
BRYAN COUNTY 
PLANNING & ZONING COMMISSION and BOARD OF ADJUSTMENT 

MEETING AGENDA 

Meeting Date: December 3, 2019 
Meeting Time: 6:30 p.m. 

66 Captain Matthew Freeman Dr., Richmond Hill, GA 31324 
Commissioner’s Meeting Room 

I. CALL TO ORDER

II. APPROVAL OF MINUTES

III. BOARD OF ADJUSTMENT

V#339-19, Alan Siefker, requesting a variance for an 864 square foot accessory building for
property located on 185 Old Mill Rd. West, Richmond Hill, Zoned R-1, PIN# 0517-160.

V#340-19, Matthew McLeod, requesting a variance to exceed the fifty percent of the
primary building floor area for an accessory structure of 2,988 square feet for property
located on 7328 Belfast Keller Rd., Richmond Hill, Zoned AR-1, PIN# 0631-015.

VI. PLANNING COMMISSION

Z#217-19, Dilip Patel, requesting to rezone from current zoning of A-5 to B-2 for property
located on the corner of Fort McAllister Rd. and Highway 144 consisting of 9.3 acres,
Richmond Hill, PIN#s 055-60-022-001 and 055-60-022-002.

CUP# 160-19, Dilip Patel, requesting Conditional Use for the use of a service station, car wash,
shopping center, accessory buildings, and outdoor storage for property located on the corner
of Fort McAllister Rd. and Highway 144 consisting of 9.3 acres, Richmond Hill, PIN#s 055-60-
022-001 and 055-60-022-002.

VII. OTHER BUSINESS

Discussion on the UDO and the permitted uses tables.

Adoption of the 2020 Calendar.

VIII. 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 
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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 26, 2019 
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BRYAN COUNTY 

PLANNING & ZONING COMMISSION, BOARD OF ADJUSTMENT, and 

TREE BOARD 

MINUTES 

Meeting Date: November 5, 2019 

Meeting Time: 6:30 p.m. 

Attendees: Alex Floyd 
Boyce Young 
Stacy Watson 
Joseph Pecenka, II 
Ronald Carswell 

Staff: Audra Miller, Community Development Director 
Amanda Clement, Planning Manager 
Sara Farr-Newman, Planner II 
Ashley Young, Planner Technician 

I. CALL TO ORDER

Chairman Carswell called the meeting to order at 6:30 p.m.

II. APPROVAL OF MINUTES

Commissioner Pecenka made a motion to approve the October 1st, 2019 Minutes, and a 2nd was
made by Commissioner Watson. Vote 4:0, motion carried.

Commissioner Young made a motion to close as the Planning Board and open as the Tree Board,
and a 2nd was made by Commissioner Pecenka. Vote 4:0, motion carried.

III. OLD BUSINESS

TREE BOARD

1. V#334-19, John Mowry, requesting a Variance for the Tree Canopy requirements for property
located on 1452 Belfast River Rd., Richmond Hill, PIN# 056-048.

a. Ms. Clement gave an overview for the previously tabled variance request, a 10-lot
subdivision with the site consisting of approximately 15 acres and 7 acres comprised of a
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pond previously made from a surface mining operation. She stated that the applicant 
requested a canopy coverage of 29% of the 40% required and mentioned they had 
created their own hardship since they created the pond. She also addressed the question 
from the October meeting by stating that the staff did confirm a buffer did exist along the 
rear property line. 

b. Alec Metzger, EMC, stated the applicant would like for the hardship from the pond to be
considered in the canopy coverage reduction. He also stated that a small portion of the
pond would be used for seven of the lots.

c. Jan Mendoza, 11 Roundstone Way, stated her concerns that the owner was aware of the
zoning requirements.

d. Cyndi Castle, 360 Dalcross Drive, stated her opposition and said the builder created the
hardship.

e. Alec Metzger, EMC, stated the plans for the area have changed with the development. He
stated that the trees planted were pines and if they were to add more for the canopy
requirements, the trees would not be able to reach maturity.

f. Commissioner Pecenka made a motion to deny the variance request for V#334-19, and a
2nd was made by Commissioner Floyd. Vote 4:0, motion carried.

g. Commissioner Watson made a motion to close the tree board and open as the Board of
Adjustment, and a 2nd was made by Commissioner Pecenka. Vote 4:0, motion carried.

h. Commissioner Floyd made a motion of open as the Board of Adjustment and the public
hearing, and a 2nd was made by Commissioner Young. Vote 4:0, motion carried.

BOARD OF ADJUSTMENT 

1. V#337-19, Sue Trively with Love’s Travel Stop, requesting a variance for additional height and
square footage on a Hi-Rise sign and monument sign for property located on 11151 Highway
280, Ellabell, PIN# 029-062.

a. Ms. Farr-Newman presented the board with the variance request. She stated the applicant
requested a total height of 88’ for the high-rise sign, 24’ width, and 63’ for the base of the
sign. She also stated the requests for 13’ additional for the base, and 6’ additional for the
street sign height. She concluded that staff recommended approval based on the overlay
district ordinance for the hi-rise sign but not the street sign as the hi-rise would be needed
for visibility and safety.

b. William Gleason, Love’s Project Manager, expressed their reasons for the sign variance
request as visibility and stated the hi-rise sign was critical.

c. Commissioner Floyd made a motion to approve the hi-rise sign variance V#337-19, and a 2nd

was made by Commissioner Watson. Vote 4:0, motion carried.
d. Commissioner Floyd made a motion to deny the street sign variance V#337-19, and a 2nd was

made by Commissioner Watson. Vote 4:0, motion carried.

2. V#338-19, Dale Adams, requesting a variance to increase the square footage of an accessory
structure located on 50 Oakcrest Ct., Richmond Hill, PIN# 0422-088.

a. Ms. Farr-Newman presented the request, stating the 560 square foot pole barn was not in
keeping with the intent of the ordinance and that staff recommended denial. She concluded
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that if approved a septic evaluation from the Public Health Department would be required 
prior to the issuance of a building permit. 

b. Dale Adams, applicant, stated he purchased the drawings and intended to use the accessory 
structure to store his recreational vehicle. He concluded that the area would have a vegetated 
buffer for coverage and they did not have a homeowner’s association. 

c. Commissioner Watson made a motion to approve the variance V#338-19, and a 2nd was 
made by Commissioner Young. Vote 4:0, motion carried. 

d. Commissioner Pecenka made a motion to close as the Board of Adjustment and open the 
public hearing, and a 2nd was made by Commissioner Floyd. Vote 4:0, motion carried. 

   
PLANNING COMMISSION 
   

1. Z#221-19, Kimberly Blocker, DK&D Ventures LLC, requesting to rezone from R-4 to R-1 for 
property located on 8382 Highway 280, Black Creek, PIN# 0251-040-01.  

 
a. Ms. Farr-Newman gave the presentation of the zoning request. She stated the applicant 

would like to rezone a 0.959-acre lot to R-1 for consistency with the adjacent R-1 1-acre lot 
in order to combine the two family owned lots. She concluded that staff recommended 
approval. 

b. James Dasher, representative, was present. 
c. Commissioner Floyd made a motion to recommend approval of Z#221-19, and a 2nd was 

made by Commissioner Watson. Vote 4:0, motion carried. 
 

2. Z#222-19, Billy Schwarz & Leo Schwarz Jr., requesting to rezone from B-1 Conditional to B-2 for 
property located on 3446 Highway 204, Ellabell, PIN# 031-040. 

 
a. Ms. Clement presented the board with the zoning request, stating a summary of the area 

and that the current zoning of the property is in question because the records show that the 
prior rezoning request for B-1, Conditional was denied in 2005. She stated that the 
application was proposed for the use of a church, but lacked the necessary information, 
such as an impact analysis, for the range of uses that could be permitted in B-2. In 
conclusion, she said that staff recommended denial for the B-2 zoning, but gave a 
suggestion of rezoning to AR-2.5 that would allow for a church use. 

b. Earl Tyson, representative for the applicant, informed the Board that the church that was 
interested in the property was no longer interested in acquiring the property. Staff and the 
representative discussed the zoning in 2005 and that verification would be needed for the 
conditional uses. 

c. Buddy Howard, 3446 Highway 204, expressed his concerns on the accuracy of the zoning 
information with the Tax Assessor’s Office. Ms. Clement stated that staff did search records 
and found where the application for conditional use was denied in 2005 and that there were 
no other records showing approval. 

d. John Hilliard, 5873 Highway 204, stated his concerns with the possibility of other B-2 zoning 
uses being allowed within the same area as the adjacent church in which he is the Chairman 
of the Deacons. 

e. Jay Williams, 3498 Highway 204, expressed his concerns with the property and the current 
zoning. He stated his opposition. 

f. Earl Tyson stated the area surrounding the property had two other churches as well. 
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g. Ms. Clement clarified the zoning allowances for a B-2 zoning, stating that a retail 
establishment could be used within the zoning, which would not specify the products sold. 

h. Earl Tyson declared that if sold, they would stipulate that the property could not be used for 
a liquor store. 

i. Commissioner Pecenka made a motion to recommend denial of Z#222-19, and a 2nd was 
made by Commissioner Young. Vote 4:0, motion carried. 

 
3. Z#223-19, Paul Cates, requesting to rezone from A-5 to AR-2.5 for property located on 23615 

Highway 144, Richmond Hill, PIN# 065-021-07. 
 

a. Ms. Clement presented the rezoning application to the Board. She gave a brief overview of 
the location and the subdivision plans for the use as an additional house if approved. 

b. Paul Cates, applicant, presented the Board with a letter from adjacent property owners in 
support of the rezoning. He stated when he purchased the property, he was told the 
property could be split and was looking to do just that.  

c. Commissioner Pecenka made a motion to recommend approval of Z#223-19, and a 2nd was 
made by Commissioner Young. Vote 4:0, motion carried. 

