIES   

Section 400. - Department of planning and zoning ("planning department").   

In addition to any authority granted to the planning department by other laws and ordinances, the planning 

director and the employees under his control, shall have the following powers and duties, which include, but are not 

limited to, the following:   

(a) To serve as staff to the county commission and the planning commission, with regard to their functions 

under this ordinance, and to inform such bodies of all facts and information with respect to applications 

for amendments to the zoning map, the preparation, adoption, and updating of the comprehensive plan, 

or any other matters brought before them.   

(b) To maintain a copy of this ordinance and the zoning map.   

(c) To maintain development review files and other public records related to administration and 

enforcement of this ordinance.   

(d) To recommend and comment on proposed amendments to this ordinance and the zoning map.   

(e) To establish such rules of procedure as are necessary and proper for the administration of this ordinance.   

(f) To enforce this ordinance.   

(g) To render interpretations of the provisions of this ordinance and the zoning district boundaries indicted 

on the zoning map.  

Section 401. - Bryan County engineering and inspections department ("engineering and inspections 

department").   

In addition to any authority granted to the engineering and inspections department by other laws and 
ordinances, the engineering director and the employees under his control shall have the following powers and 
duties, which include, but are not limited to, the following:   

(a) Reserved.   
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(b) To review rezoning petitions to determine compliance of the proposed development with county 

requirements for engineering, erosion control, traffic circulation, traffic generation, parking, loading and 

unloading, connections to public street rights-of-way and drainage.   

(c) As requested by the planning director, to provide the county commission or the planning commission 

with reports and recommendations with respect to matters before those bodies under the provisions of 

this ordinance.   

(Ord. of 3-3-1998)  

Section 402. - Bryan County board of education ("board of education").   

In addition to any authority granted to the board of education by other laws and ordinances, the 

superintendent and the employees under his control shall have the following powers:   

(a) When requested by the planning director or county commission, review applications for rezoning 

petitions to evaluate the impact of the proposed rezoning on the availability of existing and planned 

educational facilities, teachers and staff.   

(b) When requested by the planning director or county commission, provide to the county commission or 

planning commission, reports or recommendations with respect to matters before those bodies.   

(Ord. of 3-3-1998)  

ARTICLE V. – Appeals, Variances and Administrative Relief  

Section 500. Appeals to Ministerial Decisions.  

a. Purpose. The Planning and Zoning Commission shall function as the County’s Board of 

Adjustment shall have the power to decide appeals to any decision on a development 

application made by the Planning Director or other member of the County’s administration. Any 

person aggrieved of such a decision may appeal the decision to the Planning and Zoning 

Commission and in the manner provided in this section. The provisions of this section do not 

apply to engineering decisions on construction plans made by the Engineering Director.   

b. Application. The appeals application shall be filed with the Planning Director and shall state fully 

the decision being appealed and the reasons that the applicant believes the decision was made 

in error. The application to appeal shall be filed within thirty (30) days of receiving notice of the 

development decision being appealed. The Planning Director shall prepare a report making 

findings and recommendations on the application and authorize notice to be provided.   

c. Notice for Appeals. The applicant shall provide the following notice shall be provided:  

1. Mailed Notice.  Mail notice of the date, time, location and topic of a public hearing on the 

lot split or conveyance plat appeal to the owners of all parcels located within 300 feet as 

measured from the nearest property line to the nearest property line. If the subdivision 

triggers the requirement for a traffic impact analysis pursuant to article XV of the 

subdivision regulations notice shall be required to be mailed to all properties located within 

600 feet of the proposed subdivision.  

2. Posted Notice. At least one (1) Sign shall be posted at least fourteen (14) days prior to the 

hearing in conspicuous places visible from each street along the frontage of the subject 

property. Signs shall be in a form approved by the Planning Director with the words “Zoning 
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Decision” in six (6) inch tall lettering and the planning department phone number clearly 

legible from the street.  

3. Published Notice. Publish notice in a newspaper of general circulation within Bryan County 

in the public notices section at least 15 days, but not more than 45 days prior to the hearing.  

d. Stay of Proceeding. An appeal stays all actions by the Planning Director seeking enforcement of 

or compliance with the order or decision appealed from, unless the Planning Director certifies to 

the Planning and Zoning Commission that a stay would cause imminent peril to life or property. 

If enforcement is not stayed, then the Planning and Zoning Commission shall meet and hear the 

appeal within thirty (30) days after such request is filed.  

e. Bases for Planning and Zoning Commission Action. In evaluating an Appeal, the Board of 

Adjustment shall determine whether the decision being appealed:  

1. Was made based on correct interpretation of the applicable regulations; and  

2. Reflected the correct response to the application that was approved, denied or conditionally 

approved.  

f. Planning and Zoning Commission Action. The Planning and Zoning Commission shall conduct a 

public hearing and may:   

1. Reverse or affirm, wholly or partly, or may modify the order, requirement, decision, or 

determination appealed.   

2. Make such order, requirement, decision, or determination as ought to be made, providing a 

statement of the specific reasons or findings of fact; and   

3. Exercise all the powers of the officer or agency from whom the appeal is taken.  

g. Findings Required. A motion to reverse, affirm or modify the order, requirement, decision or 

determination appealed from shall include, in so far as practicable, a statement of the specific 

reasons or findings of facts that support the motion.   

h. Failure to Act. If a motion to reverse or modify is not made or fails to receive a majority vote 

necessary to overturn the action being appealed, then a motion to uphold the decision appealed 

from is deemed approved.   

i. Burden of Proof in Appeals. When an appeal is taken to the Planning and Zoning Commission in 

accordance with this section, the Planning Director shall have the initial burden of presenting to 

the Board sufficient evidence and argument to justify the decision appealed from. The burden of 

presenting evidence and argument to the contrary then shifts to the appellant, who also shall 

have the burden of persuasion.  

j. Exemption Based on Constitutional or Statutory Claims. The Board of Adjustment may approve 

an exemption from the requirements of this UDO, to the extent necessary to comply with or 

conform to federal or state law, or to avoid or resolve any alleged violation federal or state law 

caused by the enforcement of any regulation imposed by this UDO. Any person desiring such an 

exemption shall file a written petition with the Planning Director, who shall forward the petition 

to the Board of Adjustment for purposes of conducting a public hearing on the petition and 

issuing a final determination. The petition shall include separate statements that:   

1. Advise to which particular regulation of the County the requested exemption relates;   
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2. Explain how the regulation is not in conformance with federal or state law, or how it 

allegedly violates federal or state law;   

3. Describe how granting the exemption would be in the public interest and not be contrary to 

the public health, safety, and welfare; and   

4. Describe the intended use of land or activity for which the exemption is being sought.  

Section 501. Variances.  

a. Purpose. The Planning and Zoning Commission shall function as the County’s Board of  

Adjustment shall have the power to vary the provisions of Chapters 12 and 13 of the Bryan 

County Code when the applicant demonstrates that the criteria in this section justify relief from 

the strict application of the regulations in chapters 12 and 13. No change in permitted uses may 

be authorized by variance.  

b. Application. The variance application shall be filed with the Planning Director and shall comply 

with the requirements established in Appendix A. The application shall state fully the special 

conditions applying to the building, other structure or land for which such variance is sought and 

how the application satisfies the criteria established herein.  

c. Review. The Planning Director shall review the application and shall determine if the application 

is complete pursuant to the provisions of sections 403 and 404 of the County’s subdivision 

regulations.  Upon finding that the application is complete, the Planning Director shall prepare a 

report making findings and recommendations on the application based on paragraph d of this 

section and authorize notice to be provided.   

d. Notice for AppealsVariances. The applicant shall provide the following notice shall be provided:  

1. Mailed Notice.  Mail notice of the date, time, location and topic of a public hearing on the 

lot split or conveyance plat variance to the owners of all parcels located within 300 feet as 

measured from the nearest property line to the nearest property line. If the subdivision 

triggers the requirement for a traffic impact analysis pursuant to article XV of the 

subdivision regulations notice shall be required to be mailed to all properties located within 

600 feet of the proposed subdivision.  

2. Posted Notice. At least one (1) Sign shall be posted at least fourteen (14) days prior to the 

hearing in conspicuous places visible from each street along the frontage of the subject 

property. Signs shall be in a form approved by the Planning Director with the words “Zoning 

Decision” in six (6) inch tall lettering and the planning department phone number clearly 

legible from the street.  

3. Published Notice. Publish notice in a newspaper of general circulation within Bryan County 

in the public notices section at least 15 days, but not more than 45 days prior to the hearing.  

a. Review Criteria. A variance may be granted by the Board of Adjustment if it finds that:  

1. Unnecessary hardship would result from the strict application of the ordinance. It shall not 

be necessary to demonstrate that, in the absence of the variance, no reasonable use can be 

made of the property;  

2. The hardship results from conditions that are peculiar to the property, such as location, size 

or topography. Hardships resulting from personal circumstances, as well as hardships 
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resulting from conditions that are common to the neighborhood or the general public may 

not be the basis for granting a variance.  

3. The hardship did not result from actions taken by the applicant or the property owner. The 

act of purchasing property with knowledge that circumstances exist that may justify granting 

a variance shall not be regarded as a self-created hardship.  

4. The requested variance is consistent with the spirit, purpose and intent of the ordinance, 

such that public safety is secured, and substantial justice is achieved.  

b. Planning and Zoning Commission Hearing. The Planning and Zoning Commission shall conduct a 

public hearing and approve, conditionally approve or deny of the application.    

1. Before granting a variance, the Commission must affirm by a four-fifths (4/5) majority that 

each of the required findings set forth as criteria in paragraph d of this section are true. In so 

far as practicable, a motion to make an affirmative finding on each of the requirements shall 

include a statement of the specific reasons or findings of fact supporting each criterion.   

2. In granting variances, the Board of Adjustment may impose such reasonable conditions as 

will ensure than the use of the property to which the variance applies will be as compatible 

as practicable with the surrounding properties.  

3. A motion to deny a variance may be made on the basis that any one or more of the criteria 

are not satisfied or that the application is incomplete. In so far as practicable, such a motion 

shall include a statement of the specific reasons or findings of fact that support it. This 

motion shall be adopted as the Commission's decision if supported by more than one-fifth 

(1/5) of the Commission's membership (excluding vacant seats).  

c. Effect of Approval.  

1. Except when the Planning and Zoning Commission specifies that the variance shall be issued 

for an indefinite duration or for a specified duration, the variance shall expire one (1) year 

after the approval unless the applicant establishes the building, structure or other 

improvement for which the variance was sought.   

2. The nature of the variance and any conditions attached to it shall be entered on the face of 

the zoning permit or the zoning permit may simply note the issuance of the variance and 

refer to the written record of the variance for further information. All such conditions are 

enforceable in the same manner as any other applicable requirement of this chapter.  

Section 502. Administrative Relief.  

a. Purpose. Administrative relief provides for expeditious review of minor deviations from the 

provisions of this chapter under specified circumstances. The administrative relief process does 

not involve a public hearing unless a decision is appealed by the applicant to the Planning and 

Zoning Commission.  

b. Initiation. The Board of County Commissioners, County Administrator or property owner may 

initiate an application. The applicant shall file a completed application with the Planning Director 

in conformance with the Appendix A.   

c. Types of Administrative Relief. Administrative relief may be granted for any of the following 

situations:  
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1. Building Setback Reduction:   The side and rear building setbacks shall not be less than 

ninety (90) percent of the minimum setback requirement. Front building setbacks shall not 

be less than eighty (80) percent of the minimum setback requirement. All setbacks shall be 

required to meet minimum requirements of the Fire Code.  

2. Minimum Lot Area:  Minimum lot area may be reduced by up to ten (10) percent provided 

that not more than the lesser of 4 or ten (10) percent of the lots within the subdivision are 

affected.  

3. Landscaping and Buffers:  Minimum buffer width and planting requirements may be 

reduced provided that the average width of the buffer meets the minimum and not more 

than twenty (20) percent of the length of a buffer is below the minimum required width.   

4. Parking Spaces:  The number of parking spaces may be reduced by not more than ten (10) 

percent based on the proposed use, site conditions and availability of on-street parking.   

5. Parking Dimensions:  The minimum parking aisle width may be reduced by up to one (1) 

foot per travel lane if parking space width of every space along the aisle is increased by at 

least one-half (1/2) foot.  

6. Minor Amendments: Subject to specific conditions of approval, the Planning Director may 

approve minor amendments to a PUD or site plan as defined in this chapter.   

d. Criteria. Administrative Relief may be granted when the Planning Director finds that the 

application meets each of the following criteria:  

1. The relief will not create a burden on adjacent property owners or conflict with the zoning 

district’s purposes;  

2. The relief is necessary to allow efficient use of the property due to site conditions or 

circumstances that do not commonly affect properties in the district; and  

3. The relief does not convey a right or privilege that would be unavailable to similarly 

situated properties.  

e. Action. After a review period of not more than fifteen (15) business days, the Planning Director 

shall approve, conditionally approve or disapprove any application for administrative relief and 

provide written documentation justifying the action.  

(IDO – 10-9-18)  

ARTICLE X. - DEVELOPMENT STANDARDS OF GENERAL APPLICABILITY   

Section 1000. – General Rules for Accessory Uses and Structures   

a. No accessory building shall be constructed upon a lot until construction of the principal building 

has commenced.   

b. No accessory building shall be occupied until the principal building is legally occupied.   

c. No accessory use shall be established until the principal use is legally established and operating.   

d. If the principal use is terminated, all uses accessory to that use shall be terminated.   
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e. If the principal building is destroyed or damaged to the point that it may not be used, the owner 

may apply for a conditional use permit to allow continued use of accessory structures while the 

principal structure is repaired, but in no case shall the permit be granted for more than two 

years. Requiring a principal use prior to establishing an accessory use;  

f. No accessory building shall be in a front yard except that in an A-5, AR-2.5 AR-1.5, or AR-1 

district, when the principal structure is set back at least fifty (50) feet from the front road line, a 

detached garage may be constructed in the front yard under the following conditions:  

1. The detached garage does not encroach into any required yard or easement;  

2. The garage doors face perpendicular to any abutting roads; and  

3. The garage is constructed of the same materials and is designed to appear to be part of the 

principal structure.   

g. With the exception of a farm structure used for agricultural purposes in the A-5, AR-2.5, or 

AR1.5 district, no accessory building may exceed the height of the principle building or exceed 

fifty (50) percent of the principal building’s floor area.   

h. In any R district, accessory buildings other than detached garages or authorized guest houses, 

shall not exceed fifteen (15) feet in height or two-hundred (200) square feet in floor area. Said 

structures shall be in a side or rear yard.  

i. Except for farm structures used for agricultural purposes, more than two accessory structures 

may be established in any A, AR, or R district.   

j. No principal structure shall be located within any setback or yard required by this ordinance, 

except as provided herein.   

k. Except as provided herein, no accessory structure shall be located within any front setback, or 

within ten (10) feet of a lot line in an established side or rear yard. Piers, docks, and other 

waterdependent accessory structures may be in any required setback or yard on lots which abut 

a body of water or marsh. A fence, wall, mailbox, power pole, light pole, patio at grade, paths, 

walkways, or berms may be in any required setback or yard. Signs may be in a required setback 

or yard which abuts a road.   

l. No outdoor storage of goods and materials, including mechanical equipment, structures on a 

permanent foundation or refuse containers shall be located within any required setback, or 

within any required side yard which abuts a road, except for the temporary placement of refuse 

containers for curbside pick-up.   
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Bryan County Subdivision Regulations with Proposed IDO Amendments   

ARTICLE X. - SKETCH PLAT  

Section 1000. Purpose.   

The purposes of the sketch plat are to:  

a. Ensure that improvements are well coordinated within and among individually platted parcels, 

sections, or phases of a development prior to approval of a preliminary plat; and  

b. Provide a cost-effective means to evaluate potential subdivision options and identify subdivision 
design and development issues early in the subdivision process.  

Section 1001. Applicability.  

a. A sketch plat shall be required when an applicant is applying for a major subdivision or for the 

subdivision of less than the entire, contiguous land area held in common ownership. The sketch 

plat shall identify all contiguous land holdings of the applicant and establish a phasing plan for 

any subdivision  

involving multiple phases of development and any subdivision for which only a portion of the 

parent tract or a portion of contiguous holdings under common ownership are proposed to be 

platted. A sketch plat may be processed concurrently with a preliminary plat.   

b. A sketch plat is recommended for all major subdivisions. The sketch plat shall be reviewed by 

the Development Review Committee before the Planning Director, approves, approves with 

conditions, or denies the sketch plat.    

c. When not required by paragraph “a” of this section, an Applicant may seek sketch plat review by 

the Planning Director or the Planning and Zoning Commission to secure Commission assurance 

that a proposed subdivision is consistent with the Comprehensive Plan.  

d. For optional sketch plats, the applicant may choose to apply for review and action by the 
Planning Director or the Planning and Zoning Commission.  

Section 1002. Application.   

A sketch plat application shall contain the following information, unless waived by the Planning or 

Engineering Director:  

a. Proof of Ownership – Filed deed, vendor’s lien, act of donation or tax assessment with legal 

description.  

b. Sketch Plat – Copies of drawings at a scale of reasonable scale for the proposed subdivision 

approved by the Planning Director that include:  

1. The proposed subdivision name, which may not duplicate, or be similar to, any existing 

subdivision in the County, as determined by the Planning Director;  

2. The legal description of the property to be subdivided;  

3. A sketch of the entire tract to be subdivided showing boundaries at an appropriate scale 

that includes:  
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i. a location map at a scale of 1” = 2,000’ or other scale approved by the Director;  

ii. locations of the public roads adjoining, providing access to or crossing the property;  

iii. arrangement of proposed roads;  

iv. easements for pipelines, utilities, drainage or other purposes, and other existing 

features affecting the proposed subdivision property;  

v. proposed use or uses, amount and intensity of uses for each development area;   

vi. locations of existing and proposed water bodies and drainage conveyances; and  

vii. special flood hazard areas, wetlands and other environmentally sensitive areas.   

4. For multi-phased developments, the phasing schedule for development of subareas, 

describing the location, sequencing and timing of infrastructure improvements and lot 

development for subareas of an overall proposed subdivision.  

c. Signed Application – by the applicant or authorized agent.  A property owner authorized agent 

requires an affidavit giving permission to sign the application.    

d. Additional Documentation – Additional text and/or maps provided to demonstrate consistency 

with the approval criteria.  

Section 1003. Review of Sketch Plats by Development Review Committee and Planning Director.    