 
 

IV. OTHER 
 
Discussion was held by Ms. Miller and the Board on the Planning and Zoning training opportunity 
in December at Garden City. 

 
Ms. Miller gave an update on the Unified Development Ordinance. She stated that the Board of 
Commissioners would like to have the UDO approved by May 2020. In discussion, the Planning 
Board stated that they would like to have meetings and be involved with the design guidelines 
for the UDO. 

 

V. ADJOURNMENT  
 

Commissioner Young made a motion to adjourn the meeting at 7:46 p.m., and a 2nd was made 
by Commissioner Watson. Vote 4:0, motion carried. 
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BRYAN COUNTY BOARD OF ADJUSTMENT 

CASE V#339-19 

Public Hearing Date: December 3, 2019 

REGARDING THE APPLICATION OF: Alan Siefker, is 

requesting a variance for property located at 185 Old 

Mill Road West PIN# 0517-160.  The applicant is 

requesting two variances in order to increase the size 

of an accessory building and locate it in the front yard. 

Staff Report  

By: Sara Farr-Newman 

Dated: November 26, 2019 

 

I. Application Summary 

Requested Action: Public hearing and consideration of two variances requested by Alan Siefker to 

increase the size of an accessory building and locate an accessory building in the front yard at 185 Old Mill 

Road West, PIN# 0517-160.  The property is zoned “R-1”, Single Family Residential, which limits accessory 

buildings to 200 square feet and requires they be placed in the side or rear yard.  The proposed pole barn 

is 36 feet x 24 feet, or 864 square feet, and is located in front of the existing house. 

Applicant or Representative: Alan Siefker 
    185 Old Mill Road West 
    Richmond Hill, GA 31324 
 
Owner:     Same as Applicant 

 
Applicable Regulations:  
 

 The State of Georgia, Title 36. Local Government Provisions Applicable to Counties and Municipal 
Corporations, Chapter 66. Zoning Procedures, Georgia Code O.C.G.A. 36-66 

 Appendix B – Zoning, Article V. – Appeals, Variances, and Administrative Relief, Section 501. - 
Variances, Bryan County Code of Ordinances.  Per the County Ordinance, a 4/5 majority is required 
to approve a variance. 

 Appendix B – Zoning, Article X. – Development Standards of General Applicability, Section 1000(f) 
and (h), Bryan County Code of Ordinances. 

 

II. General Information  
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1. Application: A variance application was submitted by Alan Siefker on October 29, 2019. After reviewing 

the application, the Director certified the application as being generally complete on October 29, 2019.  

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

A. Legal notice was published in the Bryan County News on November 14, 2019. 

B. Notice was mailed on November 14, 2019 to surrounding landowners within 300’ of the exterior 

boundaries of the property. 

D. An on-site notice was posted on November 14, 2019.  

3. Background:  

The applicant is requesting to build a pole barn to serve as a cover for a boat and a camper at 185 Old Mill 

Road West, which is zoned “R-1” and located in Belfast Estates.  The pole barn is proposed to be 36 feet 

by 24 feet, a total of 864 square feet.  The pole barn is also proposed to be located in the front yard.  The 

lot is located along the water, so the existing home faces the water and utilizes the area of the lot along 

the road as the back yard; however, per the Ordinance, this is still considered the front yard. 

There was a storage building previously located on the lot in the front yard closer to the existing home.  

This building was approximately 720 square feet and was destroyed by Hurricane Matthew. 

4. Requested Variance:  Per Appendix B, Article X, Sections 1000(f) and (h) of the Bryan County Code of 

Ordinances, in any R district, accessory buildings other than detached garages or authorized guest houses, 

shall not exceed 15 feet in height or 200 square feet in floor area.  Additionally, no accessory building can 

be located in a front yard.  They must be placed in a side or rear yard.  The applicant is proposing to place 

the accessory building in the front yard and exceed the permitted 200 square feet by 664 square feet 

(total building size is 864 square feet). 

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

received at the Bryan County Community Development office on October 29, 2019, unless otherwise 

noted.  

“A” Exhibits- Application: 

A-1 Variance Application  

 

“B” Exhibits- Agency Comments:  

B-1 Engineering (11/5/2019) 

B-2 Fire Chief (11/7/2019) 
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B-3 Public Health (11/7/2019) 

 

“C” Exhibits- Bryan County Supplements  

C-1 Overview Map 

C-2 Location Map 

C-3 Notification Map 

C-4 Zoning Map 

 

“D” Exhibits- Public Comment:  

None received 

III. Analysis Under Article V. – Appeals, Variances and Administrative Relief, 

Section 501. - Variances:  

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;  

 

Staff Findings:   

Size Variance 

The applicant indicated the need to protect a boat and camper from weather, as well as aesthetics as 

hardships requiring the requested variances.  Staff does not consider these to be hardships in terms of 

requiring a larger accessory building, because the applicant could built a larger detached garage to serve 

the same purpose.   

 

Location Variance 

Staff considers the existing orientation and placement of the house a hardship in terms of the location of 

the accessory building.  The existing home is oriented toward the river with the rear of the house facing 

Old Mill Road West.  Accessory buildings are typically located in the rear of the property, which is how the 

portion of the property along the road functions. 

 

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 resulting from 
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conditions that are common to the neighborhood or the general public may not be the basis for granting 

a variance.  

 

Staff Findings:     

Size Variance 

There are no hardships identified for the property that would require a larger accessory building.  The 

same conditions apply to anyone who owns a boat or camper in an “R-1” zoning district. 

 

Location Variance 

Although the orientation of the home along the water is common to the neighborhood, it still constitutes 

a hardship when locating accessory buildings.  Additionally, several neighboring properties have accessory 

structures located in what is considered the front yard along the street.  This condition is peculiar to the 

properties located in this neighborhood along the river. 

 

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.  

 

Staff Findings:   

Size Variance 

No hardships were identified for the requested size variance. 

 

Location Variance 

The unusual orientation of the neighborhood lots creating the hardship due to their location along the 

water did not result from actions taken by the applicant/property owner. 

 

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.  

 

Staff Findings:   

Size Variance 

The variance requested to increase the permitted size of the accessory building by 664 square feet is not 

in keeping with the intent of the ordinance, which is to limit the size of accessory buildings in “R-1” zoning 

districts. 

 

Location Variance 
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The location variance requested is in keeping with the intent of the ordinance, which is to place accessory 

buildings in back or side yards in order to ensure they are subordinate to the principal building, in this 

case the existing home.  Due to the orientation of the buildings and lots in the neighborhood along the 

water, the portion of the yard adjacent to the road functions as the back yard of these principal buildings.  

This is demonstrated by the existence of several neighboring accessory buildings in this area as well as the 

orientation of the homes facing the water.   

 

IV. Staff Recommendation 

 

Staff recommends denial of the variance to increase the accessory building size by 664 square feet, 

because the variance criteria are not met.  Staff recommends approval of the variance to allow the 

location of the accessory building in the front yard, because the variance criteria are met. 

 

V. Board of Adjustment Decision 

Decision: The Board of Adjustment may approve the variance as requested, or it may approve the variance 

requested subject to conditions, or it may deny the requested variance. 

The Board of Adjustment may continue the hearing for additional information from the applicant, 

additional public input or for deliberation. 

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

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

Board of Adjustment hereby  approves as proposed/approves with provisions/denies the proposed 

variance. 
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BRYAN COUNTY BOARD OF ADJUSTMENT 

CASE V#340-19 

Public Hearing Date: December 3, 2019 

REGARDING THE APPLICATION OF: Matthew McLeod, 

is requesting a variance for property located at 7328 

Belfast Keller Road, PIN# 0631-015.  The applicant is 

requesting a variance in order to increase the 

permitted size of an accessory building. 

Staff Report  

By: Sara Farr-Newman 

Dated: November 26, 2019 

 

I. Application Summary 

Requested Action: Public hearing and consideration of a variance requested by Matthew McLeod for 

property located at 7328 Belfast Keller Road, PIN# 0631-015 to increase the size of the permitted 

accessory structure to a total of 2,988 square feet.  This size exceeds 50% of the principal building area. 

Applicant or Representative: Matthew T. McLeod 
    7328 Belfast Keller Rd 
    Richmond Hill, GA 31324 
 
Owner:     Same as applicant 

 
Applicable Regulations:  
 

 The State of Georgia, Title 36. Local Government Provisions Applicable to Counties and Municipal 
Corporations, Chapter 66. Zoning Procedures, Georgia Code O.C.G.A. 36-66 

 Appendix B – Zoning, Article V. – Appeals, Variances, and Administrative Relief, Section 501. - 
Variances, Bryan County Code of Ordinances.  Per the County Ordinance, a 4/5 majority is required 
to approve a variance. 

 Appendix B – Zoning, Article X. – Development Standards of General Applicability, Section 1000(g) 
Bryan County Code of Ordinances. 

 

II. General Information  
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1. Application: A variance application was submitted by Matthew T. McLeod on November 1, 2019. After 

reviewing the application, the Director certified the application as being generally complete on November 

1, 2019.  

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

A. Legal notice was published in the Bryan County News on November 14, 2019. 

B. Notice was mailed on November 14, 2019 to surrounding landowners within 300’ of the exterior 

boundaries of the property. 