The Planning Director shall review the application and shall determine if the application is complete 

pursuant to the provisions of sections 403 and 404. Upon finding that the application is complete and 

consulting with the Engineering Director, the Planning Director shall forward the application to the 

Development Review Committee for review and comment. Following this review, the Planning Director 

shall make written findings and recommendations, including but not limited to:    

a. Whether the proposed subdivision is consistent with the Comprehensive Plan.  

b. Whether the proposed subdivision is in substantial compliance with adopted subdivision and 

zoning regulations.  

c. Whether the phasing plan enables each phase to be developed in an efficient manner and 

ensures that each phase will be capable of meeting the County’s minimum standards for 

development.   

d. What changes would be required to bring the plat into compliance with adopted standards.  

e. Documenting subsequent steps required to secure subdivision approval.  

f. Suggested design modifications that will make the subdivision function better.   

Section 1004. Effect of Review by Planning Director.  

Review by the Planning Director does not assure subsequent development approvals. Subsequent 

applications that are consistent with the findings and recommendations of the Planning Director shall be 

considered consistent with the comprehensive plan’s land use and transportation recommendations to 

the extent demonstrated on the sketch plat.   
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Section 1005. Review of Sketch Plans by Planning and Zoning Commission.  

If sketch plat review by the Planning and Zoning Commission is requested by the applicant, the Planning 

Director shall schedule a hearing before the Planning and Zoning Commission. The Planning Director 

shall provide the Commission with a copy of the application and the Director’s findings and 

recommendations. After reviewing the application at a public hearing, the Planning and Zoning 

Commission shall:  

a. Determine the application’s consistency with the Comprehensive Plan for land uses, intensity, 

and general road layout;  

b. Review and comment on compliance with subdivision and zoning standards; and   

c. Review and comment on the proposed phasing plan for multi-phase developments.   

Section 1007. Effect of Approval of Sketch Plats by Planning and Zoning Commission.   

a. Approval of a sketch plat constitutes acceptance of the type, density and intensity of 

development indicated on the plat as being consistent with the Comprehensive Plan; the 

classification and arrangement of roads indicated; the proposed phasing plan; and the nature of 

utility service proposed.   

b. The approval of the sketch plat shall not expire as long as the development proceeds in 

accordance with the phasing plan. At such time as the Development lags one (1) year behind the 

approved phasing plan, or a period of one (1) year elapses without approval of a Preliminary  

Plat, Sketch Plat approval shall expire. Upon receipt of a written request, the Planning Director 

may approve a twelve (12) month extension upon finding that conditions in the County and 

vicinity of the development do not necessitate changes to the approved Sketch Plat.   

c.  Sketch plat approval does not ensure approval of a preliminary plat involving a substantially 

different concept or failing to meet specific requirements of applicable rules and regulations, 

and approval does not comprise any vesting of development rights or any assurance that 

permits of any kind will be issued.  

(IDO – 10-9-18)  

ARTICLE XI. – Preliminary Plats and Construction Plans   

Section 1100. Applicability.  

Preliminary plat approval is required prior to approval of a final plat for any subdivision other than a 

minor subdivision as established in Article XIII.  Construction plan approval is required prior to approval 

of a final plat, major clearing, grading or filling, or construction of site improvements. The provisions of 

Article XI as follow do not apply to any major subdivision that has received approval of preliminary plat 

and construction plans prior to the date of adoption of the IDO.  

Section 1101. Purposes of Preliminary Plat  

a. The preliminary plat serves as a guide to future density, intensity, land uses, pedestrian and 

bicycle ways, trails, parks and open space, as well as lot, road and drainage patterns. It is 

intended to ensure that a landowner investigates the broad effects that subdivision of property 

will have on the site itself as well as on adjacent properties and public infrastructure systems.   
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b. Approval of a preliminary plat shall constitute acceptance of the land-use mix, development 

intensity, general road patterns, drainage patterns, lot patterns, parks and open space lands, 

and the general layout of pedestrian and bicycle trails, provided that these factors may be 

modified in conjunction with subsequent approvals if additional information reveals 

development constraints that are not evident during preliminary plat review.   

c. The preliminary plat, together with the attendant items required herein, is to provide a basis for 

the construction of the subdivision and its improvements as well as a draft of the final plat of the 

subdivision. To achieve this, the applicant should consult with the Planning Director, Engineering 

Director and other agencies concerned with the subdivision and the improvements.  

Section 1102. Application for Preliminary Plat Approval and Staff Review.  

a. Process Overview. The approval process and typical timing Preliminary Plat approval are 

summarized in Exhibits 1102-1 and 1102-2. Actual timing may vary based on the date of 

submittal and scheduled hearing dates.   

b. Application. The applicant shall file a completed preliminary plat application with the Planning 

Director and shall comply with the requirements established in Appendix A.  

c. Completeness Review. The Planning Director shall review the application and shall determine if 

the application is complete pursuant to the provisions of sections 403 and 404 herein.  

d. Notice. Following the Planning Director’s determination that the application is complete, the 

applicant shall provide the following notice shall be provided:  

1. Mailed Notice.  Mail notice of the date, time, location and topic of a public hearing on the 

lot split or conveyance plat  preliminary plat to the owners of all parcels located within 300 

feet as measured from the nearest property line to the nearest property line. If the 

subdivision triggers the requirement for a traffic impact analysis pursuant to article XV of 

the subdivision regulations notice shall be required to be mailed to all properties located 

within 600 feet of the proposed subdivision.  

2. Posted Notice. At least one (1) Sign shall be posted at least fourteen (14) days prior to the 

hearing in conspicuous places visible from each street along the frontage of the subject 

property. Signs shall be in a form approved by the Planning Director with the words 

“Subdivision Decision” in six (6) inch tall lettering and the planning department phone 

number clearly legible from the street.  

3. Published Notice. Publish notice in a newspaper of general circulation within Bryan County 

in the public notices section at least 15 days, but not more than 45 days prior to the hearing. 

mail notice of the date, time, location and topic of a public hearing on the preliminary plat 

to the owners of all parcels located within 300 feet as measured from the nearest property 

line to the nearest property line. If the subdivision triggers the requirement for a traffic 

impact analysis pursuant to article XV of the subdivision regulations notice shall be required 

to be mailed to all properties located within 600 feet of the proposed subdivision.   

e. Staff Review and Recommendation. Upon finding that the application is complete, the Planning 

Director shall forward copies of the preliminary plat to the Development Review Committee and 

other reviewing entities, who shall evaluate the application. The Planning Director shall then 

prepare a report making findings and recommendations on the application’s compliance with 

the criteria established in section 1103 herein.    
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Exhibit 1101-1:  Preliminary Plat Approval Process Summary  

Preliminary Plat Process  

Application, Review and Notice  

Planning and Zoning Commission Public  
Hearing & Recommendation  

Board of County Commissioners   
Public Hearing & Decision  

Exhibit 1101-2:  Timing  

Preliminary Plat Timing  

Completeness Review  
5 business days  

(from Application Submittal)  

P&Z Commission Hearing   
30-60 days after Completeness  

Certification  

P&Z Commission Recommendation  
Within 60 days  

(from P&Z Commission Public Hearing)  

Board of County Commissioners   
Public Hearing  

Within 60 days  
(from P&Z Commission Decision)  

Board of County Commissioners   

  
Within 60 days (from Board’s 

Public Hearing)  

  

Section 1103. Review Criteria.  

Each of the following criteria must be satisfied prior to preliminary plat approval.   

a. The application is consistent with the approved sketch plat, if applicable.  

b. The application is consistent with the Comprehensive Plan, as well as any other adopted plans 

for roads, alleys, trails, parks, playgrounds, and public utility facilities;   

a. The proposed subdivision complies with applicable County, state and federal regulations;  

b. The proposed subdivision, including its lot sizes, density, access, and circulation, is compatible 

with the existing and/or permissible zoning and future land use of adjacent property;  

c. The proposed subdivision will not have detrimental impacts on the safety or viability of 

permitted uses on adjacent properties; and  
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d. The proposed public facilities are adequate to serve the normal and emergency demands of the 

proposed development, and to provide for the efficient and timely extension to serve future 

development.  

e. That the subdivision design provides adequate amenities and connectivity to roads, sidewalks 

and trails.   

f. That utilities for all major subdivisions are placed underground.  

g. That the tree protection requirements of Article 18 of the Bryan County Engineering Design 

Standards are satisfied  

Section 1104. Planning and Zoning Commission Hearing, Deliberation and Action.  

Within 60 days of the Planning Director’s determination of completion, the Planning and Zoning 

Commission shall conduct a public hearing on the application at a hearing to be held in the County 

facility nearest to the proposed subdivision. Following the hearing, the Commission shall deliberate the 

application’s compliance with the criteria established in section 1103 and shall recommend that the 

Board of County Commissioners approve, conditionally approve or disapprove the preliminary plat 

application.  

Section 1105. Board of County Commissioners Deliberation and Action.  

The Board of County Commissioners shall conduct a public hearing on the application at the County 

facility nearest to the proposed subdivision. Following the closing of the public hearing and deliberation, 

the Board may approve, approve with conditions or disapprove the application. If action is not taken on 

the day of the public hearing, the Board shall act at their next scheduled meeting at the County facility 

nearest the proposed subdivision.  

Section 1106. Effect of Board of County Commissioner Action.  

a. Approval constitutes the finding that the plat complies with the County’s subdivision and zoning 

regulations and that a final plat that is consistent with the terms of approval and will be 

approved.  

b. The preliminary plat governs the preparation of construction plans and the final subdivision plat, 

which must be submitted for approval and recordation upon fulfillment of the requirements of 

this chapter.  

c. The approval is valid so long as the applicant receives and maintains a valid subsequent 

development approval or initiates construction within two (2) years of the preliminary plat 

approval. If development has not been initiated within two (2) years of preliminary plat 

approval, any changes in development standards shall apply to the development proposed by 

the preliminary plat.   

d. If a final plat is not submitted within two (2) years after approval of the preliminary plat, or 

within such extended period as may be allowed, the preliminary plat approval shall be void. The 

Board may approve a staging plan extending the effective period of the preliminary plat 

approval for up to five (5) years where it is the intent of the landowners to proceed to final plats 

covering only a portion of the site at any one time. Beyond two (2) years or, in the case of staged 

development, five (5) years, the applicant shall resubmit a preliminary plat to the Planning 
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Director for review by staff and the referral agencies to ensure that the application is still in 

compliance with Bryan County and other applicable agency requirements.    

e. After the expiration of two (2) years following approval of a preliminary plat, changes to the 

preliminary and final plats may be required where a change in the Comprehensive Plan or 

applicable rules and regulations has occurred. The applicant may make the necessary changes 

and then proceed to a final plat or may choose to resubmit the preliminary plat for review 

through the normal development approval review process.   

f. Approval of the preliminary plat by the Board shall not be deemed final approval of the overall 

subdivision.  

Section 1107. Amendments to an Approved Preliminary Plat.   

Amendments to a preliminary plat shall be approved in the following manners:   

a. Minor Amendments. Minor amendments may be approved by the Planning Director without 

filing a new preliminary plat. Minor amendments include the following:   

1. Changes in the internal alignment of roads that do not affect external properties or 

connectivity;   

2. Changes in internal lot boundaries that do not abut external property lines provided that all 

lots comply with minimum area and dimensional requirements;   

3. Changes in setbacks along internal property lines;   

4. Changes in the routing of trails and pedestrian ways;   

5. Changes to the location or boundaries of open spaces that do not reduce the total area or 

function of the open spaces;  

6. Adjustments in easements, utilities or drainage improvements identified as necessary during 

the preparation of construction plans; or   

7. Changes in the orientation of buildings on internal parcels.   

b. Exclusions. Minor plat amendment shall not include any of the following:   

1. Changes in permitted uses;   

2. Increased intensity of use as measured by the number of dwelling units or square feet of 

nonresidential building area;   

3. Increased trip generation or demand for public utilities;   

4. Decreased public or private open space area; or   

5. Increased volume or velocity of stormwater runoff from the development.   

6. Changes that conflict with the tree protection requirements of Article 18 of the Bryan  

County Engineering Design Standards  

c. Major Amendments. Plat amendments not categorized as minor amendments in the above 

paragraphs require the filing, deliberation of a new preliminary plat for review, deliberation and 

approval by the Planning and Zoning Commission and the Board of County Commissioners. Such 
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amendments may be processed concurrently with a final plat application at the option and risk 

of the applicant.  

Section 1108. Purpose of Construction Plans.  

Construction plans ensure that public improvements associated with private developments are 

consistent with the County’s design standards and that improvements are documented in a way that 

facilitates the long-term management and enhancement of public infrastructure.  

Section 1109. Applicability.  

Prior to review of a final plat, the applicant shall have prepared, by a professional engineer registered in 

the State of Georgia, plans consisting of complete construction drawings and specifications of all 

easements, roads, traffic control devices, streetlights, sanitary sewers, stormwater facilities, water 

system facilities, sidewalks, trails and other improvements required by this chapter. Landscape and tree 

protection plans shall be prepared by a Registered Landscape Architect.  

Section 1110. Application for Construction Plan Approval.  

a. Pre-submittal. A pre-submittal conference with the Engineering Director is recommended.  

b. Submittals. Complete construction plan applications shall be submitted to the Engineering 

Director for review and approval. The application shall comply with the requirements 

established in Appendix A. In addition to review fees established in Appendix B pursuant to 

Article XVIII, the Engineering Director may shall require payment of an escrow to cover the costs 

of plan review by the County’s engineering consultants in accordance with section 700 of this 

chapter.  

c. Completeness Review. The Engineering Director shall review the application and shall 

determine if the application is complete pursuant to the provisions of sections 403 and 404 of 

this chapter.  

c.d. Pre-construction Conference.  The developer shall schedule a pre-construction meeting with all 
interested parties prior to the start of construction. 

Section 1111. County Engineer Review and Action.  

a. Review. The applicant shall submit the construction plans to all applicable local, State and 

Federal reviewing agencies and public utility companies that will service the subdivision. The 

applicant shall incorporate comments from those agencies into the plans and submit to  the 

along with all permits as part of the initial application.  

b. Action. The Engineering Director shall approve, conditionally approve, or disapprove the 

construction plan application within forty-five (45) days of a determination of completeness 

based on the application’s compliance with the Bryan County code and Design Manual 

requirements, conditions of preliminary plat approval and other applicable rules and 

regulations; unless subsequent submittals are required based on the initial plan review.  In this 

case the engineering director shall have an additional 14 days to render a decision..  

c. Deviation from Bryan County Design Manual.  The applicant’s engineer may make a written 

request and the Engineering Director may authorize design waivers from the specific 

requirements of the Design Manual upon finding that the deviation will result in a design that is 

equivalent to or better than the specified standard when considering the function, durability, 
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maintenance, repair, and replacement costs associated with the specified improvement. The 

written request shall reference the specific section from which relief is being sought as well as 

alternatives being proposed. The request shall include all documentation and dated needed to 

support the request. The Engineering Director shall have five (5) business days to respond to 
the request.   

Section 1112. Effect of Approval.  

a. Construction plan approval grants the right to initiate construction, grading, filling, major 

clearing and other development activities specifically referenced in the approved construction 

plans. Except upon the written approval of the Engineering Director, no grading, removal of 

trees or other vegetation other than the minimum required to complete necessary survey work, 

land filling, construction of improvements, or other material change, except for purposes of 

aiding in preparation of final engineering drawings or plans, shall commence on the subject 

property until the applicant has:  

1. Received approval of the Construction plans and all necessary permits from the Engineering 

Director; and  

2. Obtained necessary approvals and permits from other affected agencies.  

b. The applicant shall complete improvements and secure final inspections and acceptance of 

improvements within twenty-four (24) months. Prior to expiration of construction plan approval, 

the applicant may apply to the Engineering Director for an extension of up to twelve (12) 

months. The Director may approve the extension of the approval or require modification of the 

plans to meet any changes to requirements of the Design Manual or other applicable 

requirements.  

c. Expired plans may be resubmitted as a new application and will be subject to applicable changes 

to rules and regulations since the initial application.  

Section 1113. Appeals to County Engineer Action.  

If an applicant believes that the Engineering Director has erred in any finding or condition of approval or 

disapproval, the applicant may appeal the decision to the County Administrator in writing, specifying the 

reasons for the appeal and providing technical justification supporting the appeal.  The County  

Administrator shall approve, conditionally approve or disapprove the appeal within thirty (30) days of its 

submittal.   

Section 1114. Reserved.  

Section 1115. Resubmittal and Amendments.   

If the applicant chooses to make minor modifications in design and/or specifications during construction, 

such changes shall be made at the applicant's own risk, but only with the written approval of the 

Engineering Director. It shall be the responsibility of the applicant to notify the Engineering Director in 

advance of any changes to be made from the approved drawings. In the event that actual construction 

work deviates from that shown on the approved construction plans and such deviation was not 

approved in advance by the Engineering Director, the applicant may be required to correct the installed 

improvements to conform to the approved construction plans. In addition, the County may take such 

other actions as may be deemed appropriate including, but not limited to, revocation of plat approval 

and/or permits already issued and/or withholding of future approvals and permits.  
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Section 1116. Construction of Improvements.   

All improvements required pursuant to these regulations shall be constructed in accordance with the 

applicable requirements herein and, where applicable, the requirements and authorization of the 

appropriate state agency, utility company or local franchisee.  

Section 1117. As-Built Plans Required.  

a. Required Drawings. Prior to final inspection of the required improvements, the applicant shall 

submit to the Engineering Director one (1) digital copy and one (1) reproducible copy of as-built 

engineering drawings for each of the required improvements that have been completed. The 

reproducible drawings shall be certified by the applicant's engineer indicating the date when the 

as-built survey was made. A landscape architect registered to practice in Georgia may seal 

landscape plans and the designs of erosion control measures. Digital copies are for the County’s 

infrastructure management purposes only and the engineer shall bear no liability for the use and 

modification of the digital files.   

b. Control Points. As-built drawings and digital files shall be produced in accordance with the 

County’s latest GIS standards and shall include all control points using state plane coordinates 

and monuments.  

Section 1118. Completion of Improvements.  

a. Completion of Improvements Required. Required improvements shall be completed prior to 

recording the final plat, to the satisfaction of the Engineering Director. The required 

improvements shall be those specified in the approved preliminary plat and construction plans. 

Unless otherwise approved and assured, sidewalks shall be completed at the time of road 

construction. A letter from the project engineer of record certifying completion of all 

improvements in substantial conformance with all approval documents shall be provided.   

b. Required Conveyances. As a condition of final plat approval, the Board of County 

Commissioners may require the applicant to deposit in escrow a deed describing by metes and 

bounds and conveying to the County all road rights-of-way, easements and public land required 

by these regulations, pending acceptance of improvements by the County and recordation of 

the final plat. In the event the applicant is unable to complete the required improvements, and 

such improvements are deemed necessary for the preservation of the public health and safety, 
the County may compel the delivery of the deed to complete the improvements as required.  