D. An on-site notice was posted on November 14, 2019.  

3. Background:  

The applicant is requesting a variance to increase the size of an accessory building, in this case a detached 

garage, to be used for storage at 7328 Belfast Keller Road, which is zoned “AR-1”.  The accessory building 

is proposed to be 36 feet by 83 feet, a total of 2,988 square feet.  This includes the building, as well as two 

overhangs of 14 feet each.  The building will be located in the side yard and constructed of metal paneling. 

4. Requested Variance:  Per Appendix B, Article X, Sections 1000(g) of the Bryan County Code of 

Ordinances, no accessory building may exceed the height of the principal building or exceed 50 percent 

of the principal building’s floor area.  The principal structure has a floor area of 4,717 square feet, which 

would permit an accessory building sized 2,358.5 square feet.  The proposed building exceeds this by 

629.5 square feet. 

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

received at the Bryan County Community Development office on November 1, 2019, unless otherwise 

noted.  

“A” Exhibits- Application: 

A-1 Variance Application  

 

“B” Exhibits- Agency Comments:  

B-1 Engineering (11/5/2019) 

B-2 Fire Chief (11/7/2019) 

B-3 Public Health (11/7/2019) 

 

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

C-2 Location Map 

C-3 Notification Map 

C-4 Zoning Map 

 

“D” Exhibits- Public Comment:  

None received 

III. Analysis Under Article V. – Appeals, Variances and Administrative Relief, 

Section 501. - Variances:  

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;  

 

Staff Findings:  The applicant indicated the need to store vehicles and equipment within an enclosed area 

as a hardship necessitating a larger accessory building.  Staff does not find the requirement to limit the 

size of the building to 50% of the principal building size to be a hardship.  The size of the building includes 

overhangs that could be eliminated to reduce the building size to 1,980 square feet.  These overhangs will 

be open and will not provide enclosed storage, so the applicant could actually increase the enclosed 

storage space and meet the Ordinance requirements as an accessory building would be permitted to be 

2,358.5 square feet 

 

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 resulting from 

conditions that are common to the neighborhood or the general public may not be the basis for granting 

a variance.  

 

Staff Findings:    The applicant indicated that the conditions peculiar to the property are its large size and 

location in close vicinity to neighborhood developments that may complain about clutter.  Staff did not 

identify these conditions as peculiar to the property.  Large pieces of land are common in the County and 

are often located near neighborhoods or more dense development.   
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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.  

 

Staff Findings:  Staff did not identify any hardships. 

 

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.  

 

Staff Findings:  The requested variance is not consistent with the intent of the ordinance, which is to limit 

the size of accessory buildings. 

 

IV. Staff Recommendation 

 

Staff recommends denial of the variance to Appendix B – Zoning, Article X. – Development Standards of 

General Applicability, Section 1000(g) to increase the size of an accessory building, because the variance 

criteria are not met. 

 

V. Board of Adjustment Decision 

Decision: The Board of Adjustment may approve the variance as requested, or it may approve the variance 

requested subject to conditions, or it may deny the requested variance. 

The Board of Adjustment may continue the hearing for additional information from the applicant, 

additional public input or for deliberation. 

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

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

Board of Adjustment hereby  approves as proposed/approves with provisions/denies the proposed 

variance. 
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BRYAN COUNTY PLANNING & ZONING COMMISSION  

CASE Z#217-19 

Public Hearing Date: December 3, 2019 

REGARDING THE APPLICATION OF: Dilip M. Patel, 

requesting the rezoning of property, PIN# 055-60-022-

001 and 055-60-022-002, in unincorporated Bryan 

County, Georgia. The applicant is requesting the 

property be rezoned “B-2”, General Commercial, from 

its current “A-5”, Agricultural zoning. 

Staff Report  

By: Amanda Clement 

Dated: November 26, 2019 

 

I. Application Summary 

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

application by Dilip M. Patel, proposes to change the “A-5” Agricultural District zoning for the property 

located on Hwy 144, PIN# 055-60-022-001 and 055-60-022-002, in unincorporated Bryan County, to “B-

2” General Commercial District.  

    
Applicant:  Dilip M. Patel 
   14 Iron Gate Court 
   Pooler, Ga 31322 
 
Representative: Raymond Pittman 
   Pittman Engineering Co., LLC  
   2591 Hwy 17S, Suite 303 
   Richmond Hill, Ga 31324 
 
Owner:   Same  

 
Applicable Regulations:  
 

 The State of Georgia, Title 36. Local Government Provisions Applicable to Counties and Municipal 
Corporations, Chapter 66. Zoning Procedures, Georgia Code O.C.G.A. 36-66 

 Appendix B - Zoning, Article VI. – Amendments, Section 610. – Standards Governing the Exercise 
of Zoning Power (“standards”), Bryan County Code of Ordinances 

 Appendix B - Zoning, Article XI. – Uses Permitted in Districts, Section 1111. – “B-2” General 
Commercial Districts, Bryan County Code of Ordinances  
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II. General Information  

1. Application: A rezoning application was submitted by Raymond Pittman, on behalf of Dilip M. Patel, on 

July 30, 2019. After reviewing the application, the Director certified the application as being generally 

complete on October 28, 2019.  

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

A. Legal notice was published in the Bryan County News on November 14, 2019. 

B. Notice was sent to Surrounding Land Owners on November 18, 2019. 

C. The site was posted for Public Hearing on November 18, 2019. 

 

3. Background:  The subject property is located in the southeast corner of the intersection at Highway 144 

and Spur 144 (Fort McAllister Road).  This site was originally 9.3 acres in size; however, the Georgia 

Department of Transportation acquired approximately 0.55 acres in 2015 for the realignment of Fort 

McAllister Road in coordination with the Highway 144 widening.  This site now consists of two parcels, 

totaling 8.75 acres combined.  It is mostly wooded, with approximately 1.3 acres of wetland area in the 

middle of the southern half of the site.  An off-site monitoring well is located in the southeast corner of 

the site. 

According to the application materials, the property was previously the site of an office and 

maintenance/supply yard for Rayonier’s forestry operations, but has been vacant for approximately 5 

years.  The applicant is seeking a rezoning to “B-2” General Commercial to permit the use of the property 

for a Service Station, Retail Businesses (convenience and liquor stores), and Drive-in Commercial Uses 

(carwash).  In addition to these permitted uses, the applicant is also seeking an associated conditional use 

approval (CUP#160-19) to allow for a Shopping Center, an Off-Street Parking Lot for the overnight parking 

and long-term storage of boats and RVs, and Customary accessory buildings and uses.      

The submitted conceptual site plan dated January 10, 2018, shows a 3,750 square foot convenience store 

with gas pumps and 13,500 square feet of retail space to front along Highway 144; a car wash to front 

along Spur 144 (Fort McAllister Road); and a boat/RV storage lot in the rear of the property. 

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

received at the Bryan County Community Development office on July 30, 2019, unless otherwise noted.  

“A” Exhibits- Application: 

A-1 Rezoning Application Dated July 29, 2019; Revised November 25, 2019 (received 11-25-19) 
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A-2 Traffic Impact and Access Study Dated June 13, 2019; Finalized October 17, 2019 (received 10-17-19) 

 

“B” Exhibits- Agency Comments:  

B-1 Engineering Comments (dated 8-12-19) 
B-2 Public Health Comments (dated 8-15-19) 

 
“C” Exhibits- Bryan County Supplements  

C-1 Overview Map 

C-2 Location Map 

C-3 Notification Map 

C-4 Zoning Map 

 

“D” Exhibits- Public Comment:  

None  

III. Analysis Under Article VI. -  Amendments, Section 610. - Standards Governing 

the Exercise of Zoning Power: 

In considering any Zoning Map Reclassifications, the following Standards shall be considered, as they may 

be relevant to the application, by the Community Development 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:  

1.  Whether the proposed reclassification is in conformance with the Comprehensive Plan.  

Staff Findings: The Comprehensive Plan Character Areas and Future Land Use Map of South Bryan County 

shows that future development for the subject site is Low Density Suburban.  The Low Density Suburban 

character area anticipates future development to allow for a mix of uses, and recommends rezoning to 

“PUD” Planned Unit Developments, “BN” Neighborhood Business, “R-1”, “R-2”, and “R-3” residential 

districts.  In addition to this, a key goal of the Land Use Element of the Comprehensive Plan is to expand 

the local economy so that the county can become a place to live, work and play.  Therefore, reclassifying 

the subject property for commercial uses would remain in conformance with the Comprehensive Plan by 

providing space for additional businesses and options for residents.   
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2.   Whether the proposed reclassification improves the overall zoning scheme and helps carry out the 

purposes of this Ordinance.  

Staff Findings: The intent of the “B-2” zoning district is to provide locations for large countywide 

businesses that generate larger traffic volumes, generally requiring sufficient access to major 

highways/intersections.  The subject property’s location fronting a major arterial highway helps to carry 

out the purpose of the “B-2” district by locating large businesses adjacent to roads with the capacity to 

serve them.         

3.   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 Findings:  Immediately adjacent to the site is a Bryan County waste drop-off facility and the Bryan 

County Animal Shelter (zoned “A-5”).  Across Spur 144/ Fort McAllister Road is a convenience store with 

gas pumps (zoned “BN”) and a mini-warehouse facility (zoned “B-2”, Conditional).  Other uses within one 

(1) mile of the site are the Oxford and Strathy Hall subdivisions (zoned “R-1”), agricultural lands either 

undeveloped or developed for single-family residential use (zoned “A-5”), the McAllister Pointe residential 

Planned Unit Development (zoned “PUD”), and the Bryan, Land, and Timber (BLT) mixed use Planned Unit 

Development (zoned “PUD”).  The mix of uses permitted under the BLT PUD includes light commercial, 

public and semi-public, and residential uses.  Due to the mix of uses within one (1) mile of the site, an 

additional rezoning to “B-2” General Commercial District is not likely to impact the overall character of 

the area.  