Section 1119. Inspection of Improvements.  

a. Inspection Required. All improvements required by these regulations shall be inspected by the 

Engineering Director, except for improvements made under the jurisdiction of other public 

agencies, in which case engineers or inspectors of such agency will make the necessary 

inspections. Where inspections are made by other agencies, the applicant shall provide the 

County with written reports of each final inspection.  

b. Inspection Schedule. It shall be the responsibility of the applicant to notify the Engineering 

Director of the commencement of construction of improvements a minimum of forty-eight (48) 

hours prior thereto.  

c. Compliance with Standards. The applicant or the bonded construction contractor shall bear full 

and final responsibility for the installation and construction of all required improvements 
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according to the provisions of these regulations and the standards and specifications of other 

public agencies.  

Section 1120. Acceptance of Improvements.  

a. Final approval of the installation and construction of improvements by the Engineering Director 

shall be required prior to the recording of the final plat.  

b. The County shall not have any responsibility with respect to any road, or other improvement, 

notwithstanding the use of the same by the public, unless the road or other improvements shall 

have been accepted by the recording of the final plat.  

c. When improvements have been constructed in accordance with the requirements and 

conditions of these regulations and the specifications of the County, and the applicant has 

submitted all required information to the Engineering Director for approval, the Planning 

Director shall proceed with recording the final plat.   

d. All subdivisions, regardless of size, must the recorded in plat form. Deed descriptions may be 

submitted as supporting documentation to the plat at the owner’s discretion.   

Section 1123. Site Cleanup Required.   

The applicant shall be responsible for removal of all equipment, material, and general construction 

debris from the subdivision and from any lot, road, public way or property therein or adjacent thereto. 

Dumping of such debris into sewers, onto adjacent property or onto other land in the County is 

prohibited.   

Section 1124. Failure to Complete Improvements.  

Failure to complete all required public improvements within the period specified by the County shall 

result in expiration of plat approvals.   

Section 1125. Bonding Requirements.  

a. Performance Guarantee Required. Prior to final plat approval or as otherwise approved in a 

development agreement a performance guarantee shall be submitted in the form provided in 

paragraph “b” of this section for the final two (2) inch asphalt surface course required to be 

installed in accordance with the approved development plans.   

b. Type of Security. The security shall be in the form of a performance bond, a letter of credit, 

cash, or cash escrow as follows:  

1. Performance Bond. A performance bond shall be executed by a surety company licensed to 

do business in the state in an amount equal to the cost estimate, as approved by the 

Engineering Director, of all uncompleted and unaccepted improvements required by these 

regulations (other than gas, telecommunications and electric lines), with the condition that 

the applicant shall complete such improvements and have them accepted by the County 

within two (2) years from the date of plat approval. The Engineering Director may sign the 

bond instrument on behalf of the County, and the County Attorney shall approve same as to 

form.   

2. Letter of Credit. The applicant shall provide an irrevocable letter of credit in an amount 

equal to the cost estimate, as approved by the Engineering Director, of all uncompleted and 
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unaccepted site improvements (other than gas and electric lines) required by these 

regulations.   

3. Cash or Cashier’s Check. The applicant shall provide to the County cash or a cashier’s check 

in an amount equal to the cost estimate as approved by the Engineering Director of all 

uncompleted and unacceptable site improvements (other than gas and electric lines) 

required by these regulations. Upon completion of the required site improvements and their 

acceptance by the Engineering Director, the amount will be refunded to the applicant by the 

County.   

c. Amount of Performance Bond. The amount of the guarantee shall be one hundred twenty-five 

(125) percent of the total cost of construction as determined by the Engineering Director, and it 

shall remain in effect until such time that final asphalt surface course has been installed and 

accepted by the County.    

d. Timing of Pavement Completion. The developer may not request installation of the final asphalt 

surface course until such time that buildings for a minimum of seventy-five (75) percent of the 

lots approved as part of the final plat application have received certificates of occupancy. For 

multiple phase developments the Engineering Director may require that installation occur after 

completion of at least seventy-five (75) percent of all lots that may be accessed by construction 

vehicles in subsequent phases.   

e. Option for Deferral of Other Improvements. In addition to the required performance guarantee 

for the asphalt surface course, the developer may request to submit a performance guarantee 

for any other improvements that have not been constructed in the County right-of-way as per 

the approved development plans and specifications prior to the execution of the final plat.  The 

amount of the guarantee shall be one hundred twenty-five (125) percent of the total cost of 

construction as determined by the Engineering Director.   

f. Release of Performance Bond. All performance guarantees provided shall remain in effect until 

such time that the improvements have been satisfactorily completed and accepted by the  

County and a maintenance guarantee has been submitted in accordance with Section 1125.b.  

g. Maintenance Guarantee. Prior to the release of any performance guarantee a maintenance 

guarantee shall be submitted in the form provided for in paragraph “b” of this section for all 

improvements constructed in the County right-of-way. Damage to curbs and sidewalks shall be 

the responsibility of the building of the lot abutting the affected improvements until a certificate 

of occupancy is issued and shall not be subject to maintenance guarantees for more than one 

year. The amount of the guarantee shall be fifteen (15) percent of the total cost of construction 

as determined by the Engineering Director, and the guarantee provided shall remain in effect for 

a minimum of three (3) years from the date of final acceptance by the County. The maintenance 

guarantee for all improvements accepted by the County shall be required to run concurrently 

with the two (2) inch asphalt surface course regardless of when the improvements were 

installed and accepted.  

1. If the applicant has entered into a subdivision improvement agreement for the 

completion of required improvements, an appropriate percentage of the performance 

guarantee may be retained by the County in lieu of a maintenance guarantee.   

2. If the applicant has not entered into a subdivision improvement agreement, the 

applicant shall guarantee the improvements as required by this section.   
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3. The applicant shall construct and pay for all costs of temporary improvements required 

by the Engineering Director and shall maintain said temporary improvements for the 

period specified.    

Section 1126. Development Agreements.  

a. Purpose. This section promotes and facilitates orderly and planned growth and Development 

through the provision of certainty in the development approval process by the County and 

through corresponding assurances by developers. The development agreement is intended to:   

1. Implement the capital improvements program and the conditions of development 

approval   

2. Eliminate uncertainty in the development approval process;   

3. Assure applicants that, upon approval of their project, they may proceed in accordance 

with the policies, rules, and regulations identified in the development agreement;   

4. Achieve the County’s goals and objectives through assurances that public facilities will 

be provided concurrent with development;   

5. Provide a mechanism to allow regulatory flexibility for specific development proposals 

that achieve the County’s goals and objectives;  

b. Applicability. This section applies to any Development Agreement entered into between an 

Applicant and the County to:   

1. Enforce a condition of development approval;   

2. Recognize the existence of vested rights;   

3. Facilitate the reasonable phasing of large-scale developments requiring significant 

infrastructure investment;  

4. Provide for the provision of infrastructure, design amenities, or other conditions; and/or   

5. Resolve potential legal disputes.   

c. Criteria for Entering into Development Agreements. The Board of County Commissioners may 

approve a development agreement pursuant to this section only if it finds that:   

1. The development to which the development agreement pertains is consistent with the 

Comprehensive Plan and capital improvements program, this chapter and other 

applicable requirements;  

2. The development subject to the agreement advances the County’s adopted goals, 

objectives and policies, in accordance with the criteria established herein;  

3. The applicant agrees to make contributions of capital improvements for community 

facilities for one or more types of public improvements, that advance provision of 

facilities needed to serve the community.   

d. Initiation. An application for a Development Agreement may be made to the Planning Director. 

Application may be made by any person having a legal or equitable interest in the subject real 

property in accordance with State Law. If made by the holder of an equitable interest, the 

application shall be accompanied by a verified title report and by a notarized statement of 
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consent to proceed with the proposed Development Agreement executed by the holder of the 

legal interest.   

e. Mandatory Provisions. The Development Agreement shall include, at a minimum, provisions 

pertaining to the following:   

4. The land that is the subject of the agreement;   

5. The duration of the agreement;   

6. The permitted land use or uses and density/intensity for the proposed development and 

any conditions attached thereto;   

7. Proposed infrastructure improvements and the timing of their installation;   

8. Provisions for the dedication of land for public use, whether by easement, right-of-way 

or fee simple conveyance; and   

9. Any other provisions required by State Law.   

f. Optional Provisions. If agreed to by the applicant and approved by the Board of County 

Commissioners, the development agreement may include, without limitation, provisions 

pertaining to the following:   

1. The phasing of the proposed development project in coordination with the provision of 

public facilities, including, but not limited to, roads, water, sewer, drainage, parks, 

municipal, and other facilities, required to accommodate the impacts of the proposed 

Development project on such facilities at the County;   

2. The identification of public facilities to be dedicated, constructed, or financed by the 

developer pursuant to the development agreement and the designation of such facilities 

as project improvements, system improvements, or subsystem improvements;   

3. The determination of the development project’s proportionate share of the total system 

and subsystem improvement costs required to be dedicated, constructed, or financed 

by the developer of the Development project;   

4. The County’s share of the costs of system and subsystem improvements to be 

dedicated, constructed, or financed pursuant to the development agreement;   

5. Reimbursements, as applicable, to the owner of the subject property for the amount of 

any contributions for system or subsystem improvements in excess of the proportionate 

share of the benefit derived from such facility by the subject property;   

6. The rules, regulations, ordinances, laws, plans, and official policies of the County 

governing Development applicable to the subject property; and   

7. If the property to which the Development Agreement relates is located outside the 

incorporated area of the County, the period of time within which each property shall be 

annexed to the County.   

g. Completeness Review. Upon submission of an application for a Development Agreement, the 

County Administrator shall coordinate the review of the application and accompanying 

documentation for legal sufficiency, compliance with technical requirements, consistency with 

the adopted Comprehensive Plan and applicable rules, regulations, and policies. Upon 
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satisfactory completion of such review, the Planning Director shall provide required notice and 

place the matter on the agenda of the Board of County Commissioners for a hearing at the 

Council’s next regularly scheduled meeting. If the application for development agreement is 

incomplete or legally insufficient, the Planning Director shall notify the applicant by certified U.S. 

mail, return receipt requested, within fourteen (14) days after the date of submission of such 

application. Said notifications shall detail the specific grounds for rejection of the application. 

The applicant may resubmit at any time.   

h. Board of County Commissioners Public Hearing and Action. Within thirty (30) days of the 

certification of completeness, the Application shall be submitted to the Board of County 

Commissioners, which shall consider the proposed development agreement at the public 

hearing on the date set for said hearing or on the date or dates to which such hearing may be 

continued from time to time. The Board of County Commissioners may:   

1. Approve the development agreement as recommended by the County Administrator;   

2. Approve the development agreement with modifications; or   

3. Reject the development agreement in whole or in part, and take such further action as it 

deems to be in the public interest. Any such action shall be taken by the affirmative vote 

of at least a majority of the voting members of the Board of County Commissioners.   

i. Execution of Development Agreement. If approved by the Board of County Commissioners, the 

development agreement shall become effective upon execution by the County Administrator 

and any other parties to the development agreement.   

j. Recordation.  

1. Notice. Within ten (10) days following rejection of a development agreement, the 

County Clerk shall give notice of such action to the applicant at the address shown on 

the application and to the Planning Director.   

2. Recordation of Agreement. Within ten (10) days following execution of a development 

agreement, the County Clerk shall record with the recorder of deeds a fully executed 

copy of the development agreement. The agreement shall be binding upon, and the 

benefits of the agreement shall inure to the parties and all successors in interest to, the 

parties of the development agreement.   

k. Coordination of Development Agreement Application with Other Discretionary Approvals. It is 

the intent of these regulations that the application for a development agreement will be made 

and be considered simultaneously with the review of other necessary applications, including, but 

not limited to: rezoning; subdivision; planned unit development or conditional use permit. If 

combined with an application for development, the application for a development agreement 

shall be submitted with said application and shall be processed, to the maximum extent 

possible, jointly to avoid duplication of hearings and repetition of information. A development 

agreement is not a substitute for, nor an alternative to, any other required development 

approval, and the applicant must comply with all other required procedures for development 

approval.   
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l. Existing and Subsequently Adopted Rules, Regulations, Ordinances, Laws, and Policies.   

1. Unless otherwise provided by the development Agreement, rules, regulations, 

ordinances, laws, general or specific plans, and official policies of the County governing 

permitted uses, Development, density and intensity of use, permitted uses of the land, 

growth management, public facilities, environmental considerations, and governing 

design, improvement and construction standards and specifications applicable to the 

subject property shall be those in force and effect at the time of commencement of the 

term of the development agreement.   

2. The adoption of a development agreement, however, shall not prevent the County, in 

subsequent actions applicable to the property or to the County general, from applying 

such newer, modified rules, regulations, ordinances, laws and official policies that do 

not conflict with those applicable to the property at the time of the development 

agreement and that do not prevent the development of the land as set forth in the 

development agreement. The existence of the development agreement shall not 

prevent the county from denying or conditionally approving any subsequent 

development not expressly addressed in said agreement based upon such existing or 

new rules, regulations, and policies.   

3. Unless otherwise addressed in the agreement, application, processing and inspection 

fees, utility fees and improvement standards that are revised during the term of a 

development agreement shall apply to the property, provided that:   

i. Such fees, standards, and specifications generally apply to public works within the  

County; and   

ii. Their application to the subject property is prospective only as to applications for 

building and other development approvals not yet accepted for processing.   

m. Subsequently Adopted State and Federal Laws. If state or federal laws or regulations are 

enacted following approval of a development agreement that prevent or preclude compliance 

with one or more provisions of the development agreement, the provisions of the agreement 

shall be modified or suspended as may be necessary to comply with such state or federal laws or 

regulations, and every such development agreement shall so provide.   

n. Periodic Review, Termination, or Modification. An adopted development agreement shall be 

reviewed at least every two (2) years, at which time the owner or owners of the property 

subject to the development agreement shall be required to demonstrate good faith compliance 

with the terms of the development agreement. If, as a result of such review, the Board of 

County Commissioners finds and determines, on the basis of substantial evidence, that the 

applicant has  

not complied in good faith with the conditions of the development agreement, the Board of 

County Commissioners may unilaterally terminate or modify the agreement. Such action shall be 

taken by the Board of County Commissioners at a regular or special meeting, provided that the 

developer is notified at least ten (10) days in advance of such meeting.   

o. Amendment or Cancellation of Agreement. A development agreement may be amended or 

canceled, in whole or in part, by mutual consent of the parties to the agreement or their 
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successors in interest. The procedure for amendment or cancellation shall be the same as that 

for adoption.   

p. Enforcement. A development agreement shall be enforceable by any party to the Agreement. 

The remedies specified herein and in the development agreement are not exclusive, and any 

party to the agreement may pursue any other available remedies at law or in equity.  

(IDO – 10-9-18)  

ARTICLE XII. – Final Plat  

Section 1200. Purpose.  

To establish a process and standards to create and document the rights and responsibilities associated 

with the subdivision of land.  

Section 1201. Applicability.  

No final subdivision plat shall be recorded until a Final Plat has been approved as provided in this section 

or the provisions of Article XIII of the County Subdivision Regulations.  

Section 1202. Application.  

The Final Plat application shall be filed with the Planning Director in compliance with Appendix A. The 

approval process and typical timing for Final Plat approval are summarized in Exhibits 1202-1 and 12022. 

Actual timing may vary based on the date of submittal.   

Exhibit 1202-1:  Final Plat Approval Process Summary  

Final Plat Process  

Application, Review and Notice  

Planning Director Action  

Board of County Commissioners Action  

(required only if subdivision 
improvement or development 

agreement is proposed)  

Exhibit 1202-2: Timing  

Final Plat Timing  

Completeness Review  
5 business days  

(from Application Submittal)  

Planning Director and TDRC  

Review/Action  

15 days   

(from Completeness Certification)  

Board of County Commissioner  

Action   

30 days  

(from Completeness Certification)  
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Section 1203. Planning Director Review and Action.  

a. The Planning Director shall review the application and shall determine if the application is 

complete pursuant to the provisions of sections 403 and 404 of this chapter.   

b. Upon finding that the application is complete the Planning Director shall determine whether the 

final plat complies with the approved preliminary plat and other applicable rules and 

regulations. The applicant may submit a final plat for only that portion of the approved 

preliminary plat, if such portion conforms to all requirements of this chapter. Any deviation from 

the approved preliminary plat that does not constitute a minor amendment shall require 

resubmittal of the preliminary plat, which may be reviewed concurrently with the final plat.  

c. The final plat shall conform to O.C.G.A. §15-6-67, as amended, known as “The Georgia Plat Act,” 

any additional requirements as prescribed in this chapter, the “Required Items and 

Certifications” in appendix A, and other applicable rules and regulations.   

d. If all required public improvements are completed as determined by the Engineering Director 

prior to the application, the Planning Director shall review the Final Plat in accordance with 

paragraph e of this section.  

e. If any required public improvements are incomplete at the time of the application as 

determined by the Engineering Director, the applicant shall enter into a subdivision 

improvements agreement or development agreement pursuant to this article and Board of 

County Commissioners’ approval shall be required.  

f. Any subdivision improvements dedicated to the County:   

1. Must be clearly noted on the final plat with the following statement: "The undersigned fee 

simple owner of all the real estate depicted on this plat, and identified as owned by the 

undersigned, does hereby dedicate and transfer to the Bryan County Board of  

Commissioners all roads, rights-of-way and necessarily attendant drainage facilities and 

easements for the roads, all as shown on this plat";   

2. Must be covered by a fully executed warranty which is secured as required under section 

9021125(g); and   

3. Must be insured under a commitment from a title insurance company licensed to do 

business in the State of Georgia, committing such company to issue, at no cost to the 

county, a title insurance policy in an amount determined by the planning director to be the 

fair market value for real estate tax purposes of the real property portion of the subdivision 

improvements, insuring for the county, fee simple title, with no exceptions, to such 

subdivision improvements;   

c. Any private subdivision improvements:   

1. Must meet the requirements for private subdivision improvements under article XVII; and   

2. Must be covered by fully executed maintenance agreements or trust indentures which have 

been approved by the planning director.  

d. Unless hearings are required pursuant to the previous paragraphs, within fifteen (15) days of the 
certification of a complete application submittal, the Planning Director shall approve the final 
plat if:  
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1. The application complies with this UIDO and applicable state and federal rules and 

regulations, and   

2. The application is consistent with the conditions of prior planned unit development, 
preliminary plat, conditional zoning, or conditional use permit approvals.  

Section 1204. Other Reviews.   

In addition to the Planning Director’s review of the final plat application, the Planning Director shall 
obtain the review of the final plat from the following individuals and departments:   

a. The health department or the EPD and the county engineer shall review the water supply and 

sewerage disposal system and determine that the water supply and sewerage disposal facilities 

have been constructed and completed in accordance with the approved construction plans and 

preliminary plat;   

b. The Engineering Director shall determine that all subdivision improvements required to be 

completed by this ordinance (except for water supply and sewerage disposal systems) have 

been so completed in accordance with the approved construction plans and preliminary plat;   

c. The Engineering Director shall determine the compliance of the final plat with the approved 

construction plans and preliminary plat and with this ordinance and other applicable laws and 

shall, upon request by the Planning Director, review and inspect the construction or installation  

of any subdivision improvements, including tree protection improvements subject to the tree 

protection requirements of Article 18 of the Bryan County Engineering Design Standards;   

d. If deemed necessary by the Planning Director, review and comment from consultants or other 
professionals retained by the County;  

Section 1205. Board of County Commissioner Action.    

If there are major amendments to the preliminary plat, the applicant proposes to guarantee completion 

of improvements through a subdivision improvements agreement, or the applicant proposes a 

development agreement, then the final plat shall require review and approval by the Board of County 

Commissioners.   

Section 1206. Effect of Approval.  

a. Where only a portion of an approved preliminary plat is submitted for final approval, a final plat 

of the remaining area may be submitted at any time within two (2) years of the preliminary plat 

approval or within the time frame consistent with the approved phasing plan.  

b. Applicants failing to complete construction and obtain final approval from the Board of County 

Commissioners within the specified time may submit a request for an extension of six (6) 

months. If an extension is granted, the final plat must be submitted within a total of thirty (30) 

months from the original date of approval of the preliminary plat by the Board of County 

Commissioners or within the time frame consistent with the approved phasing plan.  

c. If the final plat is not submitted within the time period prescribed above, the approval of the 

preliminary plat shall be rescinded. The applicant will be required to resubmit the application for 

preliminary plat and be subject to all fees related to the application. The preliminary plat shall 
comply with all current regulation in place at the time it is resubmitted.  
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Section 1207. Recording.   

a. Within five (5) days of the approval of the final plat, the Planning Director shall prepare and 

deliver to the applicant a statement indicating: (i) the cost to record tehe final plat and, if 

applicable, all deeds of dedication and easements; and (ii) the balance of any fees due to the 

County in connection with the proposed subdivision.   

b. Following approval of the final plat, the Planning Director shall secure necessary signatures to 

execute the plat. The action of the County shall be noted on all copies of the Final Plat to be 

retained as required for records or further action of the department or other affected agencies 

of the County or state. Within sixty (60) days of approval of the final plat, the applicant shall 

record it with the register of deeds. The Planning Director may grant up to two extensions of 

final plat approval, each up to six (6) months. Failure to record the final plat within the time 

frame noted shall cause the final plat approval to be void.  

Section 1208. Amendments.   

Amendments to a Final Plat shall be approved in the same manner as the original plat, except as 

otherwise provided for amending plats or replats herein.   

Section 1209. Plat Approval Not Acceptance of Dedication Offer.   

Approval of a plat does not constitute acceptance by the County of the offer of dedication of any roads, 

sidewalks, parks or other public facilities shown on a plat. However, the County may accept any such offer 

of dedication by resolution of the Board of County Commissioners or by actually exercising control over 

and maintaining such facilities.  

Section 1210. Protection Against Defects.   

Prior to Board of County Commissioners acceptance of improvements, the Engineering Director or a 

licensed professional retained by the applicant shall certify to the County that all facilities and 

improvements to be dedicated to the County have been constructed in accordance with the 

requirements of this chapter.   

 Section 1211. Maintenance of Dedicated Areas Until Acceptance.   

All facilities and improvements with respect to which the applicant makes an offer of dedication to 

public use shall be maintained by the applicant until such offer of dedication is accepted.  

Section 1212. Maintenance of Common Areas, Improvements and Facilities.   

The applicant shall be responsible for maintaining all common areas, improvements or facilities required 

by this UDO except those areas, improvements or facilities with respect to which an offer of dedication 

to the public has been accepted by the appropriate public authority.  

(IDO – 10-9-18)  

ARTICLE XIII. – Minor Subdivisions  

Section 1300. Purpose.    

To create an efficient minor subdivision process that allows for Planning and Zoning Commission 

approval of private road lot splits and conveyance plats, and staff approval of other minor subdivisions 

that have minimal impact on public facilities, do not require the construction or extension of the County 
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roadway network or utility infrastructure, and are consistent with County zoning, subdivision and public 

improvement requirements.  

Section 1301. Applicability.   

Minor subdivisions include each of the following types of subdivisions:  

a. Private road lot splits enable the creation of private road and up to six (6) buildable lots or 

parcels from a single parcel created prior to [November 7, 1995] 

a.b. Simple Lot splits enable the creation of up to four three (43) lots or parcels from a single parcel 

when each new lot will have access to a public roadcreated prior to [November 7, 1995].   

b.c. Conveyance plats enable the division of land into up to eight (8) parcels of ten (10) acres or 

more from a single parcel created prior to [November 7, 1995] that are not intended to be 

developed for any purpose requiring a building permit without subsequent subdivision approval.   

c.d. Lot line adjustments enable changes to existing lot or parcel boundaries that do not create any 

additional lots or alter the overall density of the affected lots.  

d.e. Plat corrections enable corrections to errors or omissions on a recorded plat that does not 

materially change the boundaries of any of the parcels shown on the plat.   

f. Dedication plats – plats documenting the conveyance of rights-of-way or easements.  

e.g. Combination plats – plats combining two or more existing lots of record into one lot. 

Section 1302. Limitation on Subsequent Minor Subdivisions.   

The minor subdivision process may be used no more than once for any parcel that is included within the 

boundaries of a minor subdivision or is a remaining portion of a parcel that was previously subdivided 

using the minor subdivision process. The limitation of this section applies only to private road lot splits 

and conveyance plats.    

Section 1303. Approval Criteria for Private Road Lot Splits. 

Before approving a private road lot split, the Planning and Zoning Commission shall find that the 

proposed subdivision complies with each the following provisions:  

a. All lots created by a simple lot split shall comply with the minimum area and dimensional 

standards of Bryan County’s zoning and subdivision regulations.   

b. Each lot shall be independently accessible from an abutting public or existing private road 

created in compliance with applicable Bryan County standards.  

c. No public road shall be created through the private lot split process, but the plat may include the 

dedication of public right-of-way for the widening of existing public roads abutting lots included 

in the lot split.   

d. Private roads shall be placed in a private road right-of-way of at least forty (40) feet in width, 

unless the County Engineer finds that greater width is needed due to topography, drainage, or 

private road alignment. Private roads for lot splits shall comply with the Private County Road Dirt 

Standards in areas designated for the agricultural and low density residential future land use 
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category in the Comprehensive Plan and with the Private County Road Crush and Run Standards 

in areas designated for other future land use categories.   

e. Private roads shall not exceed three hundred (300) feet in length from the edge of the nearest 

public right-of-way to most distant property line along the road or driveway.  

f. Off-site utility improvements are limited to water and/or sewer line extensions of not more than 

two-hundred (200) feet from the nearest property line of the subdivision.   

g. The applicant shall submit a Homeowners Association document that shall be recorded with the 

final plat that assigns ownership of and responsibilities for maintenance of private roads and 

drainage systems. A note in accordance with section 1701 shall be included on the plat. The 
responsible party shall be one or more of the lot owners in the subdivision.  

h. Off-site stormwater improvements are limited to abutting rights-of-way or easements, which 

may be used only with the owner’s consent.   

Section 1304. Approval Criteria for Simple Lot Splits.  

Before approving a simple lot split, the Planning Director shall find that the proposed subdivision 

complies with each the following provisions:  

a. All lots created by a simple lot split shall comply with the minimum area and dimensional 

standards of Bryan County’s zoning and subdivision regulations.   

b. Each lot shall be independently accessible from an abutting public or existing private road 

created in compliance with applicable Bryan County standards.  

c. No public road shall be created through the simple lot split process, but the plat may include the 

dedication of public right-of-way for the widening of existing public roads abutting lots included 

in the lot split.   

d. Private roads shall be placed in an access easement a private road right-of-way of at least forty 

(40) feet in width, unless the County Engineer finds that greater width is needed due to 

topography, drainage, or private road alignment. Private roads for lot splits shall comply with 

the Private County Road Dirt Standards in areas designated for the agricultural and low density 

residential future land use category in the Comprehensive Plan and with the Private County 

Road Crush and Run Standards in areas designated for other future land use categories.   

e. Private roads shall not exceed three hundred (300) feet in length from the edge of the nearest 

public right-of-way to most distant property line along the road or driveway.  

f.d. Off-site utility improvements are limited to water and/or sewer line extensions of not more than 

two-hundred (200) feet from the nearest property line of the subdivision.   

g.e. The applicant shall submit a Homeowners Association document that shall be recorded with the 

final plat that assigns ownership of and responsibilities for maintenance of private roads and 

drainage systems. A note in accordance with section 1701 shall be included on the plat. The 

responsible party shall be one or more of the lot owners in the subdivision.  

h.f. Off-site stormwater improvements are limited to abutting rights-of-way or easements, which 
may be used only with the owner’s consent.   
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Section 13041305. Approval Criteria for Conveyance Plats.  

Before approving a conveyance plat, the Planning Director shall find that the proposed subdivision 

complies with each the following provisions:  

a. All parcels resulting from the conveyance plat process shall be ten (10) acres or larger in net 

area, excluding water bodies, protected wetlands and land with elevations below the mean high 

tide, provided that any parcel that is placed in a conservation easement shall be 10 acres or 

larger in gross area.     

b. Each parcel must be accessible via public road or approved and dedicated private road created 

in compliance with applicable Bryan County standards, provided that such private roads shall 

comply with requirements of section 1303 “d” and “e.”   

c. The conveyance plat shall include the following statement: “No building permits will be issued 

for a building on any lot in this subdivision.”  

Section 13051306. Approval Criteria for Lot Line Adjustments.  

Before approving a lot line adjustment, the Planning Director shall find that:  

d. All resulting lots shall comply with minimum area and dimensional standards of County zoning 

and subdivision regulations; or   

e. Where one (1) or more of the existing lots is non-conforming, the proposed lot line adjustment 

improves overall compliance of the affected lots.   

Section 13075. Approval Criteria for Plat Corrections.  

Before approving a plat correction, the Planning Director shall find that the amendments are limited to 

changes required to correct a surveying or scrivener’s error or omission, and do not change the density, 

eliminate restrictions or substantively change the rights and responsibilities of the owners of the 

affected lots.  

Section 13061308. Approval Criteria for Dedication Plats.  

Before approving a lot line adjustment, the Planning Director shall find that:  

a. Subdivision is created solely to document the conveyance of right-of-way or an easement for a 

public or private road, drainage improvement, utility improvement or other public purpose.  

b. Lots that fail to meet required dimensional or area requirements due to the dedication of public 

right-of-way shall be deemed to be conforming lots if dimensional or area requirements 

resulting from the dedication plat are at least eighty (80) percent of the minimum County 

requirements.   

Section 13079. Approval Criteria for Combination Plats. 

Before approving a combination plat, the Planning Director shall find that: 

a. The plat is prepared in accordance with this ordinance and other applicable laws; and 

b. That the lots to be combined are existing lots of record. 

 

Section 1307810. Application.  
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The formal approval process for each type of minor subdivision begins with the submittal of a complete 

application to Planning Director. Applicants are encouraged to discuss the proposed subdivision and 

submit a sketch plat prior to formal application. Applications shall include the following:  

a. A completed application on a form provided by the Planning Director;  

b. Payment of applicable fee;  

c. A copy of the existing plat or deed creating the affected lots or parcels.  

d. An ESA or affidavit described in section 52112(b) of the County’s subdivision regulations.  

e. A final plat prepared in accordance with sections 1202 and 1203 of the County’s subdivision 

regulations.    

f. For any minor subdivision that does not encompass the entirety of all affected parcels, the 

applicant shall submit a sketch plat as defined in the County’s subdivision regulations at a scale 

approved by the Planning Director.   

g. For subdivisions involving the creation of a private road, the applicant shall provide:  

1. A land disturbing activity permit issued pursuant to the soil erosion and sedimentation 

control ordinance of Bryan County, or a completed application for such permit, along with 

all supporting material.  

2. A topographical survey of the land to be divided that is prepared by a licensed surveyor or 

an engineer showing topography at vertical intervals of not more than one foot and a 

certificate from a licensed surveyor or engineer stating that drainage from the land to be 

divided will not affect adjacent property owners. If the proposed work will affect adjacent 

property owners by changing the flow of water to or from their property, an agreement or 

easement shall be provided.   

3. Plans for grading and surfacing, including plans for an apron extending from the existing 

pavement to the planned private road or shared drive.   

3.4. The above may be provided as a condition of approval, which shall require submission prior 

to the issuance of any building permits for any construction on the lots.    

h. For lot splits including on or off-site water or sewer line extensions, the applicant shall submit 

plans for the extensions from existing facilities to the lot service lines.   

i. For any lot split, the Planning Director shall determine, based on the Bryan County soil survey 

maps and the national wetlands inventory maps, that no wetlands or hydric soils exist on the 

lots created. If the Planning Director cannot make such a determination, the applicant must then 

provide one of the following to the Planning Director:   

1. A soil map of the affected lots prepared by a certified environmental scientist or soils 

scientist that shows the absence of hydric soils present on the lots; or   

2. A jurisdictional wetlands delineation approved by the Army Corps of Engineers of the land to 
be subdivided. The limits of any wetlands shall be surveyed and included on the final plat.   

Section 13089. Review.  
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a. The Planning Director shall review the application for completeness in accordance with Sections 

403 and 404 of the County’s subdivision regulations.   

b. Upon finding the application complete, the Planning Director shall review the proposed final plat 

and any other documents deemed necessary to determine the compliance of the proposed 

minor subdivision with this ordinance, and other applicable laws. The review of the following 

individuals must also be obtained when required by the Planning Director:   

c. The health department shall review the proposed water supply and sewerage disposal system 
and determine compliance with this ordinance and other applicable rules and regulations.   

d. The Engineering Director shall review the proposed final plat and determine the conformity of 
proposed road alignment with existing roads, the road classification plan and proposed public 
roads.   

e. The Engineering Director shall review the proposed water, sewer, and stormwater management 

improvements for compliance with applicable requirements.   

f. If deemed necessary by the Planning Director, review and comment from any consultants or 
other professionals retained by the County may be obtained.   

Section 130910. Notice for Private Road Lot Splits and Conveyance Plats.  

Notice is required for lot splits and conveyance plats. Following the Planning Director’s determination 

that the application is complete, the applicant shall provide the following notice shall be provided:  

a. Mailed Notice.  Mail notice of the date, time, location and topic of a public hearing on the lot 

split or conveyance plat to the owners of all parcels located within 300 feet as measured from 

the nearest property line to the nearest property line. If the subdivision triggers the requirement 

for a traffic impact analysis pursuant to article XV of the subdivision regulations notice shall be 

required to be mailed to all properties located within 600 feet of the proposed subdivision.  

b. Posted Notice. At least one (1) Sign shall be posted at least fourteen (14) days prior to the 

hearing in conspicuous places visible from each street along the frontage of the subject 

property. Signs shall be in a form approved by the Planning Director with the words “Subdivision 

Decision” in six (6) inch tall lettering and the planning department phone number clearly legible 

from the street.  

c. Published Notice. Publish notice in a newspaper of general circulation within Bryan County in 

the public notices section at least 15 days, but not more than 45 days prior to the hearing.   

Section 13101. Planning and Zoning Commission Action on Private Road Lot Splits and Conveyance 

Plats.   

After conducting a hearing, the Planning and Zoning Commission shall approve, approve with conditions 

or disapprove the application for a private road lot split or conveyance plat.  If the plat is approved, the 

Chair of the Planning and Zoning Commission shall sign the proposed final plat which can then be 

recorded in the clerk of superior court's office.   

Section 13112. Planning Director Action on Simple Lot Splits, Conveyance Plat, Lot Line Adjustments, 

Plat Corrections, and Dedication Plats, and Combination Plats.   
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Planning Director shall approve or disapprove the application within thirty (30) days of finding the 

application complete and shall notify the applicant of the action in writing.  If the plat complies with the 

requirements of these regulations, the Director shall sign the proposed final plat which can then be 

recorded in the clerk of superior court's office. If the Planning Director finds that the proposed design of 

a subdivision shown on the proposed final plat does not comply with this ordinance and other applicable 

laws, then such plat shall be disapproved, and reasons noted for such disapproval in the records. 

Notwithstanding the noting of such reasons for disapproval in the records of the Planning Director, an 

applicant must meet all provisions of this ordinance and other applicable laws to later obtain approval 

by the Planning Director of proposed final plat.   

Section 13123. Appeals.   

Planning and Zoning Commission actions on private road lot splits and conveyance plats may be 

appealed to the Board of County Commissioners. If the Planning Director disapproves a simple lot split, 

conveyance plat, lot line adjustment, plat correction or , dedication plat, or combination plat, the 

applicant may appeal the action to the Planning and Zoning Commission pursuant to Article V of the 

Zoning Ordinance.   

Section 13134. Effect of Approval.   

After approval, the applicant may proceed with installation of the private road or shared driveway and 

any other required public improvements.  No building permits shall be granted until required 

improvements are completed and approved in compliance with section 131215, and the plat is recorded 

in compliance with section 13136.    

Section 13145. Inspection.    

The County Engineer shall inspect all required improvements to determine compliance with applicable 

requirements and provide written approval of the improvements or a written explanation of any 

deficiencies precluding approval.   

Section 13156. Recording.    

Applicant shall record the final plat within six (6) months of the Planning Director’s approval. Failure to 

record shall result in expiration and require resubmittal.  

Section 13176. Reporting.    

Planning Director shall report all minor subdivision activity to Planning and Zoning Commission each 

month.   