4.   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 Findings:  The adequacy of each of the public services intended to serve the subject property is 

discussed below:  

a) Roads: The roads providing access to this site are Highway 144 and Spur 144 (Fort McAllister 

Road).  The Georgia Department of Transportation maintains both Highway 144 and Spur 144.   

Highway 144 is a major arterial road that connects the southern end of Bryan County to I-95 and 

US 17 in Richmond Hill.  At present, the portion of Highway 144 in front of the subject property is 

a two-lane highway, which is currently being widened to four lanes.   Spur 144 (Fort McAllister 

Road) is a two-lane rural road which provides access from Highway 144 to Fort McAllister State 

Park. The intersection at Highway 144 / Spur 144 (Fort McAllister Road) is stop sign controlled.    
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Based on information provided through GDOT’s project description (Project ID 532370), the 

typical street section for Highway 144 from Cherokee Street in Richmond Hill to Spur 144 (Fort 

McAllister Road) will consist of four travel lanes separated by a 20-foot raised grass median, with 

4-foot bike lanes on each outside edge of the travel lanes and 12-foot shoulders containing 5-foot 

wide sidewalks.  South of Spur 144 to the roundabout at Captain Matthew Freeman Drive/Belfast 

River Road, the typical street section will consist of four travel lanes separated by a 24-foot raised 

grassed median, with 10-foot shoulders on each outside edge of the travel lanes, 6.5-feet of which 

will be paved and bikeable.  Realignment of the Highway 144 / Spur 144 (Fort McAllister Road) 

intersection is shown to be included in the widening project, which will add a right turn 

deceleration lane to the north bound lanes of Highway 144; a left turn lane to the south bound 

lanes of Highway 144; and a right turn lane to the west bound lane of Spur 144.  No additional 

traffic control improvements are proposed with GDOT’s improvement of the intersection, and 

based on their plans, this intersection will remain unsignalized.   

Based on the Traffic Impact and Access Study prepared for this rezoning request, under existing 

conditions, the Highway 144 / Spur 144 (Fort McAllister Road) intersection is performing at a Level 

of Service of D in the AM Peak Hour and a Level of Service of F in the PM Peak Hour.  Under 2021 

No-Build conditions, which take into account normal annual growth, approved developments, and 

the Highway 144 improvements, operations at this intersection will operate at a Level of Service 

of F with a stop sign control; and under 2021 Build conditions, taking into account the impact of 

the proposed development, the intersection can be expected to continue to operate at poor 

service levels.  With the proposed GDOT improvements, which do not include a signalized 

intersection, the intersection will not be adequate to serve the proposed development.  

Additional analysis of this intersection and the need for improvements are further discussed 

under item 8. d) of this report.        

b) Parks and Recreational Facilities: The site is adjacent to the BLT PUD, which includes DeVaul 

Henderson Park, which consists of a gymnasium, baseball and softball fields, tennis courts, and 

walking trails.   

c) Police and Fire Protection: The Bryan County Sheriff’s Office and Bryan County Emergency 

Services provide police and fire protection for the subject property.  The site falls within the 

response area for the McAllister Station.  The redevelopment of this station is currently underway 

and is located within 0.5-mile of the site. 

d) Schools:  B-2 does not allow residential uses, so there would be no impacts on schools. 
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e) Stormwater Drainage System: According to the application, the existing stormwater runoff from 

the site primarily drains to existing onsite ditches and wetlands, discharging into Green Creek and 

eventually outfalls to the Ogeechee River.  

f) Water Supplies and Wastewater Treatment:  Bryan County has existing water and sewer mains in 

front of the subject property on Highway 144.   The water supply for the development of the site 

is anticipated to extend from the existing water line and wastewater will be collected and 

conveyed to the county’s wastewater treatment plan through the existing pressurized main.  

g) Waste Disposal:  Waste disposed of in the unincorporated areas of Bryan County is collected by 

Republic Waste and taken to Broadhurst Environmental Landfill in Wayne County.  Based on 

information made available by the Georgia Department of Natural Resources, Environmental 

Protection Division, Land Protection Branch, this landfill has approximately 86 years of capacity 

remaining.  In addition to this, Bryan County owns two waste drop-off facilities that are operated 

by Republic Waste; one of which is located adjacent to the subject property.    

5.   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 Findings: The Georgia Natural, Archaeological, and Historic Resources map does not reveal any 

known archeological, historical, or cultural resources.  The National Wetlands Inventory map does show 

a 101.12-acre Freshwater Forested/Shrub Wetland in the vicinity, a portion of which is located on the 

southern half of this property.   A wetlands delineation exhibit prepared by Resource Land Consultants 

and dated June 24, 2019 has been submitted by the applicant showing an approximation of the wetland 

limits on the property.  Any Jurisdictional wetlands should be protected and preserved in accordance with 

the United States Army Corp of Engineers guidelines.  The FEMA F.I.R.M. maps identify this property as 

being located outside of the Special Flood Hazard Area, and within the X-shaded zone.  Assuming proper 

approvals and permits are obtained, the reclassification and development of the site should not adversely 

affect these resources.  

6.   Whether the proposed reclassification will adversely affect the existing uses or usability of adjacent or 

nearby Lots or the preservation of the integrity of any adjacent neighborhoods.  

Staff Findings:  Adjacent existing uses consist of a Bryan County waste drop-off facility to the east, 

undeveloped lands owned by Bryan County to the south, Highway 144 to the west, and Spur 144 (Fort 

McAllister Road) to the north.  Across Highway 144 is the McAllister Pointe residential subdivision, which 

will consist of 110 residences when completed; and across Spur 144 (Fort McAllister Road) are commercial 
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uses including a convenience store with gas pumps and a mini-warehouse facility.  The proposed 

reclassification should not adversely affect the existing uses or usability of the adjacent or nearby 

commercial and publicly owned lots as the proposed reclassification would yield compatible uses to these.  

Further, the proposed reclassification should not adversely affect the McAllister Pointe residential 

subdivision as the proposed commercial and existing residential uses will be separated by a 4-lane 

highway.          

7.   Whether the proposed reclassification could adversely affect market values of nearby Lots.  

Staff Findings: No evidence or research has been presented either in support of or in opposition to this 

request, which would suggest that the proposed use will have an adverse effect on the market values of 

nearby lots. 

8.   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 Findings:  The proposed reclassification is not expected to require an increase in existing levels of 

service for schools, parks and recreational facilities, or police and fire protection.  Level of Service for these 

services are generally measured based on population or households; neither of which are likely to increase 

due to a direct result of the proposed commercial development.  Necessary increases for all other public 

services intended to serve the subject property are discussed below:  

a) Stormwater Drainage System: According to the application and the applicant’s engineer, 

to retain the existing drainage pattern for the site, the storm drainage system layout will 

follow the existing natural topography and drain into the wetlands.  The commercial 

area’s drainage will be collected in curb and gutter sections and drained to curb inlets, 

which are expected to drain to stormwater detention ponds, ditches and wetlands.  Staff 

notes that the site will have to be designed to comply with current Bryan County storm 

drainage requirements in place at the time of site development approval.   

b) Water Supplies and Wastewater Treatment:  Bryan County has existing water and sewer 

mains in front of the subject property on Highway 144.   The water supply for the 

development of the site is anticipated to extend from the existing water line and 

wasterwater will be collected and conveyed to the County’s wastewater treatment plant 

through the existing pressurized main. The only anticipated water and sewer 

improvements are those that will allow the commercial development to connect to the 
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County’s existing facilities.  The developer will be responsible for making these 

connections at the time of construction.   

c) Solid Waste Services: Waste disposed of in the unincorporated areas of Bryan County is 

collected by Republic Waste and taken to Broadhurst Environmental Landfill in Wayne 

County.  Based on information made available by the Georgia Department of Natural 

Resources, Environmental Protection Division, Land Protection Branch, this landfill has 

approximately 86 years of capacity remaining.   

In addition to this, Bryan County owns two waste drop-off facilities which are operated 

by Republic Waste; one of which, is located adjacent to the subject property.  In 2017 the 

County worked with an environmental consultant to identify future public facilities that 

the County should obtain in order to maintain required levels of service for this facility.  

The consultant recommended that additional acreage be acquired from the subject 

property in support of increasing the buffer and access to the off-site monitoring well that 

sits on the southeast corner of the site.  While the development is not expected to 

increase the level of solid waste services beyond the County’s ability, staff does find the 

acquisition of this additional acreage to be essential to the long-term sustainability of 

providing this service.      

d) Roads: Based on the Traffic Impact and Access Study prepared for this rezoning request, 

under existing conditions, the Highway 144 / Spur 144 (Fort McAllister Road) intersection 

is performing at a Level of Service of D in the AM Peak Hour and a Level of Service of F in 

the PM Peak Hour.  Under 2021 No-Build conditions, which take into account normal 

annual growth, approved developments, and the Highway 144 improvements, operations 

at this intersection will operate at a Level of Service of F with a stop sign control; and 

under 2021 Build conditions, taking into account the impact of the proposed 

development, the intersection can be expected to continue to operate at poor service 

levels.  The study also provided an alternative analysis if the intersection becomes 

signalized.  This analysis shows under 2021-No Build conditions, the intersection will 

improve to a Level of Service of B in the AM Peak Hours and Level of Service of A in the 

PM Peak Hours; and under 2021-Build intersections would improve to a Level of Service 

of B in the AM Peak Hours and a level of Service of B in the PM Peak Hours.  