(IDO – 10-9=18)  

Article XV – Traffic Impact Assessment 

Section 1500. Types of Studies.  

a. Traffic Impact Analysis – for projects having impacts on major roads, multiple roads, or multiple 

intersections.  

b. Traffic Design Analysis – for projects having more localized impacts and focused on ingress, 
egress and abutting intersections.  
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Section 1501. Traffic Impact Analysis (TIA) Purpose and Applicability.  

d. Purposes:  The purposes of a TIA will be to:  

1. Evaluate traffic operations and impacts at site access points under projected traffic loads;  

2. Evaluate the impact of site-generated traffic on affected intersections in the impact area;  

3. Evaluate the impact of site-generated traffic on the quality of traffic flow on public roads 

located in the Impact area;  

4. Evaluate the impact of the proposed development on residential roads in the impact area;  

5. Ensure that site access and other improvements needed to mitigate the traffic impact of the 

development meet commonly accepted engineering design standards;  

6. Ensure that adequate facilities for pedestrians, transit users and bicyclists have been 

provided; and  

7. Identify transportation infrastructure needs and related costs created by the development 

and cost sharing for needed improvements.  

a. Applicability:  A TIA will be required prior to approval of a Preliminary Plat, Zoning Map 

Amendment, or Conditional Use Permit for Development that exceeds the following thresholds 

in one or more development Applications submitted for a Parcel or contiguous Parcels under 

common ownership at the time of the adoption of this UDO or at the time of the Development 

application:  

1. The proposed development will generate more than 1,000 average daily trips at full 

occupancy, according to most current version of the ITE Trip Generation Informational 

Report or comparable research data approved by the Engineering Director; or   

2. The proposed development will concentrate three hundred (300) or more trips per day 

through a single access point.    

Section 1502. Traffic Design Analysis (TDA) Purpose and Applicability.   

All Development projected to generate two hundred (200) average daily trips more than existing 

conditions that does not require a TIA shall be required to complete a Traffic Design Analysis (TDA). The 

purposes of a TDA will be to:   

a. Ensure that the proposed road layout is consistent with adopted road design standards;  

b. Ensure the proper design and spacing of site access points and identify where limitations on 

access should be established;  

c. Ensure that potential safety problems have been properly evaluated and addressed;  

d. Ensure that internal circulation patterns will not interfere with traffic flow on existing public 

roads;  

e. Ensure that appropriate facilities for pedestrians, transit users and bicyclists have been provided 

in plans for the development; and  

f. Identify the transportation infrastructure needs and related costs created by the development.  



 

Bryan County Subdivision Ordinance  28  Revised 11-28-18 

Section 1503. Waiver.  

County Engineer may waive requirements upon determining that the analysis is not necessary to 

determine that such report is not necessary to determine needed road improvements, that adequate 

capacity exists to serve the proposed development, and that no unsafe or hazardous conditions will be 

created by the development as proposed.  

Section 1504. Preparation.  

The cost of TIA or TDA preparation shall be the responsibility of the applicant. The applicant shall retain 

the services of a qualified traffic engineer approved by the Engineering Director. A TIA shall be sealed by 

a licensed professional engineer.   

Section 1506. Traffic Level of Service Standards.  

The standards for traffic service that shall be used to evaluate the findings of a TIA or TDA are:  

a. Level of Service. Level of Service D (LOS D) or less congested shall be maintained on all arterial 

and collector road segments and intersections. LOS C or less congested shall be maintained on 

all other road segments and intersections. For multi-phase developments, the applicable levels 

of service shall be maintained for each phase. No development shall result in the decline in the 

level of service of an adjacent road by more than two (2) letters (e.g., a drop from LOS A to LOS 

D) unless specifically approved by the Board of County Commissioners.   

b. Number of Access Points. The spacing of access points shall comply with applicable County, 

state and AASHTO standards.  

c. Internal Circulation. On-site vehicle circulation and parking patterns shall be designed so as not 

to interfere with the flow of traffic on any public road and shall accommodate all anticipated 

types of site traffic at projected volumes.  

d. Safety. Access points shall be designed to provide for adequate sight distance and appropriate 

facilities to accommodate acceleration and deceleration of site traffic pursuant to section 

4.11.51509.   

e. Curb Space Use Plan. Details shall be provided on curb space use on public roads along the edge 

of the development site when it is intended that such areas be used for parking, parking space 

access, delivery and loading zones, passenger zones, bus stops, fire zones and/or other 

official/emergency zones. This review shall include a description of existing conditions prior to 

development, and proposed changes resulting from the development, including a description of 
any loss or gain in curb space use by the activities intended.  

Section 1507. Traffic Analysis Contents.   

A TIA shall be based on peak hour traffic and shall contain information addressing the factors listed 

below.   

a. Project and Site Description. The analysis shall contain illustrations and narrative that describe 

the characteristics of the site and adjacent land uses as well as expected development in the 

Impact area that will influence future traffic conditions. A description of the proposed 

development including access plans, staging plans and an indication of land use and intensity, 

shall be provided.   
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b. Study Area. The analysis shall identify the geographic area under study and identify the roadway 

segments, critical intersections and access points to be analyzed. The study shall include: all road 

segments, intersections and driveways on or within 150 feet of the site; all collector or arterial 

roads and road intersections within one-quarter (¼) mile of the site; and all arterial roads and 

intersections that the proposed development is projected generate five (5) percent or more of 

the peak hour traffic.   

c. Existing Traffic Conditions. The analysis shall contain a summary of the data used in the analysis 

of existing traffic conditions, including:  

3. Existing Demand, including traffic count and turning movement information, including the 

source of and date when traffic count information was collected;  

4. Roadway characteristics, including the design configuration of existing roadways, existing 

traffic control measures (speed limits, traffic Signals, etc.) and existing driveways and 

turning movement conflicts in the Impact area; and  

5. The existing LOS for roadways and intersections without project development traffic using 

methods documented in the Special Report 209: Highway Capacity Manual, published by the 

Transportation Research Board, or comparable accepted methods of evaluation. LOS shall 

be calculated for the weekday am and pm peak hours and, in the case of uses generating 

high levels of weekend traffic, the Saturday or Sunday peak hour as determined by the 

Engineering Director.  

f. Traffic Assignment. The TIA shall identify projected peak hour traffic volumes for applicable 

roadway segments, intersections and driveways in the study area. Applicable road segments, 

intersections and driveways and traffic distribution assumptions shall be identified by the 

Engineering Director prior to completion of the study. Projected trip generation shall be based 

on latest data from the ITE or other studies approved in writing by the Engineering Director. This 

section will document all assumptions affecting the direction, volume and mode split of traffic 

generated by the project.  

g. Analysis. The analysis shall be based on ten (10) and twenty (20) year projections. The analysis 

shall compare existing demand plus projected demand plus proposed demand with planned 

capacity for the applicable projections.   

h. Mitigation Alternatives. In situations where the LOS standards are projected to be exceeded, 

the analysis shall evaluate each of the following alternatives for achieving the traffic service 

standards:  

1. Identify additional right of way and road improvements needed to implement mitigation 

strategies;  

2. Identify suggested phasing of development and transportation improvements where 

needed to maintain compliance with LOS standards;   

3. Identify the anticipated cost of recommended improvements; and  

4. For developments impacting constrained facilities, identify access, pedestrian, transit or 

other improvements required to mitigate the impacts of the proposed development on the 

constrained facility.   
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i. TDA Contents. A TDA shall include the information required for a TIA, except as modified by the 

Engineering Director. The study area for a TDA shall include all road segments, intersections and 

driveways on or within 150 feet of the site.   

Section 1508. Process for the Review and Preparation.   

The following steps provide an outline of the steps to be included in the preparation and review of a 

traffic analysis:  

a. The applicant shall meet or correspond with the Engineering Director to determine whether a 

TIA or TDA needs to be prepared for a proposed development application, and to identify study 

issues, assumptions, projections and time periods to be analyzed, analysis procedures, available 

sources of data, past and related studies, report requirements and other topics relevant to study 

requirements. GDOT shall be contacted and coordinated with as appropriate when the TIA or 

TDA includes state or federal highways as points of access for a development.  

b. Following initial completion of a traffic study, the report shall be submitted to the Engineering 

Director for distribution to all jurisdictions involved in the construction and maintenance of 

public roadways serving the development. If direct access is being proposed to a State Highway, 

the applicant shall submit a highway access permit application to GDOT, if not previously 

submitted.  

c. Within five (5) business days, the Engineering Director shall complete an initial review to 

determine the completeness of the analysis and shall provide a written summary to the 

applicant outlining the need for any supplemental study or analysis to adequately address any 

deficiencies. A meeting to discuss the contents and findings of the report and the need for 

additional study may be requested by the Applicant. GDOT approval shall be required for any 

traffic mitigation involving the state system;    

d. Within thirty (30) days of submittal of a complete application, the Engineering Director shall 

prepare a report outlining recommendations that have been developed to address the findings 

and conclusions included in the analysis regarding the proposed Development’s access needs 

and impacts on the transportation system. Depending on the type of application, the 

recommendations may be presented to the Planning Board and/or Board of County 

Commissioners.  

e. In the case of a TIA or TDA showing deficiencies requiring mitigation within the public right-

ofway, negotiations based on the conclusions and finding resulting from the TIA or TDA shall be 

held with appropriate County staff. The subsequent development approval or, at the option of 

the applicant, a subdivision improvement agreement or development agreement, shall identify 

the applicant’s and the County’s responsibilities for implementing identified mitigation 

measures.  

Section 1509. Findings.  

If the proposed development will not meet applicable service level standards, Engineering Director shall 

recommend denial of the application unless the applicant submits a mitigation plan that, in the opinion 

of the Engineering Director, addresses the deficiency through one or more of the following actions:  

a. Reduce the size, scale, scope or density of the development to reduce traffic generation;  
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b. Divide the project into phases and with only one phase at a time being authorized until traffic 

capacity is adequate for the next phase of development;  

c. Dedicate right-of-way for road improvements;  

d. Construct new road improvements;  

e. Expand the capacity of existing roads and/or intersections;   

f. Redesign ingress and egress to the project to reduce traffic conflicts;  

g. Alter the use and type of development to reduce peak hour traffic;  

h. Reduce background (existing) traffic;  

i. Eliminate the potential for additional traffic generation from undeveloped properties in the  

Impact area; or  

j. Integrate non-vehicular design components (e.g., pedestrian and bicycle paths or transit 

improvements) to reduce trip generation.  

(IDO – 10-9-18)  

Article XVI – Site Plan  

Section 1600. Purpose.  

Site plan review is intended to ensure that the layout and general design of proposed development in 

areas regulated by this chapter complies with all applicable standards in this ordinance and all other 

applicable rules and regulations. The purpose of this section is to establish the submittal requirements 

and review process for the approval of site plans.  

Section 1601. Types of Site Plans and Applicability.  

a. Small Minor Site Development and Redevelopment Plan includes:  

1. Single family, duplex or accessory structure; or  

2.1. Modification to multifamily, mixed-use or non-residential development that does not trigger 

an increase in parking by more than the lesser of 10% of current requirement or 10 spaces.   

b. Major Site Development Plan includes:   

1. Multi-family, mixed use or non-residential development, except as noted above;  

2. Development requiring conditional zoning or conditional use permit;  

3. Planned unit development rezoning application; or  

4.2. Rezoning to a R-3 or more intensive district.  

Section 1602. Application.  

a. Applications for site plan review may be initiated by any party with an interest in developing 

property within areas regulated by this chapter. Written approval from the current landowner 

shall be required as part of any application for site plan review.  

b. The applicant or an authorized agent of the applicant shall submit to the Planning Director a 

complete Site Plan Submittal application.   
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c. Except where otherwise required by this chapter, a licensed professional engineer is not 

required to certify a minor site plan. However, all site plans shall be prepared to scale and with 

sufficient detail and clarity to demonstrate compliance with applicable technical rules and 

regulations.  Major site plans shall be prepared by a licensed professional engineer in the State 

of Georgia.  

d. Site plan applications shall, at a minimum, contain the materials listed in the Site Plan Checklist 

in Appendix A of this chapter.  

e. The Planning Director shall review the application and shall determine if the application is 

complete pursuant to the provisions of sections 403 and 404 of this chapter.   

Section 1603. Approval Criteria.   

All site plans shall comply with the following criteria:  

a. The proposed land uses, densities and intensities comply with applicable zoning district 

requirements and prior development approvals, including but not limited to variance, 

conditional zoning or conditional use permit;  

b. The site and building design comply with applicable standards in this chapter and the design 

guidelines adopted as part of this interim development ordinance;   

c. Minor deviations not granted through the administrative relief provisions of this chapter have 

been granted by the Planning Director and are noted on the site plan; and   

d. Required variances are granted prior to site plan approval.  

e. The applicant has applied for approval of ESA, land disturbance and wetlands permits, and will 

receive final approval prior to site plan approval.  

f. The applicant shall demonstrate compliance with the tree protection requirements of Article 18 

of the Bryan County Engineering Design Standards.  

Section 1604. Review of Site Plans.   

After determining that the application is complete, the Planning Director shall solicit comments from the 

Development Review Committee and review the site plan for compliance with the criteria established in 

section 1703 of this chapter.   

Section 1605. Action on Small Site Development and Redevelopment Plans.  

If the application satisfies the criteria established in section 1703 of this chapter, the Planning Director 

shall approve small site development plan within twenty (20) days of certifying that the application is 

complete.   

Section 1606. Appeals to Small Site Development and Redevelopment Plans.  

If the applicant disagrees with the findings of the Planning Director, the applicant may appeal the 

decision in accordance with article V of this chapter.   

Section 1607. Review and Action on Major Site Development Plans.   

If a major site development plan complies with all of the provisions of this ordinance, including the 

approval criteria in section 1703, the Planning Director may approve the plan, approve the plan subject 
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to conditions or disapprove the plan.  For any major site development plan that deviates from the 

requirements of the zoning ordinance or the design guidelines adopted as part of this ordinance, the 

Planning Director shall forward written findings and recommendations to the Planning and Zoning  

Commission for consideration along with and any other evidence presented at their hearing, the 

Commission may approve, approve with conditions or disapprove the major site development plan the 

applicant shall be required to obtain a variance in accordance with Article V of the Zoning Ordinance 

unless otherwise authorized as administrative relief under section 502 or authorized as a waiver to 

adopted Site and Building Design Guidelines.    

Section 1608. Notice for Major Site Development Plan Review.  

If the Planning Director determines that a major site development plan does not comply with the criteria 

in section 1703 and the applicant seeks approval from the Planning and Zoning Commission, the 

applicant provide the following notice:  

a. Mailed Notice.  Mail notice of the date, time, location and topic of a public hearing on the lot 

split or conveyance plat to the owners of all parcels located within 300 feet as measured from 

the nearest property line to the nearest property line. If the subdivision triggers the requirement 

for a traffic impact analysis pursuant to article XV of the subdivision regulations notice shall be 

required to be mailed to all properties located within 600 feet of the proposed subdivision.  

b. Posted Notice. At least one (1) Sign shall be posted at least fourteen (14) days prior to the 

hearing in conspicuous places visible from each street along the frontage of the subject 

property. Signs shall be in a form approved by the Planning Director with the words “Zoning 

Decision” in six (6) inch tall lettering and the planning department phone number clearly legible 

from the street.  

c. Published Notice. Publish notice in a newspaper of general circulation within Bryan County in 
the public notices section at least 15 days, but not more than 45 days prior to the hearing.  

Section 1609. Appeals to Planning and Zoning Commission Action.   

Actions of the Planning and Zoning Commission on a site plan may be appealed to the Board of County 

Commissioners.  

Section 161008. Effect of Approval.    

a. Site plan approval authorizes issuance of a building permit subject to approval of building plans. 

If no building permit obtained within twelve (12) months or the building permit lapses, the site 

plan approval lapses.  

b. Development activities shall conform to the approved site plan and any conditions of approval. 

Any deviation from the approved site plan, unless approved in advance and in writing by the 
Planning Director is deemed a violation of this chapter.  

Section 161109. Site Plan Amendments.  

A site plan may be modified in accordance with the procedures and standards of this article, except that 

the following shall be considered minor amendments that may be approved by the Planning Director 

regardless of how the original site plan was approved:  
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a. Relocation or reconfiguration of landscaping or modification of proposed plantings, if it does not 

diminish the effectiveness of the landscaping or reduce the size of plants at the time of planting 

or at the plant’s maturity;  

b. Reconfiguration of parking lots or spaces that do not reduce the number of parking spaces or 

the safety of the parking lots;  

c. Realignment of trails or sidewalks on the site if the relocation improves the functionality or 

safety of the trail or sidewalk;   

d. Changes in the location of signs if the relocated sign still complies with adopted rules, guidelines 

or regulations.  

e. Increases in open space or recreational areas, provided that lighted facilities shall not be located 

any closer to a property line abutting a residential district than shown on the approves site plan.  

(IDO 10-9-18)  

ARTICLE XXV. - APPENDICES   

Section 2500. - General.   

The following documents are attached to this ordinance as appendices and are incorporated herein and made 

parts of this ordinance by specific reference:   

(a) Required items and certifications;   

(b) Schedule of fees; and   

(c)(b) Road classification plan. ARTICLE XXVI. - JURISDICTION   

Appendix (a)   

REQUIRED ITEMS AND CERTIFICATIONS   

[Part] I.  The following items must be included on all plats except where specifically modified in the ordinance:  

Plats:   

(a) Preliminary plat. This is the preliminary document which reflects the proposed subdivision of 

property in accordance with the county's regulations. This document should be prepared to the 

exacting standards as prescribed and should be substantially complete with the exception of any 

authorized changes made in the field for technical or esthetics reasons.   

(b) Final plat. This is the final document which is to be recorded in the courthouse with all changes 

authorized and recorded in the field. This plat should reflect the "as-built" conditions, easements, 

and lot corner monuments as set in the field. The final plat will bear all certifications and signatures 

as required.   

(c) Plat requirements. Plat shall conform to the amended Code Section 15-6-67 of the Official Code of 

Georgia (a/k/a "The Georgia Plat Act"), relating to recordation of maps and plats and specifications 

relating thereto.   

In addition, the following information shall be shown:   

(1) Vicinity map showing location of project.   

(2) Name of owner of record.   
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(3) Name of subdivision, if applicable.   

(4) Date.   

(5) North arrow; indication grid, magnetic, true north, etc.   

(6) Graphic scale.   

(7) Name, signature, registration number, and seal of registered surveyor and date of 

preparation.   

(8) Name of county and General Militia District in which subdivision or lot is located.   

(9) Scale to meet requirements of The Georgia Plat Act.   

(10) Sufficient data to determine readily and reproduce accurately on the ground the 

location, bearing, and length of every road and alley line, lot line, easement, boundary 

line, and building line whether curved or straight. This shall include the radius, point of 

tangency, and other data for curved property lines and curved roads, to an appropriate 

accuracy and in conformance with good surveying practice.   