The County also studied this intersection as detailed in the Richmond Hill – South Bryan 

County Transportation Study prepared by Thomas & Hutton in July of 2016.  At that time, 

it was suggested that additional improvements may be needed for this intersection, but 
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that the need for a signal may be delayed with the widening of Highway 144.  The study 

recommended that a more detailed analysis be completed and that the project be 

considered as a mid-term project for the 2030 planning horizon.  Taking the 

recommendations of the Thomas & Hutton study, the County included the intersection in 

the Capital Improvements Element and Schedule of Improvements to be funded by the 

collection of transportation impact fees.  Preliminary design is identified to begin in 2029.  

However, with the failing condition of the intersection under the 2021 No-Build 

conditions, staff is recommending that this intersection be re-evaluated with the update 

of the Capital Improvements Element in 2020 and considered for earlier installation.   

Since the County has already anticipated the need for intersection improvements and has 

provided a funding mechanism to support the necessary improvements to serve the 

development, staff does not find the increase in the level of service for the intersection 

to be beyond the ability of the County to accommodate.  If the property is developed, 

however, prior to the signal being installed, the applicant should be required to provide 

applicable mitigation measures. 

9.   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 Findings: Staff finds that restricting the use of the property to its existing zoning may be 

unreasonable, as the agricultural and residential uses no longer relate to the development pattern of the 

immediate vicinity.  The subject property sits in the northern most corner of the BLT PUD development 

area, which encompasses approximately 510 acres (excluding the original 9.30 acres of the subject site), 

and is generally bound by Highway 144 to the west, Spur 144 (Fort McAllister Road) to the north, and 

Carver School Road to the south.  The PUD’s master plan generally designates the northern part of the 

PUD - that area between Highway 144, Spur 144 (Fort McAllister Road), and Veterans Memorial Parkway 

- for commercial and public uses.  Streets often serve as good delineators between changing land uses 

and as reasonable lines of demarcation for establishing districts.  For this reason, and since the land uses 

for the properties lying between Highway 144, Spur 144 (Fort McAllister Road), and Veterans Memorial 

Parkway are already designated for commercial and public uses, staff finds this to be supporting grounds 

for approval of the proposed reclassification. 

10. The existing uses and zoning of nearby lots.  
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Staff Findings:  Adjacent existing uses consist of a Bryan County waste drop-off facility to the east, 

undeveloped lands owned by Bryan County to the south, Highway 144 to the west, and Spur 144 (Fort 

McAllister Road) to the north.  Across Highway 144 is the McAllister Pointe residential subdivision, which 

will consist of 110 residences when completed; and across Spur 144 (Fort McAllister Road) are commercial 

uses including a convenience store with gas pumps and a mini-warehouse facility.    

11. The extent to which the value of the Lot proposed to be reclassified is diminished by its existing zoning 

restrictions. 

Staff Findings: The application for the reclassification states that upon 100% build out of the project, the 

development is projected to have a value of approximately $6.5 million; and that without the 

reclassification, the existing Timber Operation building and storage stockpile would continue to 

deteriorate and potentially have a short-term negative impact on the area.   While staff agrees that the 

property would be worth more if the zoning were reclassified, staff does not agree that this alone is a 

determinative factor in meeting this standard.  Instead, it must be shown that the current value of the lot 

is diminished by its existing zoning restrictions; and is generally interpreted to mean to the extent that it 

deprives the property owner of the use of his property in some way.   Although the difference in value 

between the existing and proposed zoning classifications is substantial, the applicant’s argument fails to 

demonstrate that the existing zoning restrictions diminish the current value of the lot as zoned, depriving 

the property owner of the use of his property in any way.   

12. 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 Findings: Staff has not identified any diminished property value of the lot resulting from its existing 

zoning restrictions.  

13. The relative gain to the public, as compared to the hardship imposed upon Petitioner, by the existing 

zoning restrictions.  

Staff Findings: The subject property proposed for reclassification is bound by Highway 144, Spur 144 (Fort 

McAllister Road), and lands designated for commercial and public uses under the BLT PUD.  Given the 

clear lines of demarcation which separate the proposed commercial use from any incompatible uses, staff 

has not identified a relative gain to the public for the subject property to remain agriculturally and 

residentially zoned.   

14. The suitability of the Lot proposed to be reclassified for its current and proposed zoned purposes.  
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Staff Findings: The current zoning of the property is “A-5” Agricultural District; the purpose of which is to 

conserve natural resources and open space of land and to provide areas for general farming and forestry 

activities, while permitting low-density residential development.  The subject property is located adjacent 

to a Bryan County waste drop-off facility, is across the street from commercially zoned properties, and 

has good access to public infrastructure.  As stated in the County’s Comprehensive Plan, the future 

development plans for the county no longer envision a rural character for this area of the County.  Instead, 

it anticipates future development in this area to allow for a mix of uses that can help achieve the County’s 

goal of expanding the local economy so that the County can become a place to live, work, and play.  

Therefore, the lot is less suitable for its current zoned purposes, and is more suitable for its proposed use.  

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

Staff Findings:  The application for the rezoning states that the subject site was used for a timber 

operations office and storage lay down area for over 30 years but has been abandoned, except for storage 

of raw materials, for approximately 5 years.  

16. Whether the proposed reclassification would create an isolated District unrelated to adjacent and 

nearby Districts.  

Staff Findings:  The proposed reclassification would not create an isolated district unrelated to adjacent 

or nearby districts.  The subject property proposed for reclassification is bound by Highway 144, Spur 144 

(Fort McAllister Road), and lands designated for commercial and public uses under the BLT PUD.   

17. Whether there are substantial reasons why the Lot cannot be used in accordance with this existing 

zoning classification.  

Staff Findings: The applicant did not offer substantial reasons as to why the subject property cannot be 

used in accordance with the existing zoning classification.       

18. 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 Findings: The applicant has presented a specific plan to utilize the site for a Service Station, Retail 

Businesses (convenience and liquor stores), and Drive-in Commercial Uses (carwash).  In addition to these 

permitted uses, the applicant is also seeking an associated conditional use approval (CUP#160-19) to allow 

for a Shopping Center and an Off-Street Parking Lot for the overnight parking and long-term storage of 

boats and RVs. 
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IV. Staff Recommendation 

Staff recommends approval of the requested rezoning, subject to the following conditions: 

1. No site development plan approvals or building permits will be issued until the signal at the 

intersection of Highway 144 and Spur 144 (Fort McAllister Road) is installed or an alternative 

mitigation plan is proposed and approved by the Georgia Department of Transportation and 

Bryan County.    

2. The developer shall construct the site specific transportation improvements as recommended in 

the Traffic Impact and Analysis Study prepared by David D. Brewer, P.E. and finalized October 17, 

2019.   

3. The developer shall dedicate a strip of land to Bryan County along the east property line in 

accordance with the recommendations of the County’s environmental consultant.  The final 

dimensions of the dedicated area shall be approved by the County consultant and the Georgia 

Environmental Protection Division.  

V. Planning & Zoning Commission Recommendation 

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

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

rezoning be denied. 

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

input or for deliberation. 

►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 

rezoning. 
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Pittman Engineering Co., LLC
Post Office Box 822 

Richmond Hill, Georgia 31324 

912-445-0578

July 29, 2019 

Revised November 12, 2019 

Ms. Audra Miller,  

Community Development Director 

Bryan County Board of Commissioners 

66 Captain Matthew Freeman Drive, Suite 201 

Richmond Hill, GA 31324 

RE: Dilip Patel, 9.3 Acre 144/Spur 144 

B-2 Rezoning Application Submittal

Bryan County, Georgia

Dear Audra, 

On behalf of our client, Dilip Patel, please find attached the following information for 

consideration to rezone 9.3 acres located at the intersection of Ga Hwy 144 and Ga Hwy 144 

Spur which was formally the Rayonier Timber Operations Office and Storage Yard.  The request 

is to rezone the existing A-5 property to B-2 with Conditional uses.   

1. Check in the amount of $165.

2. Rezoning Application (signed Application for Zoning).

3. Signed and notarized Authorization by Property Owner.

4. Signed Verification of Current Paid Property Taxes.

5. Disclosure Statement

6. Conceptual Plan

7. Proof of Ownership

8. Written Impact Analysis

9. Property Plats

10. Traffic Impact Analysis

We request to be placed on the earliest Bryan County Planning and Zoning Board agenda.  If you 

should have any questions, please do not hesitate to contact us. 

Sincerely, 

PITTMAN ENGINEERING CO. LLC 

Raymond A. Pittman, P.E. 

"Exhibit A-1"
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GA Hwy 144 & Spur 144 Commercial Site 
B-2, Conditional Use Application
Dilip M. Patel   Bryan County, Georgia 
Analysis of Impact of Proposed Zoning July 22, 2019, Revised Nov 25, 2019 

Page 1 of 12 

The GA Hwy 144 & Spur 144 Conditional Use Application is for approximately 9.3 Acres, located 
at the south east quadrant of the intersection of Georgia Highway 144 and Spur 144 in 
unincorporated Bryan County, Georgia.  The current zoning for the property is A-5, which is also 
being requested to be rezoned B-2.  The requested zoning is B-2 Conditional.  The property was 
formally the Rayonier Office and Maintenance/Supply Yard for their Forestry Operations.  The 
Vicinity Map is shown below in Figure 1.  The project area is highlighted in red.   

Figure 1.  Vicinity Map.  Project area is highlighted in red 

The 9.3-acre project contains approximately 1.3 acres of wetlands (see Figure 2).  The topography 
ranges from elevation 14 to 18 (NAVD 88).  The bulk of the property is in FEMA Flood Zone X and 
a slither of the southern boundary is in a FEMA Flood Zone A.  The site boundary and wetland 
delineation are shown on the attached exhibits and the Master Plan.  Please note the Commercial 
Master Plan Figure 3 is preliminary and is subject to change.  
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Figure 2.  Wetland Map.  
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Figure 3.  Conceptual Site Plan  

The proposed 9.3 commercial area is proposed to consist of all permitted uses of B-2 Zoning and 
we are also requesting conditional use approval for the uses of a Boat/RV Storage use, a Car Wash 
use, a shopping center use, service station use, convenience store/retail and customary accessory 
buildings and uses incidental to any conditional uses.   The Bryan County Comprehensive Plan 
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states “Bryan County lacks the appropriate mixed used percentage when comparing commercial 
and residential”.  The Comp plan also indicates this area is in a “Low Density Suburban 
Characteristic” area.  However, due to it location at a major transportation intersection, it 
appears more appropriately located in a “Community Cross Road Characteristic” area.  Also, the 
property owner met with Bryan County Staff in 2018 and discussed the Conceptual Site Plan.   
 
Subsequently, the property owner has performed a marketing evaluation and concluded that the 
site is suited for the uses identified in the B-2 Zone plus the below listed conditional uses: 

1. Boat/RV Storage 
2. Service Station 
3. Car Wash 
4. Shopping Center 
5. Convenience store/retail  
6. Customary accessory buildings and uses incidental to any conditional uses.  

 
Furthermore, the market review concluded there exists a demand for the proposed services and 
the intersection provided the best site locations.   
 
The requested services are ideally located to serve the community with additional commercial 
retail.  The location is also ideal for the future traffic improvements for the area.  The GA 144 
Spur and GA Hwy144 intersection is anticipated to be improved to either a signalized intersection 
or a traffic circle by 2030.  Additionally, the Hwy 144 road widening project is anticipated to be 
completed in 2021 which will widen 144 to four lanes and also slightly adjust the Spur 144 
intersection alignment.  Attached please find a complete traffic study which concurs with the 
Conceptual Plans entrance locations and recommended turn lanes.   
 
Additionally, the concept plan is in conformance with the Bryan County Comprehensive Land 
Plan, where B-2 zoning is viable within Community Cross Road Characteristic Areas.   
  
 

 
Storm Drainage System 
 
The stormwater runoff primarily drains to the existing onsite ditches now partially classified as 
wetlands.  The onsite ditches and wetlands outfall into the Wetlands in the rear of the tract 
discharging into Green Creek and eventually outfall to the Ogeechee River.  To retain the existing 
drainage pattern for the site as much as practical, the storm drainage system layout is anticipated 
to follow the existing natural topography and drain into the wetlands.  The commercial areas 
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drainage shall be collected in curb and gutter sections and drained to curb inlets.  The curb inlets 
are anticipated to drain to storm water detention ponds, ditches and wetlands.  The site will be 
designed to comply with the current Bryan County storm drainage requirements. 

Water and Sewer Service 

Bryan County is the water and sewer provider.  The water supply for the Commercial Area is 
anticipated to extend from the existing water line on Hwy 144.  Sewer generated by the PUD is 
anticipated to be collected and conveyed to the existing force main on Hwy 144.  Both the existing 
force main and water line front the commercial property. 

Wetlands 

Wetlands have been delineated and a Jurisdictional Determination obtained.  Wetlands are 
shown on the Survey and the Master Plan. 

Traffic 

A traffic impact and access study were prepared for the rezoning application per Bryan County’s 
requirements.  Based on the ITE Trip Generation manual, 10th edition, the Commercial Area is 
anticipated to generate 39 AM Peak-Hour trips and 120 PM Peak-Hour trips.  The study 
recommended constructing the right turn deceleration lanes for both the Ga Hwy 144 and Ga 
Hwy Spur 144 entrances.  Additionally, the Ga Hwy 144 entrance is recommended to be a right-
in right-out and the Ga Hwy Spur 144 entrance to be full movement.  Please see the Traffic Impact 
and Access Study for additional information. 

Infrastructure Dedications to Bryan County 

Water, Sewer and Storm Drainage Systems 

The proposed water and sewer systems shall be designed and constructed to meet or 
exceed Bryan County Specifications.  The systems are to be dedicated to Bryan County for 
Ownership. 15’ easement shall be centered on the utility lines dedicated to Bryan County. 
Please note there is an existing 12” valve The storm drainage system shall be private and 
shall be owned and maintained by the Owner. 
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ANALYSIS OF IMPACT OF PROPOSED ZONING CHANGE FOR 
GA. HWY 144 & SPUR 144 COMMERCIAL SITE, BRYAN COUNTY, GEORGIA  

(Responses in italics) 
 
1.    Whether the proposed reclassification is in conformance with the Comprehensive Plan; 
 
The project is located at the intersection of Hwy 144 and Spur 144 which has adjacent existing 
businesses located in zones BN and B-2.  The Bryan County Comprehensive Land Plan identifies 
the project area and the existing intersection businesses are all located in "Low Density Suburban 
Area”.  Low Density Suburban Area is identified for both existing and future Land Uses.   However, 
due to the project area’s location at a major transportation intersection, it appears the project is 
more appropriately located in a “Community Cross Road Characteristic/BN, B-1 or B-2” area.  
Community Cross Road Characteristic areas are inclusive of B-1 and BN Zonings.  Also, note it 
doesn’t appear that B-2 zoning is mentioned in any of the Bryan County Comprehensive Land Use 
“Character Area” uses. Thus, in keeping the existing intersection zoning consistency, the 
requested B-2 Conditional Zoning matches the neighboring properties across Spur 144. 
 
The landowner wishes to be granted approval to potentially primarily be allowed to install the 
following types of businesses: 
 

a. Boat/RV Storage 
b. Service Station 
c. Car Wash 
d. Shopping Center 
e. Convenience store/retail  
f. Customary accessory buildings and uses incidental to any conditional uses. 
g. Day Care  

 
However, the current UDO has no zoning which allows for some of these uses.  Some uses such as 
Boat/RV Storage is not mentioned in the UDO as being allowed in any zoning.    Furthermore, it 
should be repeated that the property neighbors are Bryan County Landfill, Bryan County (primarily 
wetlands), Hwy 144 Right-of-way and Spur 144 Right-of-Way.  Also, the B-2 Zoning is the only 
Zone which allows for storage as a land use and most of the primary requested uses are allowed 
by right and we are hoping the UDO will evolve to allow Day Care use in Zone B-2.    
 
2.    Whether the proposed reclassification improves the overall zoning scheme and helps 
carry out the purpose of this Ordinance; 
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This proposed zoning change will improve the overall county zoning scheme by concentrating 
commercial development at a major transportation crossroad and across the street from existing 
Commercial and Business Development   The proposed concentration of development will allow 
for a sustainable development.  Additionally, this area is also adjacent to existing water, sewer 
and road infrastructure.  Plus, the project area neighbors consist of Bryan County Landfill, Bryan 
County (primarily wetlands), Hwy 144 R/W and Spur 144 R/W. 

3. 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;

This proposed zoning change is compatible with the adjacent properties.  Properties to the east 
and south of the project are owned by Bryan County.  To the east is the Bryan County Landfill.  The 
property to the south is a major wetland of Green Creek which is owned by Bryan County.  On the 
North Side of Spur 144, BN and B-2 Zoning exist which consists of a service station and a storage 
facility.      

4. The adequacy of public facilities and services 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;

The B-2 Conditional Zoning will have negligible impact on the existing public facilities and services.  
This statement is reiterated by the fact that the Belfast River Road Corridor has become the 
primary Bryan County Development Corridor due to the recently installed water and sewer 
systems, the Devaul Henderson Park, County Administration Building, McAllister Elementary 
School, Richmond Hill Middle School and the future Richmond Hill High School. For the B-2 Zoning, 
the only anticipated off-site infrastructure improvements include connecting to Bryan County 
water and sewer infrastructure and installing an entrance from GA Hwy 144 and GA Hwy Spur 
144.  

Upon 100% build out, the existing roadway network will be minimally impacted by the proposed 
development. The project’s entrances shall be installed on Ga HWY 144 and Ga Hwy 144 Spur. 
The installation shall be in accordance with the attached Traffic Study which dictate the GA Hwy 
144 entrance is to be a Right-in, Right-out with a turn lane.  In addition, the Spur entrance is to 
be a full movement intersection and is also to have a turn.   
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Bryan County's trash is disposed at the Broadhurst Environmental landfill in Wayne County. Per 
online research, the landfill accepts between 1,300 and 1,500 tons of trash per day and could, by 
some estimates, have one hundred thirty (130) years of capacity remaining. 

No students will be generated by this development. 

The water supply for the Commercial Site is anticipated to extend from the existing 12-Inch water 
line which is stubbed out on Hwy 144.   

Sewer generated by the Commercial Development is anticipated to be collected into an on-site 
sewer lift station which will connect to the existing 6” sewer force main stub-out on Hwy 144.  

Finally, this project has a projected build out of approximately five years. As indicated above, the 
only anticipated infrastructure improvements shall consist of the Commercial Area connecting to 
the County’s existing water and sewer facilities.  These connections are anticipated to be made 
during the initial site development.  

5. 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;

The project site includes jurisdictional wetlands. Jurisdictional wetlands will be protected and 
preserved in accordance with USACE Guidelines.  Minimal impact is expected due to the project 
site development.  The impact is anticipated to be permitted under the Nationwide Permit process 
and the control of storm water runoff by using Best Management Practices. No significant 
groundwater recharge areas, water supply watersheds or protected river corridors exist within 
the development. 

The project area does not have any known significant historical or cultural value to the local 
community, region, or state.  Also, please note the Rayonier Timber Operations Office and Storage 
area occupied this site for many years and recently has been vacated and thus, currently there is 
no use for the property. 