(11) Names of owners of record of all adjoining land and all property boundaries, 

watercourses, roads, easements, utilities and other such improvements, which cross or 

form, any boundary line of the tract being subdivided.   

(12) If applicable, exact boundaries and original property lines within the tract of land being 

subdivided shown with bearings and distances.   

(13) Roads and alleys, right-of-way width, and road names.   

(14) Error of closure.   

(15) Lot lines, minimum building setback lines, road trees and lot and block numbers.   

(16) Parks, school sites, or other public open spaces, if any.   

(17) All dimensions shall be to the nearest 1/100 of a foot and angles to the nearest second.   

(18) Accurate description of the location of all monuments and markers.   

(19) The final plat must be drawn on Mylar or comparable material.   

(20) Utility easements and widths. Location, dimensions, and purpose of any easement.   

(a) Water.   

(b) Gas.   

(c) Sanitary sewer.   

(d) Storm drainage.   

(e) Electrical lines.   

(f) Telephone lines.   

(g) Cable TV.   

(21) Signed certificates shall appear on the final plat which is submitted to the board of 

commissioners, planning commission, or planning director, by the divider/developer 

for recording as required in the subdivision regulations.   

(22) Location of all buffers, if any.   

(23) Letter or number to identify each lot or site.   

(24) Show all watercourses, wetlands, and flood zones, if any.   
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(25) All plats shall show the expected limits of the 100-year flood where appropriate.   

(26) Current zoning, setbacks, minimum lot frontage and area of each divided/subdivided 

tract indicated next to the minimum setbacks, lot frontage and lot size requirements 

(acre/square foot) for each applicable zone in which the tract is situated.   

(27) Proposed finish floor elevations, if situated in unnumbered A zone.   

(28) Location of all retention and detention basin for stormwater control, if any.   

(29) Location of existing adjoining property lines.   

(30) Total acreage of tract.   

(31) Area of each divided/subdivided tract as indicated by the minimum size requirements 

(acre/square foot) of the Bryan County zoning ordinance for the zoning district in which 

the tract is situated.   

(32) New 911 address assigned by the county.   

(33) Pedestrian ways. Pedestrian ways, sidewalks and walkways shall be completed 

consistent with the construction plan and preliminary plat and in compliance with the 

provisions of section 507 of this ordinance and with article 10 of the engineering design 

standards found at chapter 19 [appendix C].   

Pedestrian ways in areas other than on lots designated for house construction shall 

be completed within one year of approval of the final plat and are subject to the 

provisions of section 1201 of this ordinance.   

Pedestrian ways or sidewalks on lots designated for house construction shall be 

completed according to the following schedule:   

Pedestrian ways in subdivisions with one—ten such lots shall be fully 

completed within one year of the final plat approval.   

Pedestrian ways in subdivisions with 11—20 such lots shall be fully completed 

within two years of the final plat approval.   

Pedestrian ways in subdivisions with 21—50 such lots shall be fully completed 

within three years of the final plat approval.   

Pedestrian ways in subdivisions with 51 or more such lots shall be fully 

completed within four years of the final plat approval.   

Failure to comply with the provisions of this subparagraph shall constitute a 

violation of the subdivision ordinance under article XX. Failure to complete the pedestrian 

ways within the time limits set forth in this schedule shall constitute a violation of the 

subdivision ordinance under article XX.   

In the event the party holding a building permit for house construction has not first 

complied with this ordinance, no certificate of occupancy shall be issued unless and until 

this ordinance is implemented on such lot and other conditions for a certificate of 

occupancy have been met.   

(34) Digital copy of final plat reflecting all changes authorized and recorded in the field.   

(35) Where infrastructure improvements will be dedicated to the county, the following 

statement will be included on the final plat: "The undersigned fee simple owner of all the 

real estate depicted on this plat, and identified as owned by the undersigned, does hereby 

dedicate and transfer to the Bryan county board of commissioners all streets, street 
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rights-of-way and necessarily attendant drainage facilities and easements for the streets, 

all as shown on this plat.   

OWNER   ATTEST:   

BY ____________   ____________ Witness   

  ____________ Notary"   

   

    

(d) Permanent reference points. Prior to the approval of the final plat, all of the subdivisions permanent 

reference points shall have been placed in accordance with the following requirements.   

(e) Subdivision corner tie. At least one corner of the subdivision shall be designated by course and 

distance (tie) from a readily discernible reference marker. If a corner is within 300 feet of a U.S. Coast 

and Geodetic Station, U.S. Geological Survey, or Georgia Grid System coordinate monument, then 

this corner shall be marked with a monument so designated by computed X and Y coordinate which 

shall appear on the map with a statement identifying this station or monument to an accuracy of 

1:10,000. When such a monument or station is not available, the tie shall be made to some 

permanent and readily recognizable land mark or identifiably point, physical object or structure.   

(f) Monuments. Monuments shall be located in the ground at all angles in the boundaries of the 

subdivision; at the intersection lines of roads and at the intersection of lines of roads with boundaries 

of the plat and at the intersections of alleys with the boundaries of the subdivision; all points of 

curvature, point of tangency, points of reverse curvature and angle points in the side lines of roads 

and alleys; and all angles of an intermediate traverse line.   

It is not intended or required that monuments be placed within the traveled portion of a road 
to mark angles in the boundary of the subdivision if the angle points can be readily reestablished 
by reference to monuments along the sidelines of the road.   

All required monuments shall be placed flush with the ground where practicable.   

If the required location of [a] monument is in an inaccessible place, or where the location of a 

monument would clearly be impracticable, it is sufficient to place a reference monument nearby 

and the precise location thereof be clearly indicated on the plat and referenced to the true point.   

All monuments used shall be made of solid iron or steel bars at least one-half inch in diameter 

and 36 inches long and completely encased in concrete at least four inches square.   

If a point required to be monumented is on a bedrock outcropping, a steel rod, at least one-

half inch in diameter shall be drilled and grouted into solid rock to a depth of at least eight inches.   

(g) Property markers. A one-half inch rebar or a steel or wrought iron pipe not less than threefourths 

inch in diameter and at least 30 inches in length shall be set at all corners, except those located by 

monuments.   

(h) Accuracy. Land surveys, both within the limits of incorporated areas and beyond, shall be at an 

accuracy of at least 1:7,500.   
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(Ord. of 10-3-1995; Ord. of 10-8-1997; Ord. of 8-2-2005; Ord. of 3-2-2010; Ord. of 8-19-2010)   

[Part] II.  The following items must be included on all construction plans, except where specifically modified in the 

ordinance:   

Construction plans:   

Construction plans reflect the actual infrastructure to be completed prior to the subdivision being offered 

for sale and generally consist of drainage, roads, water supply, water distribution, fire protection, wastewater 

disposal, recreational areas, bikeways, walkways, buffers, and provisions for electricity, gas, cable TV, 

telephone line, and other necessary utilities.   

All submissions shall bear the signature and date across the seal of the Georgia registered engineer who 

prepared the plans, reports, design consideration, and calculations pertinent to the construction plans.   

Construction plans shall be submitted in the following format as appropriate:   

1. Title sheet.   

2. Staking/layout plan and traffic control plan.   

3. Grading, drainage and paving plan.   

4. Road and roadside drainage profiles.   

5. Water and sanitary sewer and sewer profiles.   

6. Neighborhood grading and drainage plan.   

7. Soil erosion and sedimentation control plan.   

8. Details (sheets as needed).   

9. Other plans (as required).   

The drawing scale shall not be larger than 1"=20' and small[er] than 1"=100'. The plan sheet shall not exceed 30"x42" 

(E size); however, 24"x36" (D size) sheets are preferred.   

(a) Existing features. Provide on all plan drawing sheets existing features of the property and the 

following additional information:   

1. The bearings and distances of the boundary lines of the property to be subdivided.   

2. If within one mile, the distance and direction to public water lines and sanitary sewer lines.   

3. The name, location, and width of all rights-of-way or easements of existing streets, roads, 

railroads, and utilities either on the property or abutting the property.   

4. Existing contours of the property at one foot intervals and based on mean sea level datum.   

5. The location of railroads, of public or private rights-of-way or easements, and of parks or other 

public spaces either on the property or abutting the property.   

6. Location of existing adjoining property lines with owner's names and addresses.   

7. Existing buildings on the property to be subdivided.   

8. Size and location of existing sewers, water mains, drains, culverts, or other underground 

facilities within the street or within the right-of-way of streets or roads abutting the property, 

including the grades and invert elevations of storm and sanitary sewers.   

9. Location of city limit lines and county lines, if applicable.   

(b) Proposed design features.   
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General:   

1. Each sheet signed by [a] registered engineer.   

2. Graphic scale shown on each sheet.   

3. Legend.   

4. North arrow (grid, magnetic, true, etc.).   

5. Water system approved.   

6. Wastewater system approved.   

7. Benchmark on each plan sheet on permanent locations outside of area of construction.   

8. A certificate from a professional engineer shall be required stating that drainage from the 

property to be subdivided, after subdivision and development will not affect adjacent 

property by either increasing or decreasing stormwater run-off onto such adjacent 

property. This certificate must be approved by the county engineer.   

9. When the preliminary plan includes only a part of the tract on which the subdivider has 

an interest, the subdivider shall submit a tentative drainage and street plan for all of said 

tract.   

(c) Title sheet.   

1. Development name and phase (if applicable).   

2. Owner's and engineer's name, address, and phone number.   

3. Sheet content schedule with page numbers.   

4. General location map.   

5. Total number of lots, total acreage, total length of streets.   

(d) Staking and layout plan.   

1. Proposed road names; coordinate with director of public safety.   

2. Centerline curve data and station numbers at 100 feet.   

3. Location and purpose of all easements.   

4. Locations relative to existing/future phases.   

5. Adjacent property owners shown.   

6. Flood elevation statement shown with zone limits.   

7. Existing and proposed lot line dimensions; proposed lot numbers and block numbers.   

8. Traffic signage and striping per MUTCD.   

9. Location of proposed monuments and road signs.   

10. Location of all buffers and landscaping.   

11. Proposed major contour changes in areas where substantial cut and/or fill is to be done.   

12. Designation of all lands (if any) to be reserved or dedicated for public use and areas proposed 

for use other than single-family residential use.   

(e) Grading, drainage, and paving plan.   

1. Contours shown at one foot intervals.   

2. Topo information on adjacent property as appropriate.   
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3. Corps approved wetland jurisdictional delineation.   

4. Stormwater detention features.   

5. Invert elevations and size for all pipes, inlets, etc.   

6. Ditch and swale invert elevations.   

7. Detention basin profiles.   

8. Peak water elevation labeled.   

9. Maintenance access provided.   

10. Topo provided at pond discharge location.   

11. Easements for all pipes, ditches and swales.   

12. Easements provided for all canals.   

13. Detention basin responsibility.   

14. Access to county maintained right-of-way.   

15. Access approved to road.   

16. Sidewalk location.   

17. Temporary or permanent cul-de-sacs provided.   

(f) Road and roadside drainage profile.   

1. Profile of existing and proposed grades.   

2. Centerline elevations and grades.   

3. Storm drain elevations shown on profile.   

4. Utility which cross profile.   

(g) Water and sanitary sewer and profile.   

1. Location and size of all water lines, valves, fire hydrants and services.   

2. Location and size of all sewer mains, manholes, force mains, air release valves and laterals.   

3. Location of all utility lines and easements.   

4. Location of all improvements within ROW.   

5. Typical section of utility locations in ROW.   

6. Profile of proposed lines and grades.   

7. Location of all proposed features crossing lines.   

(h) Neighborhood grading and drainage plan.  1.  Existing and proposed contours.   

2  Minimum house finish floor elevations.   

3. Minimum garage finish floor elevations.   

4. Lot drainage plan for each lot.   

5. Lot numbers labeled in bold.   

6. Proposed road centerline elevation every 100 feet.   

(i) Soil erosion control.   

1. Land disturbing activity application.   
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2. Use of SCS Universal Codes.   

3. Construction exit provided.   

4. 24-hour contact provided.   

5. Construction schedule.   

6. Clearing limits indicated with trees shown.   

7. Erosion control provided for all pipe outlets.   

8. Temporary sediment basins.   

9. Temporary and permanent grassing indicated.   

(j) Details.   

1. Construction details shown for all structures.   

2. Details shown for all non-standard construction.   

3. Typical cross-sections for roads; requirement for proof rolling.   

(k) Design calculations.   

1. Stamped by GA registered engineer.   

2. Drainage map w/ areas shown.   

3. "C" factor determined.   

4. Length of travel shown on map.   

5. Time of concentration determined.   

6. Pipe sizing calculations determined.   

7. Pond routing provided.   

8. 100-year flood event shown for basins and outfalls.   

9. Peak water elevation provided.   

[Part] III.  The following signed certifications must appear on final plats approved under the ordinance:   

APPROVED UNDER ARTICLE XII:   

____________   ____________   

County Engineer   Date of Approval   

   

____________   ____________   

Health Department   Date of Approval   
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____________   ____________   

911 Address Director   Date of Approval   

   

    

Approved by the Planning Director this ____________ day of ____________ / ____________ /  
____________  ____________   

Planning Director   

ATTEST: ____________   

Clerk of County Commission   

    

APPROVED UNDER ARTICLE XIII:   

Approved in accordance with Bryan County Subdivision Regulations:   

____________   ____________   

Planning Director   Date of Approval   

   

    

____________   ____________   

911 Address Director   Date of Approval   

   

    

APPROVED UNDER ARTICLE XIV:   

Approved in accordance with Bryan County Subdivision Regulations:   

____________   ____________   



 

Bryan County Subdivision Ordinance  43  Revised 11-28-18 

 

Planning Director   Date of Approval   

   

    

____________   ____________   

911 Address Director   Date of Approval   

   

    

APPROVED UNDER ARTICLE XV AND ARTICLE XVI:   

Approved in accordance with Bryan County Subdivision Regulations:   

____________   ____________   

Planning Director   Date of Approval   

____________   ____________   

911 Address Director   Date of Approval   

   
    

(Ord. of 10-8-1997; Ord. of 3-2-2010)   

Appendix (b)   

SCHEDULE OF FEES   

Article XI preliminary plat/construction plan*   

Single-family residential   $165.00 + $35.00 per lot   

Multi-family residential   $165.00 + $35.00 per lot   
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Non-residential   $165.00 + $77.00 per acre   

Article XII final plat*   $165.00 + $15.00 per lot   

Article XIII minor subdivision*   $250.00   

Article XIV subdivisions with no improvements   $15.00 per lot   

Article XV subdivision with no improvements and no permit for building   $15.00 per lot   

Article XVI revision or modification   $5.00 per lot   

NPDES permit. $80.00 per disturbed acre, $40.00 to state & $40.00 to 
county   

  

Land disturbance activity permit   $25.00 per acre   

Resubmission fee**   $10.00 per lot   

Appeal fee   $100.00   

Plat recording fee is as required by clerk of court   

*One review of preliminary plat, construction plan or final plat and a second review of the revised 
plans by the county engineer are included in fees expressed above. Any additional reviews performed 

by the county engineer will be charged to the developer.   

**Fee is for reactivation of an application that was denied by the planning director, planning 

commission or county commission. Fee is valid only on application reactivation within 90 days of 

denial.   

   

    

(Ord. of 9-7-2004)   
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Appendix (cb)   

ROAD CLASSIFICATION PLAN   

Arterials:   

Black Creek Church Road.   

Eldora Road.   

GA SPUR 144.   

Olive Branch Road.   

Belfast River Road.   

Wilma Edwards Road from GA 119 to US 280.   

Collectors:   

Ash Branch Road.   

Bacontown Road.   

Belle Island Road.   

Beulah Church Road.   

Charles Shuman Road and Steve Bulloch Road from GA 67 to GA 204.   

Bill Futch Road from Wilma Edwards Road to GA 119.   

Brisbon Road.   

Cartertown Road.   

Daniel Siding Road from US 17 to Cartertown Road.   

GA 67 from US 280 South to Ft. Stewart Line.   

Groveland Nevils Road.   

Mack English Road.   

Port Royal Road.   

Harris Trail Road from US 17 to Belfast River Road.   

Rathlin Road.   

Sims Road from GA 67 to GA 119.   

Toni Branch Road.   

Timber Trail Road.   

Scenic parkways:   



 

Bryan County Subdivision Ordinance  46  Revised 11-28-18 

This designation removed from ordinance.   

Approved private road systems:   

Mill Run Drive, South of drainage canal.   

Mill Run Lane.   

Mill Run Terrace.   

Mingarry Drive, West of boundary line between lots 5 and 6, Buckhead Subdivision.   

(Ord. of 3-3-1998; Ord. of 12-10-2013; Ord. of 6-10-2014)   

Adopted 6/6/95   ____________   

  Donna M. Waters, County Clerk   
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BRYAN COUNTY PLANNING & ZONING COMMISSION  

Public Hearing Date: November 6, 2018  

REGARDING THE APPLICATION OF: Corde Wilson, 

applicant, on behalf of Beacon Builders, Inc., for a two 

hundred and forty (240) lot rezone application, for a 

272.5 acre subdivision of parcel, PID# 027-018, of the 

Weyerhaeuser Company owned property, to be 

known as Plum Creek Subdivision, off of Carlos 

Cowart Rd. and Georgia Highway 204, Ellabell, GA, 

31308, in unincorporated Bryan County, Georgia. The 

applicant is requesting the property be rezoned R-1, 

from its current A-5 zoning. 

Staff Report  

by Sara Farr-Newman 

Dated: November 6, 2018 

 

I. Application Summary 

Requested Action: Public hearing and consideration of a rezone map amendment for Bryan County.  The 

application by Beacon Builders, Inc. on behalf of Weyerhaeuser Company, proposes to change the A-5, 

Agricultural District, zoning for a 272.5 acre subdivision, to be known as Plum Creek, located off of Carlos 

Cowart Rd. and Georgia Highway 204, PID# 027-018, in unincorporated Bryan County, Georgia, to R-1, 

Single Family Residential. 

Representative:  Jim Kopotic 
   Hussey Gay Bell 
Applicant:  Corde Wilson 
   Beacon Builders, Inc. 
Owner:  WEYERHAEUSER COMPANY  
   C/O JEFFREY TEAL  
   100 PROFESSIONAL CENTER DRIVE 
   BRUNSWICK, GA 31325 
 
Applicable Regulations:  
 

 The State of Georgia, Title 36. Local Government Provisions Applicable to Counties and 
Municipal Corporations, Chapter 67. Zoning Proposal Review Procedures, Georgia Code O.C.G.A. 
36-67 
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 Bryan County Zoning Ordinance, Chapter 12, Article VI, Amendments, Sec. 610. Standards 
Governing the Exercise of Zoning Power & Sec. 612. Provisional Zoning 
 

II. General Information  

1. Application: A rezoning application was placed by Corde Wilson, on behalf of the property owner, 

Weyerhaeuser Company, 100 Professional Center Drive, Brunswick, GA 31325, on July 3, 2018. After 

reviewing the application, the Administrator certified the application as being generally complete on 

July 6, 2018. The application was tabled at the August P&Z Meeting to allow time to update the 

Comprehensive Plan, which has not been completed.  The applicant requested it to be heard at the 

November 2018 P&Z meeting. 