6. Whether the proposed reclassification will adversely affect the existing uses or usability
of adjacent or nearby lots or the preservation of the integrity of any adjacent neighborhoods;
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Most of the adjacent existing uses bordering the Project area are Business Zoning, the Bryan 
County Landfill and an expansive wetland owned by Bryan County.  The opposite side of Hwy 144 
is the entrance to McAllister Pointe, a residential neighborhood which will be separated by 144 
being widened to four lanes. As previously mentioned, the Belfast River Road Corridor has become 
the primary Bryan County Development Corridor due to the recently installed water & sewer 
systems, the Devaul Henderson Park, County Administration Building, McAllister Elementary 
School and the Richmond Hill Middle School. Therefore, the Commercial Development is not 
anticipated to adversely affect the existing uses or usability of adjacent or nearby lots or the 
preservation of the integrity of any adjacent neighborhoods.  Plus, this area is located at a 
transportation crossroad ideally suited for the proposed development to serve the surrounding 
residential community.   
 
7.   Whether the proposed reclassification could adversely affect market values of nearby 
lots; 
 
This project is not anticipated to adversely affect the market values of the nearby lots. 
 
8.  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; 
 
Public facilities are expected to be minimally impacted as the size of the Commercial Area does 
not anticipate the need for the expansion of existing facilities.  Recreational facilities and open 
spaces are not associated with the business use, but we anticipate having to continue the 
connectivity theme highlighted in the Comprehensive Plan. 
 
Upon 100% build out, the existing roadway network as master planned by Bryan County is 
adequate to accommodate the proposed development. Hwy 144 is being widened to four lanes 
by the Georgia Department of Transportation.  The Commercial Area will have entrances from 
both Ga Hwy 144 and Ga Hwy 144 Spur as shown on the Conceptual Plan. Right Turn lanes will 
be installed for entrance as recommended by the attached traffic study. Additionally, the Georgia 
DOT indicated “I have reviewed the drive locations along SR 144 Spur and SR 144 located in Bryan 
County.  I concur with the locations.  Please keep in mind that an encroachment permit will be 
required once plans are developed.”  
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Bryan County's trash is disposed at the Broadhurst Environmental landfill in Wayne 
County. Per online research, the landfill accepts up to 1,500 tons of trash per day and could, by 
some estimates, have one hundred thirty (I3O) years of capacity remaining. 

Recently, both the Richmond Hill Middle School and McAllister Elementary Schools were 
constructed.  A new high school is under development, too.  These schools are anticipated to serve 
students living within south Bryan County.  The proposed zoning will have no impact to the schools 
but will provide much needed local jobs. 

9. 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;

There are not any known existing or changing conditions in the immediate area.  The 
improvements made to Hwy 144 to accommodate travel, the existing DeVaul Henderson Park, 
new schools and County Complex are in place to support existing and future growth in the 
immediate area.  The new Commercial Area will provide a needed local place to shop for the many 
surrounding neighborhood and supply local job opportunities.  Furthermore, the Bryan County 
Transportation Plan highlights the intersection of Spur 144 and Hwy 144 to be upgraded by 2030. 

10. The existing uses and zoning of nearby lots;

The existing uses of nearby lots are commercial, land fill and major transportation crossroad. The 
zoning of nearby lots consists of A-5, BN, B-2 and PUD. 

11. The extent to which the value of the lot proposed to be reclassified is diminished by its
existing zoning;

Upon reclassification and 100% build out of this project, the project is projected to have a value 
of approximately $6.5 million. Without the reclassification, the existing Timber Operation 
building, and storage stockpile would continue to deteriorate and potentially have a short-term 
negative impact on the area.   

12. 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 and
general welfare of the public;
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There are no anticipated diminished property values. 

13. The relative gain to the public, as compared to the hardship imposed upon Petitioner, by
the existing zoning restrictions;

There are not any known gains to the public regarding the existing zoning of this parcel. However, 
upon rezoning, the public will gain additional places to shop which are located at a major 
transportation crossroad.  Also, jobs will be created as a result of the development, connection 
fees will be paid to Bryan County to debt service existing County loans and property taxes will be 
generated. 

14. The suitability of the lot proposed to be reclassified for its current and proposed zoned
purposes;

The existing use of the property is an abandoned Timber Operations Office and Material Stockpile 
area to accommodate timber operations.  Thus, there are existing building material at the site 
and spill containment structures and other abandoned items.  The rezoning to B-2 would be 
considered a higher and better use for the property.  The rezoning is appropriately located at a 
Major transportation crossroad which could provide a new shopping location for the surrounding 
community.  However, due to the current and projected growth in the region, the property is 
situated such that the proposed uses provide a better solution for the Owner and the County.  The 
proximity of the Commercial area to schools, parks, water and sewer infrastructure, along with 
the transportation network proposed master plan upgrades, makes the site an ideal area for a B-
2 Zoning Development.   

15. The length of time the lot proposed to be reclassified has been non-income producing as
zoned;

The project site has been used as a Timber Operations Office area and a storage lay down area 
for over 30 years.  For the past approximately 5 years, the use of the property has been abandoned 
except for storage of raw materials.  However, the proposed uses will generate significantly 
increased income for the county.  As above indicated the tax assessed value of silviculture versus 
development for this site are respectively $6 thousand versus $6.5 million.   

16. Whether the proposed reclassification would create an isolated District unrelated to
adjacent and nearby districts;
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The proposed rezoning will create compatible land uses.  The nearby properties are used for 
business and a landfill. 

17. Whether there are substantial reasons why the lot cannot be used in accordance with this
existing zoning classification;

In order to provide the uses necessary to develop the Commercial Area as proposed, rezoning is 
necessary. The B-2 conditional zoning classification allows for the protection of the adjacent 
property owners and public, while allowing for creative alternatives to typical development 
patterns and zoning standards. 

18. 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.

As part of this zoning submittal, a conceptual land use master plan and application indicating 
maximum development density, with uses proposed for Service Station, Boat/RV storage, Car 
Wash and Convenience/Retail store(s) to provide local residence a new shopping opportunity. 
Upon further development, specific site development plans will be submitted to Bryan County for 
review and approval. 
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Section 1111. “B-2” General Commercial Districts: 

District Intent:  The purpose of this District is to provide locations for large and County-
wide businesses. Those businesses which generate larger traffic volumes are 
appropriately located in this district. 

(a) Permitted Uses:

Extermination, Pest Control, Fumigation, Septic Tank Pumping, Furnace 
Cleaning and Well Drilling Services. 
Vehicle Sales and Support Center. 
Design and Building Services. 
Health and Support Services. 
Lifetime Learning. 
Service Stations. 
Restaurants. 
Motels, Hotels. 
Tourists Homes. 
Entertainment Facilities. 
Retail Business. 
Personal Services. 
Offices, Banks, and Financial Institutions. 
Professional Offices. 
Radio Stations and Television Studios or Offices. 
Garages for Service (excluding storing junked vehicles outdoors) 
Drive –in Commercial Uses (not including theaters). 
Mortuaries and Monument Sales. 
Animal hospitals, clinics, or kennels. 
Commercial greenhouses, and plant nurseries. 
Golf-driving ranges and miniature golf, golf courses. 
Public Utilities. 
Mobile Home, Utility Building, and Trailer Sales Lots. 
Business Services. 
Billiard or Pool Rooms. 
Commercial Recreation. 
Lodges or Clubs. 
(Delete Taverns Revised – 8/2/05). 
Customary Accessory Buildings and Uses incidental to the above 
Permitted Uses. 

(b) Conditional Uses:  The following Uses may be permitted in this district
on a conditional basis upon approval by the County Commission, after
recommendation by the Planning Commission:

Radio and Television Transmission, Antennas and Towers. 
Taxi Stands.  
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Bus Stations. 
Auctions. 
Offstreet Parking Lot/ Garage. 
Adult Uses. 
Lumber  Yards. 
Tire Retreading and Recapping. 
Food Processing. 
Research and Testing Facilities. 
Printing, Lithographing or Publishing Plants. 
Amusement Parks. 
Feed and Grain, Sales and Storage. 
Wholesale Businesses. 
Equipment Sales and Repair. 
Truck Terminals. 
Cleaning, Laundry and Dry Cleaning Plants. 
Drive In Theaters. 
Machine Shops. 
Taverns. (Revised – 8/2/05) 
Shopping Centers.  
Mini Warehouse(s). (Revised 8/1/00) 
Churches (add as a Conditional Use) (Revised – 10/14/14) 
Waste Water treatment Plant and Land Application System (/revised – 
10/14/14) 
Customary Accessory Buildings and Uses incidental to any approved 
Conditional Uses. (Revised 3/3/98) 

(c) Lot and Building Requirements:

Minimum Lot Area 30,000 Square Feet 
Minimum Lot Width at Building Line 150 Feet 
Minimum Front Setback 75 Feet 
Minimum Rear Setback 50 Feet 
Minimum Side Setback, Road 35 Feet 
Minimum Side Setback, Interior 30 Feet 
Maximum Building Height  35 Feet 
       (Revised 2/9/99) 

(d) Special Site Requirements:

(i) Maximum percent of gross land to be covered 60% 
(Revised 3/3/98)

(ii) Minimum open space required 25% 
(iii) Lots which currently  have frontage along the southbound portion

of US 17 from the Richmond Hill City Limits to Bryce Street,
served by Public Sewer and Water, not serviced by a through
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Finalized October 17, 2019 

 

 

 

Mr. Ray Pittman, PE 

Pittman Engineering Co. 

PO Box 822 

Richmond Hill, GA 31324 

 

c/o Ace of Lexington, Inc. 