2. Notice: Public notice for this application was as follows: 

A. Legal notice was published in the Bryan County News on October 18, 2018. 

B. Notice was sent to Surrounding Land Owners on October 15, 2018. 

C. The site was posted for Public Hearing on October 16, 2018. 

D. The Agenda and notice of the Hearing was posted on the County’s website on October 19, 2018. 

 

3. Any disclosures (i.e. conflicts of interest, site visits or ex parte communications)? 

4. Background: The 272.5 acre property is currently undeveloped and was historically used for 

silvaculture purposes.  The intersection of Carlos Cowart Rd. and Georgia Highway 204 has no major 

development or commercial activity.  The property located to the southeast includes single family 

residential on large lots zoned AR-1 and AR-1.5.  The remaining surrounding land, with the exception of 

several developments north and southeast of the subject property, is zoned AR-1 or AR-5.   

There are three developments to the north of the property, Magnolia Creek, Magnolia Landing, and 

Taylor Place, as well as a development to the southeast, Victoria Place.  These developments are zoned 

R-1. 

The Bryan County Comprehensive Plan’s Character area and Future Land Use Map identifies this area as 

Agricultural Low Density Residential, which has been the traditional character for most of the land area 

in North Bryan County.  This crossroad, of Hwy 204 and Carlos Cowart Rd., according to the latest 

Georgia Department of Transportation count, has an Annual Average Daily Traffic of 3,050 vehicles 

according to the GDOT online map (gdottrafficdata.drakewell.com, 2016).  The crossroad of US Hwy 280 

E and Toni Branch Rd. located to the north has an Annual Average Daily Traffic of 5, 380 vehicles. 
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Site access is proposed from a single access point off of Carlos Cowart Rd.  Carlos Cowart Rd. is a paved 

County road to Georgia Highway 204 to the south and US Highway 280 E to the north via Toni Branch 

Rd.  Most of the proposed access will be generated from the south, off of Highway 204, and the north, 

off of US Highway 280 E. 

The water supply is proposed to be provided by connecting to the existing water supply for Magnolia 

Landing.  Individual septic systems are proposed for each dwelling.  Septic locations will have to be 

approved by the County Health Department prior to any Certificate of Occupancy. The County Engineer 

and Fire Chief have been provided application materials, and as of the date of this report, no comment 

has been received. 

5. Exhibits: The following Exhibits are attached hereto as referenced. All application documents were 

received at the Bryan County Planning office on July 3, 2018 unless otherwise noted.  

“A” Exhibits- Application: 

A-1 Rezone Application 

A-2 Site Plan 1, prepared for Beacon Builders, by Hussey, Gay & Bell 

A-3 Site Plan 2, prepared for Beacon Builders, by Hussey, Gay & Bell 

 

“B” Exhibits- Agency Comments:  

None provided by date of report. 

 

“C” Exhibits- Bryan County Supplements  

C-1 Vicinity Map 

C-2 Current North Bryan Zoning Map 

C-3 Comprehensive Plan North Bryan Character Area Map 

 

“D” Exhibits- Public Comment:  

No Public Comments Received 

III. Ch. 12, Sec. 610 STANDARDS GOVERNING THE EXERCISE OF ZONING POWER 

FOR A REZONE:  

  
(a) In considering any Zoning Map Reclassifications, the following Standards shall be considered, as they 
may be relevant to the application, by the Planning Director, Planning Commission and County 
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Commission. Such considerations shall be based on the most intensive Uses and maximum density 
permitted in the requested Reclassification, unless limitations to be attached to the zoning action are 
requested by the applicant:  

(i)  Whether the proposed reclassification is in conformance with the Comprehensive Plan;  

►Staff comment: The Comprehensive Plan Character Area Map of North Bryan County shows that the 

area is projected as Agricultural Low Density Residential, which would call into question the term 

Agricultural in the designation. 

(ii)  Whether the proposed reclassification improves the overall zoning scheme and helps carry out the 

purposes of this Ordinance.  

►Staff comment: While the rezoning is not in keeping with the projected use as Agricultural Low 

Density Residential, there are several existing developments zoned R-1 in the area.  Rezoning this parcel 

to R-1 should be considered under a reconsideration of the Comprehensive Plan and the character areas 

provided. Any extension of smaller-lot residential should take into consideration the continued impact 

of traffic and environmental change and the systems provided to protect public health and safety. 

(iii)  Whether the proposed reclassification is compatible with or would negatively impact the overall 

character and land use pattern or a particular piece of property or neighborhood within one (1) mile of 

the subject Lot;  

►Staff comment:  As projected in the Comprehensive Plan, the area has historically been low density 

residential and agricultural area. The proposed rezone would likely alter the character of the area; 

however, the land use pattern of the area is already shifting to single family residential as proposed. A 

one-mile radius from the site stretches from just before the intersection of Highway 204 and Little Creek 

Road and just after the intersection of Highway 204 and Toni Branch Road and takes in a wide spread of 

low density residential dwellings, R-1 zoned developments, and agriculturally timbered properties. 

(iv) The adequacy of public facilities and services intended to serve the Lot proposed to be reclassified, 
including but not limited to: Roads, parks and recreational facilities, police and fire protection, Schools, 
stormwater drainage systems, water supplies, wastewater treatment, and solid waste services;  

 

►Staff comment: The property is proposed to be served by the existing water system in Magnolia 

Landing and individual septic for each dwelling.  The development will include installation of storm 

water management systems.  Approval of any site development will be contingent upon Health District 

approval. The residential use will impact schools and services at a level comparable to the nearby 

developments.   
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There is only one access point proposed along Carlos Cowart Rd., which is a concern due to emergency 

and fire access.  The updated Ordinance will require a minimum of two access points, and staff 

recommends this development, due to its size and location, set a standard by providing two access 

point. 

 (v)  Whether the proposed reclassification will adversely affect a known archaeological, historical, 
cultural or environmental resource, such as water or air quality, ground water recharge areas, drainage, 
soil erosion and sedimentation and flooding.  
 

►Staff comment: No known impacts.  A consultant for the applicant will provide an ESA and wetland 

assessment. 

 
(vi) Whether the proposed reclassification will adversely affect the existing Uses or usability of adjacent 
or nearby Lots or the preservation of the integrity of an adjacent neighborhoods;  
 

►Staff comment: No adverse impact is anticipated due to the rezoning. 

 
(vii)  Whether the proposed reclassification could adversely affect market values of nearby Lots;  
 

►Staff comment: No adverse impact is anticipated by the plans provided and redevelopment should in 

fact have a positive impact to market values. 

 

(viii)  Whether the proposed reclassification would require an increase in existing levels of public 

services, including, but not limited to: Schools, parks and recreational facilities, stormwater drainage 

systems, water supplies, wastewater treatment, solid waste services, roads or police and fire protection 

beyond the existing ability of the County or Board of Education to provide;  

►Staff comment: The proposed rezoning and development will increase demand on public systems, 

such as an anticipated 2,400 additional travel trips directly on Carlos Cowart Rd.  There has been no 

evidence provided of traffic improvements to mitigate these added trips.  Individual septic tanks are 

proposed for each dwelling, which is a concern as this means the introduction of 240 new septic tanks 

that, as they age, are prone to increased risk of failure.  There is also minimal information provided 

regarding the soils and other requirements for septic tanks. Additionally, underground utilities are 

encouraged. 

 
(ix)  Whether there are other existing or changing conditions affecting the use and development of the 
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Lot proposed to be reclassified which give supporting grounds for either approval or disapproval of the 
proposed reclassification;  
 

►Staff comment: None anticipated. 

 
(x)  The existing Uses and zoning of nearby Lots; 

►Staff comment: Adjacent properties are a mixture of low density residential, single family residential, 

and agricultural zoning. 

 
(xi)  The extent to which the value of the Lot proposed to be reclassified is diminished by its existing 
zoning restrictions;  

►Staff comment: The existing zoning restrictions permit one dwelling per 217,800 square feet.  The 

proposed R-1 zoning permits one dwelling per 21,780 square feet with a central water system or central 

sewage.  The proposed zoning permits an 800% increase in development. 

 
(xii)  The extent that any diminished property value of the Lot proposed to be reclassified resulting from 
its existing zoning restrictions promotes the health, safety, morals or general welfare of the public;  

►Staff comment: Not applicable. 

 
(xiii) The relative gain to the public, as compared to the hardship imposed upon Petitioner, by the 
existing zoning restrictions.  

►Staff comment: Not applicable. 

 
(xiv)  The suitability of the Lot proposed to be reclassified for its current and proposed zoned purposes; 
and  

►Staff comment: Site is suitable, as it is a well-travelled State route and several developments zoned R-

1 exist nearby; however, as development density increases in the area it will place additional pressure 

on the roads. The applicant has also not presented any evidence that the soils are adequate for the 

demands that will be asked for individual septics. 

 
(xv)  The length of time the Lot proposed to be reclassified has been non-income producing as zoned.  

►Staff comment: The lot produced income approximately five years ago through the harvesting of 

timber.  No other known income production has occurred on the property since that time. 

 
(xvi) Whether the proposed reclassification would create an isolated District unrelated to adjacent and 
nearby Districts;  
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►Staff comment: There are four existing developments zoned R-1 within one mile of the property, 

including immediately to the north. 

 
(xvii)  Whether there are substantial reasons why the Lot cannot be used in accordance with this existing 
zoning classification;  

►Staff comment: The lot can be used as it is currently zoned, but the proposed zoning is a valid 

classification for its future use.  The continued development of the area will put pressure on the roads 

and services in the area.  The Comprehensive Plan serves as a guiding document for the development of 

the County, so it may need to be restudied particularly in terms of the future land use in order to ensure 

it can effectively guide development. 

 
(xviii)  Applications for a Zoning Map Reclassification which do not contain specific site plans carry a 
rebuttable presumption that such rezoning shall adversely affect the zoning scheme.  

►Staff comment: The applicant acknowledges this presumption. 

IV. APPENDIX A.  SUBDIVISIONS. ARTICLE V. DESIGN STANDARDS:  

In order that various purposes of this ordinance may be accomplished, all subdivisions shall be 
developed, improved and constructed in accordance with the minimum design standards set forth in 
this article V. All subdivision improvements shall be designed and constructed in accordance with this 
ordinance and other applicable laws.  

 

Section 501.  Except where otherwise specified in this ordinance, the minimum required road frontage 

for a lot shall not be less than the minimum lot width at building line required for the zoning district 

within which the lot is situated, except that road frontage for exterior corner lots or lots abutting a 

cul-de-sac turn-around shall be at least 35 percent of the otherwise required road frontage and road 

frontage for exterior curve lots shall be at least 70 percent of the otherwise required road frontage. 

 

►Staff comment: The applicant did not provide this information. 

Section 501.01.  Where the road frontage of a tract which is an existing lot of record is not continuous 

("non-continuous tract") and where the road frontage of any part of a non-continuous tract ("non-

continuous part") does not meet the minimum road frontage as required by section 502, such non-

continuous tract may still be subdivided, provided:  

 

(i) The number of lots does not exceed the number of non-continuous parts;  

 

(ii) The space and bulk of the lots meet the minimum requirements set forth in the Bryan County 

zoning ordinance; and  

 

(iii) All of the road frontage of a non-continuous part is utilized as a lot. 
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►Staff comment: The standard is not applicable.  The lot does not qualify as a non-continuous tract. 

Section 502.01. - Roads to be constructed. 
 
All roads to be constructed in a subdivision must comply with the following provisions:  
 
General. All roads must be designed and constructed in accordance with the engineering standards.  
 
County maintained or approved private road system. All roads must be either: (i) accepted by the county 
commission as a county maintained road; or (ii) designated and approved as an approved private road 
system.  
 

►Staff comment: The roads within the proposed subdivision shall be designated and approved as an 

approved private road system. 

Continuation of existing road pattern. The arrangement of roads in a subdivision shall provide for the 
alignment with, or the continuation of, or the appropriate projection of existing roads in surrounding 
areas.  
 

►Staff comment: The standard is met by the proposed design, which only connects to one road. 

 
Road jogs. Road jogs or centerline offsets in the horizontal alignment of roads across intersections of 
less than 150 feet shall be prohibited.  
 

►Staff comment: Road jogs are not proposed in the subdivision. 

Intersections. The centerline of no more than two roads shall intersect at any one point. Roads shall be 
laid out so as to intersect as nearly as possible at right angles and no roads shall intersect any other road 
at less than 75 degrees. Curbed roads shall have a minimum tangent of 100 feet at intersections. 
 

►Staff comment: The road intersections appear to meet these requirements; however, more detailed 

road information should specify this information. 

Subdivisions on arterial roads. Where a subdivision abuts or contains an existing or proposed arterial 
road, the county commission may require local roads, or such other treatment as may be necessary for 
adequate protection of residential properties and to afford separation of through and local traffic. 
 

►Staff comment: This standard is not applicable. 

Permanent dead-end roads. Dead-end roads, designed to be such permanently, except cul-de-sacs built 
pursuant to section 504, shall be provided at the closed end with a turn-around having an outside 
roadway diameter of not less than 100 feet, and a right-of-way diameter of not less than 120 feet.  
 

►Staff comment: This standard is not applicable. 
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Temporary dead-end roads. Temporary dead-end roads shall only be allowed in connection with phased 
construction of subdivisions within a development according to an approved master plan.  
 

►Staff comment: This standard is not applicable. 

Road names. All roads within a subdivision shall be named in accordance with the 911 Manual.  
 

►Staff comment: The applicant shall provide final road names for approval. 

Road name markers. Road name markers which shall be constructed to county specifications shall be 
installed at all road intersections.  
 

►Staff comment: The applicant must provide road name markers that meet the standard. 

Paving. All roads must be paved, except those roads exempt from paving pursuant to article XIII.  
(Ord. of 11-7-1995; Ord. of 10-8-1997)  
 

►Staff comment: All roads are proposed to be paved. 

Section 504. - Cul-de-sacs. 
All cul-de-sacs as defined below must be designed and constructed as follows:  
 
Cul-de-sacs. A local road with a 60 foot right-of-way and a minimum 18-foot pavement width which 
does not exceed 600 feet in length ending with a permanent turn-around that is 80 feet in diameter with 
a 100-foot diameter right-of-way. The length of such road is measured from the point of intersection of 
the centerline of the intersecting road and the cul-de-sac to the center point of the cul-de-sac turn-
around.  
 
Minor cul-de-sac. A local road with a 60-foot right-of-way and a minimum 18-foot pavement width 
which does not exceed 300 feet in length ending with a permanent turn-around that is 66 feet in 
diameter with a 100-foot diameter right-of-way. The length of such road is measured from the point of 
intersection of the centerline of the intersecting road and the cul-de-sac to the center point of the cul-
de-sac turn-around.  
 
Alternative designs. A local road with a 60-foot right-of-way which does not exceed 300 feet in length 
may terminate in accordance with the examples shown below.  
 

►Staff comment: The applicant did not provide road details. 

Section 505. - Lanes. 
Lanes shall be provided in commercial and industrial zoning districts, except that the planning director, 
after recommendation by the county engineer, may waive this requirement if other definite and assured 
provisions are made for service access, such as off-street loading, unloading, and parking consistent with 
and adequate for the uses proposed. All lanes must be designed and constructed in accordance with this 
ordinance and other applicable laws.  
(Ord. of 10-8-1997)  
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►Staff comment: The applicant did not provide road details. 

Section 507. - Pedestrian ways. 
Pedestrian ways shall be required within subdivisions as follows:  
 
Subdivisions of ten or more lots or subdivisions which are part of a phased subdivision with ten or more 
potential lots shall provide pedestrian ways within the subdivision totaling a minimum of 200 square 
feet for each lot within the subdivision.  
 

►Staff comment: The subdivision will have 240 lots which requires a minimum of 200 square feet for 

pedestrian ways within the subdivision.  This is not shown on the site plans. 

 
The proposed locations and widths of pedestrian ways must be shown on preliminary plats.  
 

►Staff comment: These items must be provided on the preliminary plat. 

Except as modified under section 507(e), pedestrian ways shall be required as follows within 
subdivisions:  
 
On both sides of arterial roads within subdivisions;  
 
On one side of arterial roads abutting subdivisions;  
 
On one side of collector and marginal access roads within or abutting subdivisions;  
 
Subdivisions adjacent to schools, parks or playgrounds must provide pedestrian ways from such 
subdivisions to the adjacent school, park or playground, unless prohibited by the governmental 
authority owning such facilities; and  
 
On one side of local roads or cul-de-sacs which exceed 300 feet in length.  
 
Pedestrian ways must be designed and constructed in accordance with the engineering standards.  
 

►Staff comment: The proposed pedestrian ways must meet these standards and Staff suggests, along 

exterior arterials and collectors, 10’ paved multi-use paths, for the benefit of the public be provided. 

Section 508. - Lots. 
All lots shall comply with the following design standards:  
 
Road access. Each lot shall abut a road as required by section 502 herein.  
 

►Staff comment: All lots abut a road. 

Lot lines. Side lot lines shall be as nearly as practical at right angles to straight road lines and radial to 
curved road lines.  

https://library.municode.com/ga/bryan_county/codes/code_of_ordinances?nodeId=SPBLADE_APXASU_ARTVDEST_S507PEWA
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►Staff comment: The proposed lot lines meet this standard. 

 
Corner lots. Corner lots shall have sufficient width and depth to permit the establishment of appropriate 
building lines from both roads.  
 

►Staff comment: Corner lots meet this standard. 

Lot sizes. The area and dimensions of lots shall meet the greater of the minimum lot sizes set forth in 
this ordinance, the Bryan County zoning ordinance or other applicable laws.  
 

►Staff comment: The lots are proposed to be a minimum of 22,000 square feet. 

 
Section 509. - Block lengths. 
 
In order: (a) that there may be convenient access between various parts of a subdivision and between 
the subdivision and surrounding areas; and (b) to help prevent traffic congestion and traffic hazards, the 
length of blocks shall not exceed 1,800 feet.  
 

►Staff comment: The applicant did not provide block lengths. 

Section 510. - Easements. 
 
All easements within subdivisions must be designed in accordance with the engineering standards and 
must be shown on a final plat. The following types of easements shall be required within subdivisions:  
 
Drainage. Where a proposed subdivision is traversed by a watercourse, drainage way, channel, or 
stream, the developer of such proposed subdivision shall offer the county a stormwater easement or 
drainage right-of-way which shall conform substantially with the lines of such watercourse, drainage 
way, channel, or stream and shall be of such additional width as deemed necessary for maintenance 
purposes by the county engineer.  
 
County maintenance easement. Maintenance easements shall be provided when deemed necessary by 
the county engineer. All easements to the county shall, in addition to being shown on a final plat, be 
evidenced by a written easement agreement recorded in the clerk's office.  
 
Utilities. Easements for utilities serving a proposed subdivision must be shown on the final plat.  
(Ord. of 10-8-1997)  
 

►Staff comment: The applicant must ensure these easements are shown on the final plat. 

Section 511. - Required water supply and sanitary sewerage. 
All subdivisions must provide water supply and sewerage disposal systems pursuant to the following 
requirements:  
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Public water and sewerage systems.  
 
Where a public water system is available and located within one mile of a proposed subdivision, of ten 
or more lots or subdivisions which are part of a phased subdivision with ten or more potential lots, the 
subdivision must be served by such public water system.  
 

►Staff comment: Water will be provided from an existing system in the Magnolia Landings 

development; however, additional information is needed to ensure this water system is adequate and it 

addresses all fire and safety nees. 

Where a public sewerage system is available and located within one mile of a proposed subdivision, of 
ten or more lots or subdivisions which are part of a phased subdivision with ten or more potential lots, 
the subdivision must be served by such public sewerage system.  
 

►Staff comment: There is not a public sewerage system within one mile of the proposed subdivision.  

Individual septic tanks are proposed on each lot; however, since the subdivision is greater than ten lots a 

single community system for the entire development is preferable. 

Private water and sewerage.  
 
Where, under section 511.01(a), a subdivision is not required to be served with public water, the 
subdivision must be served with a private water system designed and constructed in accordance with 
this ordinance and other applicable laws and approved as to such compliance by the health department 
and the county engineer.  
 

►Staff comment: Water will be provided from an existing system in the Magnolia Landings 

development. 

The requirements for sewer and water are now governed by chapter 30, Sewer and Water Ordinance of 
Bryan County.  
 
Prior to the submittal to the planning director of the final plat of a subdivision served by a private water 
system or private sewerage system, an applicant must submit to the planning director a trust indenture 
relating to each system, as required by section 1703.  
 

►Staff comment: The applicant is proposing a private septic system, so they must provide a trust 

indenture. 

Section 512. - Environmental site assessment ("ESA"). 
  
All applications for subdivision approval, except those described in section 512.(b), must be 
accompanied by an ESA for the property to be subdivided.  
 

►Staff comment: The applicant will provide an ESA. 

https://library.municode.com/ga/bryan_county/codes/code_of_ordinances?nodeId=SPAGEOR_CH30UT
https://library.municode.com/ga/bryan_county/codes/code_of_ordinances?nodeId=SPBLADE_APXASU_ARTXVIIPRSUIM_S1703TRIN
https://library.municode.com/ga/bryan_county/codes/code_of_ordinances?nodeId=SPBLADE_APXASU_ARTVDEST_S512ENSIASES
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No subdivision requiring an ESA shall be approved until the ESA has been reviewed and approved by the 
county engineer. Until such approval is given, no plat or construction plans shall be approved for any 
subdivision requiring an ESA until the ESA has been reviewed and approved by the county engineer. 
Until such approval is given, no work shall occur within the proposed subdivision.  
 
If during construction within a subdivision, a previously undiscovered landfill or other environmentally 
dangerous situation shall be discovered, the existence of such landfill or situation shall be immediately 
disclosed by the developer to the county engineer. In such situations, the county engineer may require a 
revised ESA for the subdivision and, if necessary to protect the health, safety or welfare of residents of 
Bryan County, the county engineer may order that all construction be halted and all construction shall 
be so halted. After review of the revised ESA, the county engineer shall make a determination as to the 
necessity of revision to the construction plans and preliminary plat.  
 

►Staff comment: The applicant must adhere to these standards. 

 
Section 513. - General suitability. 
 
Soils.  
No lot(s) shall be approved where the health department determines that the soil conditions at the site 
of the septic tank absorption field serving a lot(s) are wetlands or classified as Soil Groups 5 or 6 in either 
the "Manual For Onsite Sewage Management Systems" of the environmental health section of the 
Georgia Department of Natural Resources or the United States Department of Agriculture Soil 
Conservation Service (SCS) publication, known as Soil Survey of Bryan and Chatham County, Georgia 
(March 1974).  
 
The health department shall certify its findings under section 513.01(a), to the planning director.  
 
An applicant who disputes the determinations of the health department under section 513.01(a) shall 
have the right to retain a soils scientist to prepare an on-site soil mapping of the proposed lot(s). The 
health department will then reconsider his determinations under section 513.01(a) based on such soil 
mapping.  
 
When soil mapping of a lot has been performed, a copy of such mapping shall accompany the 
certification described in section 513.01(b).  
 

►Staff comment: The applicant plans to install individual septic tanks, so they must meet the 

requirements set by the health department. 

513.02. Access.  
 
No proposed subdivision with an entrance on, or lots accessed from, an unpaved road shall be approved 
where the county commission makes a determination, based on the engineering standards, that such 
unpaved road is inadequate to serve the additional traffic to be generated by the proposed subdivision.  
 

►Staff comment: The standard is not applicable. 
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513.03. Subdivision entrances and driveways.  
 
Entrances and driveways to subdivisions shall be designed and constructed in accordance with the 
engineering standards.  
 
Entrances and driveways to subdivisions abutting state and federal roads shall also be designed and 
constructed in accordance with all applicable laws, including, but not limited to, the rules and 
regulations of the Georgia Department of Transportation.  
 
When driveways and entrances are limited under this section 513.03, the approved locations of such 
driveways and entrances shall be shown on the final plat.  
 

►Staff comment: This information must be provided on the final plat. 

Section 514. - Buffers. 
Buffers established in dedicated buffer parcels shall be required along the following subdivision 
boundaries:  
 
Subdivisions of ten or more lots or subdivisions which are part of a phased subdivision with a potential 
for ten or more lots;  
 
Subdivisions of three or more lots which abut an arterial/connector road;  
 
Any subdivisions which abut a major thoroughfare or a scenic parkway; or  
Where a marginal access road is constructed to provide access to a subdivision, the buffers required by 
section 514 shall be situated between the existing road and the marginal access road.  
(Ord. of 9-7-2004; Ord. of 6-6-2006)  
 

►Staff comment: Buffers in dedicated buffer parcels will be required. 

Section 514.02. - Width of buffers along roads. 
 
When required by section 502.03 or section 514, buffers along roads must be the following minimum 
widths: 
  
70 feet along a scenic parkway;  
 
50 feet along a major thoroughfare or an arterial road; and  
 
30 feet along all other existing roads.  
 

►Staff comment: Buffers are shown along Highway 204, but the width is not specified. 

Section 514.03. - Width of buffers within subdivisions. 
 
The outer perimeter buffers around subdivisions shall be at least 30 feet in depth. Such buffers may be 
platted as part of the lot/parcel. The same buffer requirement applies to any parcel being zoned to a 

https://library.municode.com/ga/bryan_county/codes/code_of_ordinances?nodeId=SPBLADE_APXASU_ARTVDEST_S514BU
https://library.municode.com/ga/bryan_county/codes/code_of_ordinances?nodeId=SPBLADE_APXASU_ARTVDEST_S514BU
https://library.municode.com/ga/bryan_county/codes/code_of_ordinances?nodeId=SPBLADE_APXASU_ARTVDEST_S502.03LODUFR
https://library.municode.com/ga/bryan_county/codes/code_of_ordinances?nodeId=SPBLADE_APXASU_ARTVDEST_S514BU
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commercial, business or industrial use. The county engineer is authorized to modify or waive this 
requirement for I-L zones.  
(Ord. of 9-2-2008)  
 

►Staff comment: Buffers are shown around the subdivision, but the width is not specified. 

Section 514.05. - Buffer requirements. 
  
Buffers required under section 502.03 or section 514 must consist of undisturbed vegetation (planted or 
natural); and  
 
Prior to approval of a final plat of a subdivision with buffers, the planning director must approve a plan 
submitted by the applicant for the preservation of the buffers.  
(Ord. of 6-6-2006)  
 

►Staff comment: This information must be submitted with the final plat. 

Section 516. - Flood damage prevention ordinance. 
 
All subdivisions shall comply with the provisions of the flood damage prevention ordinance of Bryan 
County and any other state or federal laws relating to flooding. All final plats must show the limits of 
flood zones and contain all matters relating to flooding or flood zones required by any applicable laws.  
 

►Staff comment: The applicant must include this information in the final plat. 

Section 517. - Recreation. 
Subdivisions of ten or more lots or subdivisions which are part of a phased subdivision with ten or more 
potential lots must include the following for recreational purposes for the residents of such subdivision:  
 
A parcel designed for recreational purposes which is the greater of one-half acre or five percent of the 
total acreage of the land subdivided ("recreation tract");  
 

►Staff comment: 13.65 acres of open space are required and 35.5 acres are proposed. 

No more than 20 percent of the recreation tract may be wetlands;  
 

►Staff comment: This information is not specified. 

The recreation tract must be accessible from within the subdivision, by all lots in the subdivision, by way 
of a public road, an approved private road system or a pedestrian way approved by the county engineer; 
and  
 
Prior to approval of the final plat of a subdivision which includes a recreation tract:  
 
The recreation tract must be improved by the applicant in accordance with the engineering standards;  
 

https://library.municode.com/ga/bryan_county/codes/code_of_ordinances?nodeId=SPBLADE_APXASU_ARTVDEST_S502.03LODUFR
https://library.municode.com/ga/bryan_county/codes/code_of_ordinances?nodeId=SPBLADE_APXASU_ARTVDEST_S514BU
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The planning director must approve a plan submitted by the applicant for the continued maintenance of 
the recreation tract; and  
 
Prior to the construction of 30 percent of the lots in any phase of a subdivision, the approved 
improvements must be completed and installed on the recreation tract for that phase.  
(Ord. of 10-8-1997; Ord. of 2-14-2006)  
 

►Staff comment: The applicant must ensure this information is included with the final plat. 

STAFF RECOMMENDATION 

Staff recommends tabling the application until a proper Comprehensive Plan amendment can be 

considered and all information on why a community sewerage system is not being provided. 

 

 

V. Recommendation 

Recommendation: The Commission may recommend that the amendment be granted as requested, or 

it may recommend approval of the amendment requested subject to provisions, or it may recommend 

that the amendment be denied. 

The Commission may continue the hearing for additional information from the applicant, additional 

public input or for deliberation. 

►Motion Regarding Compliance with Comprehensive Plan: Having considered the evidence in the 

record, upon motion by Commissioner _______________, second by Commissioner _____________, 

and by vote of __ to __, the Commission hereby finds the proposed rezone map amendment is/is not in 

accordance with the Comprehensive Plan. 

If found in accordance with the Plan, the Commission may recommend the amendment be granted as 

requested, or it may recommend approval of the amendment requested subject to provisions, or it may 

recommend that the amendment be denied. 

 ►Motion Regarding Recommendation: Having considered the evidence in the record, upon motion by 

Commissioner _______________, second by Commissioner _____________, and by vote of __ to __, the 

Commission hereby recommends approval as proposed/approval with provisions/denial of the proposed 

amendment. 

Recommended Conditions of Approval: 



Plum Creek Rezoning | P&Z Commission  17 

 

1. Provide ESA and wetland assessment; 

2. If feasible, use a single system as opposed to individual septic systems; 

3. A trust indenture is provided for any septic system; 

4. All design standards are addressed with the final plat including, but not limited to, pedestrian 

ways, buffers, and utility easements. 
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Zoning Map
Beacon Builders, INC. - Plum Creek

Case Number: Z# 191-18

PRESENT ZONING = A-5
REQUESTED = R-1
EXISTING STRUCTURE AND/OR USE OF PROPERTY:
Land currently used for silvicultural purposes.
PROPOSED USE INCLUDING THE NUMBER OF LOTS:  
Single family residential development consisting of 240 +/- lots.

A-5 - AGRICULTURAL
A-5 COND - CONDITIONAL USE
AR-1 - AGRICULTURAL RESIDENTIAL
AR-1.5 - AGRICULTURAL RESIDENTIAL
B-1 - NEIGHBORHOOD COMMERCIAL

B-2 - GENERAL COMMERCIAL
B-2 PRO - PROVISIONAL USE
MULTI
R-1 - SINGLE FAMILY RESIDENTIAL
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DRAFT Planning & Zoning 
Commission Bylaws 

Bryan County Planning & Zoning Commission 
Draft Bylaws 
October 2018 

 
 

Article I – Purpose 

1. The Bryan County Planning & Zoning Commission (“the Commission”) was established on March 3, 1956 by 
resolution of the Bryan County Board of County Commissioners (“County Board”). 

2. The Commission’s purpose is to promote the orderly development of Bryan County (“the County”) and its environs 
and to advise the County Board on that subject. 

3. The Commission is governed by the Code of Georgia. 
 

Article II – Members 

1. The Commission shall consist of up to 7 members. 
2. All members of the Commission shall be residents of the County. 
3. At least one-half of members shall be owners of real property within the County. 
4. Members shall be qualified by knowledge and experience to make decisions on questions of community growth 

and development. 
5. Members of the Commission shall be appointed by the County Board for a term not to exceed four years. 

The County Board may reappoint members for additional terms. 
6. When a term is not completed and a vacancy on the Commission results, it shall be filled by County Board 

appointment for the unexpired portion of the term only. 
7. The County Board may remove members for malfeasance in office. The County Board also may remove members 

without limitation in the event that a member is absent from any three consecutive meetings of the Commission 
or is absent from any four meetings of the Commission within any 12-month period. 
 

Article III – Officers 

1. There shall be two officers of the Commission, a chair and a vice chair. 
2. Election of officers shall be held at the final regular Commission meeting of each calendar year.  The newly elected 

officers shall take office on January 1 of the succeeding year. 
3. Elected officers shall serve in this capacity for one year. 
4. The Vice Chair shall preside in the absence of the Chair.  In the absence of both, the members shall elect an acting 

Chair from among those members present. 
5. If the Chair vacates the office prior to completing his or her term, the Vice Chair shall assume the office and serve 

the remainder of the term.  A new Vice Chair shall then be elected at the next regular meeting to fill out the 
remainder of the term for that year. 
 

Article IV – Meetings 

1. The Commission shall hold at least one regular meeting every two months and may schedule one or more special 
meetings or work sessions each month. 
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2. Special meetings of the Commission may be called by the chair or by any two members upon written request to 
the Chair. Notice of a special meeting shall be given in accordance with Chapter 50 of the Code of Georgia, none as 
the Georgia Open Meetings Law (OCGA 50-14 & -18). Written notice of a special meeting is not required if the time 
of the special meeting has been fixed at a regular meeting or all members are present at the special meeting or file 
a written waiver of notice. 

3. The Commission shall prepare and adopt an annual schedule of regular meetings at its first meeting following the 
meeting at which the County Board adopts its annual schedule. The Commission’s schedule shall be coordinated 
with the County Board’s schedule so referrals of reports and plans to the County Board can be timely.  

4. A quorum shall be required for the Commission to hold an official meeting and to take action on any matter before 
it. A majority (one-half plus one) of the members entitled to vote shall constitute a quorum. No action of the 
Planning Commission shall be valid unless authorized by a majority vote of those present and voting. 

5. In the absence of a quorum, the members present may discuss matters on the agenda and report the discussion to 
the Commission for action. 

6. The right of the permanent or acting Chair to vote, if he or she so desires, shall not be questioned. 
7. No member shall vote on a subject in which he or she has a financial interest or other conflict. The State and Local 

Government Conflict of Interests Act applies to all members. 
8. In the case of major differences of opinion among members, the minority shall have the right to file a separate 

report to accompany the majority recommendation or action. 
 

Article V – Sub-Committees 

1. The Planning Commission may create sub-committees, as it deems necessary. 
2. For matters that come before the Commission where committee jurisdiction is not obvious, the Commission Chair 

shall assign these matters to the Committee of his or her choice. 
3. At the option of its chair, a committee of the Commission may draw upon one or more citizens of Bryan County 

who are qualified to help with particular assignments. 
 

Article VI – Records 

1. All meetings of the Commission and its sub-committees are subject to the Freedom of Information Act and the 
Open Records Act. A record of the transactions shall be kept of all meetings of any type. After approval by the 
Commission, these records shall be entered in the Commission’s Book of Minutes and placed on the Commission’s 
website, as a public record. When a scheduled meeting is held and a quorum is not present, the discussions shall 
form a report only and shall be filed with the other Commission material. 

2. The votes of the members shall be recorded by name. 
 

Article VII – Publicity 

1. No release to the public media shall be made unless it has the Commission’s approval or unless the Commission 
has authorized the Chair to make an appropriate release to the public. 
 

Article VIII – Amendments 

1. These Rules and Bylaws may be added to, amended, or revised at any meeting of the Planning Commission by a 
majority of a quorum of the Planning Commission, provided that notice of any proposed amendment is given to 
each member in writing at least two weeks prior to an official meeting. 
 

Article IX – Parliamentary Authority 

1. In all matters of parliamentary procedure not specifically governed by these Bylaws or otherwise required by law, 
the current edition of Robert’s Rules of Order (Newly Revised) shall apply. 



Submission Deadline

(Fridays)

PC Public Meeting

(Tuesdays)

Location

(Alternating)

November 30, 2018 January 2, 2019* Pembroke

January 4, 2019 February 5, 2019 Richmond Hill

February 1, 2019 March 5, 2019 Pembroke

March 1, 2019 April 2, 2019 Richmond Hill

April 5, 2019 May 7, 2019 Pembroke

May 3, 2019 June 4, 2019 Richmond Hill

May 31, 2019 July 2, 2019 Pembroke

July 5, 2019 August 6, 2019 Richmond Hill

August 2, 2019 September 3, 2019 Pembroke

August 30, 2019 October 1, 2019 Richmond Hill

October 4, 2019 November 5, 2019 Pembroke

November 1, 2019 December 3, 2019 Richmond Hill

*Meeting day moved to Wednesday on account of New Year's Day holiday

2019 Planning & Zoning Public Meeting Schedule