112 Wigfall Court 

Lexington, SC 29072 

 

 

RE: Traffic Impact and Access Study 

Mixed-Use Commercial Development  

Gas-Station/Convenience-Store, Retail, Car Wash & RV/Boat Storage 

 Bryan Neck Road at Fort McAllister Road 

South Bryan County, GA 

 

 

Dear Mr.  Pittman: 

 

As requested, we have completed an assessment of the traffic impacts associated with the development of 

a new mixed-use commercial development to be located east of SR 144 (Bryan Neck Road) and south of 

the SR 144 Spur (Ft McAllister Road) in South Bryan County, Georgia.  The following provides a 

summary of this study’s findings. 

 

 

PROJECT DESCRIPTION 

 

The project site is located in the southeast quadrant of the intersection of SR 144 and SR 144 Spur in 

South Bryan County, GA.  The site is currently undeveloped but used to contain a prior Rayonier Timber 

Operation office which has been removed.  The project proposal is to construct a mixed-use commercial 

site containing the following: 

 

1. Gas-Station/C-Store which will provide 8-fueling positions along with an approximate 3,750 

square-foot (sf) convenience store (C-store); 

2. A small retail plaza of 13,500 sf; 

3. An automated car wash with one tunnel; and 

4. Boat/RV storage area estimates at 10 spaces.   

 

As scheduled, this project is planned to be constructed and fully operational by 2021.  Figure 1 depicts 

the site location in relation to the regional roadway system (Figures located at end of report.). 

 

 

 

 

 

David D. Brewer, P.E.
Consulting Transportation Engineer

ddbrewer63@gmail.com
(803) 429-5591

97



Mr. Pittman 

June 13, 2019 

Finalized October 11, 2019 

Page 2 

As planned, direct access to/from the site will be provided via two access drives, a right-in/right-out 

(RIRO) access to/from SR 144 and a full-access drive to/from SR 144 Spur.  Figure 2 depicts the current 

development plan proposal. 

EXISTING CONDITIONS 

A comprehensive field inventory of the project study area was conducted which include a field inventory, 

collection of geometric data, traffic control and general information pertaining to the roadway system 

within the study area.  The following sections detail the current traffic conditions and include a 

description of roadways/intersections serving the site and traffic flow in close proximity to the project. 

Project Study Area 

As identified, the following intersections have been required to be analyzed in order to determine project 

impact on the surrounding roadway network:   

• SR 144 at SR 144 Spur;

• SR 144 at Site Access (RIRO); and

• SR 144 Spur at Site Access (Full-Movement).

Figure 3 illustrates the existing geometrics and traffic control for the study area intersection and 

surrounding roadways.   

Traffic Volumes 

In order to determine the existing traffic volume flow patterns within the study area, manual turning 

movement counts were performed in April 2018 when schools were in session. Weekday morning (6:30-

8:30 AM) and evening (4:30-6:30 PM) peak period turning movement specific counts were conducted at 

the above referenced existing study area intersection.  Figure 4 graphically depicts the respective Existing 

AM and PM peak-hour traffic volumes at the study area intersection.  Summarized count sheets are 

included in the Appendix of this report. 

FUTURE CONDITIONS 

Traffic analyses for future conditions have been conducted for two separate scenarios: first, 2021 No-

Build conditions, which include an annual normal growth in traffic, all pertinent background development 

traffic, and any pertinent planned roadway/intersection improvements; and secondly, 2021 Build 

conditions, which account for all No-Build conditions PLUS traffic generated by the proposed 

development. 

Future No-Build Traffic Conditions 

Development by Others 

County staff has indicated that the adjacent sub-divisions of Magnolia Hill, Water Grass, Wexford, 

McAllister Point and Buckhead East should be included as background developments in the future year 

analyses.  These "developments by others" are located south/east of the project site (along Belfast River 

Road) and one opposite SR 144 Spur are described below: 
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Magnolia Hill: Located just south of the intersection of Belfast River Road at Blige Road, this 

development proposes 89 single family residential units. Project will be provided access to/from 

Belfast River Road via a single access.   

 

Water Grass:  Located just south of the intersection of Belfast River Road at Dunham Marsh Trail 

this development proposes 138 single family residential units. Project will be provided access 

to/from Belfast River Road via a single drive. 

 

Wexford:  Located on the southeast side of Belfast River Road, north of the future alignment of 

Griffin Road and generally south of SR 144 and proposes a total of 183 single-family residential 

units.  Project access for the development will initially be provided by a single access drive to/from 

Belfast River Road. 

 

McAllister Point:  Located at the corner of SR 144 and SR 144 Spur and proposes a total of 115 

single family residential units.  Project access will be provided to/from SR 144 by constructing a 

fourth approach leg at the SR 144/SR 144 Spur intersection. 

 

Buckhead East PUD: Located to the south along SR 144, a portion of the Buckhead East PUD is not 

yet constructed/occupied.  Based on information provided by the development manager, 220 units 

with Buckhead East are in the early development stages and not yet occupied.  Please note that 

within the PUD, the Lenox project also has been accounted for which plans an additional 86 single-

family residential units.    

 

Specifics on these developments were taken from the respective traffic studies submitted for these 

projects and are included in both the future 2021 No-Build and Build networks.  Studies for both 

McAllister Point and Buckhead East were requested but unavailable from County staff.  Trip generation 

projections and assignments were completed for these two projects.  Assignments of project trips for all 

five of the above background developments included in the future conditions are contained in the 

Appendix.   

 

Planned Roadway Improvements  

 

As part of the Richmond Hill South Bryan Transportation Study, a multitude of infrastructure 

improvements have been identified which will (currently under construction) affect the study area 

intersection.   

 

SR 144 is currently being widened to a 4-lane divided facility between Timber Trail and Belfast River 

Road to a point just north of the existing round-a-bout at Belfast River Road/Captain Matthew Freeman 

Drive.  Included in this widening project, the intersection of SR 144 at SR 144 Spur/McAllister Point 

(new approach caused by approved development) is expected to be placed under traffic signal control 

based on conversation with County staff (See exhibit in Appendix from Richmond Hill Transportation 

Study identifying intersection to be improved.).  Based on the current schedule of this infra-structure 

project, the widening of SR 144 to a multi-lane cross-section has been included in the future year 

analyses.  It should be noted that County staff has requested additional analyses in order to determine 

operations assuming a traffic signal is, or is not installed at the SR 144 at SR 144 Spur/McAllister Point 

intersection.  As requested, this scenario has been included in this report.        
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Annual Growth Rate 

Traffic volumes along SR 144 have increased over the years at a relatively high rate.  Based on the GDOT 

Count Program, a 4½-percent annual growth rate has been defined.  This 4½-percent annual growth rate, 

which will account for all unspecified traffic growth, was applied to the Existing peak-hour traffic 

volumes. 

The anticipated 2021 No-Build AM and PM peak-hour traffic volumes, which reflect the annual 4½-

percent annual growth rate as well as traffic expected to be generated by the identified background 

developments, are shown in Figure 5. 

Site-Generated Traffic 

Traffic volumes expected to be generated by the proposed project were forecasted using the Tenth Edition 

of the ITE Trip Generation manual, as published by the Institute of Transportation Engineers. After 

reviewing the multiple uses planned on site, project and prospective services provided, four separate land-

use codes have been used to estimate the specific site-generated traffic.  Table 1 depicts the anticipated 

site-generated traffic. 

Table 1 

PROJECT TRIP-GENERATION SUMMARY1 

Mixed Commercial Project- SR 144 @ SR 144 Spur 

8 Fueling 

Positions,  

3,750 sf  

C-Store

63 and 66 

Percent 

Gas/C-Store  

Pass-By
2

Retail  

13,500 sf

25 Percent 

Retail  

Pass-By
2

Automated Car 

Wash  

Single Tube

Rv/Boat 

Storage  

10 Spaces

Total Project 

Trips (Prior to 

Pass-by)

Total  

Pass-By 

Trips 

Total  

New Trips 

Time Period (a) (b) (c) (d) (e) (f) (a+c+e+f) (b+d) (a-b+c-d+e+f)

Weekday Daily 2,580 1,677 510 128 150 10 3,250 1,805 1,446

AM Peak-Hour

  Enter 83 52 8 0 0 1 92 52 40

  Exit 83 52 5 0 0 1 89 52 37

  Total 166 104 13 0 0 2 181 104 77

PM Peak-Hour

  Enter 92 61 23 6 39 1 155 67 88

  Exit 92 61 27 6 39 1 159 67 92

  Total 184 122 51 12 78 2 314 134 180

2.  Sixty-three and sixty-five percent pass-by percentage assumed for gas/c-store AM and PM peak hour respectively based on ITE Handbook methodologies.

3.  Twenty-five percent pass-by percentage assumed for retail based on prior discussion with county staff and used on prior projects.

1.  ITE Trip Generation  manual, 10th Ed. 2017, LUC's #853, 820,  948,  & 151 .

As shown, the proposed development will be comprised of a mix of commercial uses with a gas-

station/C-store, retail shops, automated carwash and Boat/RV storage.   Using the ITE reference, the 

project can be expected to generate a total of 3,250 two-way daily trips of which a total of 181 trips (92 

entering and 89 exiting) are expected during the AM peak-hour.  During the PM peak-hour, a total of 314 

trips (155 entering, 159 exiting) are expected.   

The majority of vehicle trips generated by this type of land-use attracted to the site from the traffic 

passing on the adjacent street, are referred to as pass-by or impulse trips.  Pass-by trips are trips made 

to the proposed development as intermediate stops on the way from an origin to a primary trip 

destination.  It is important to note that pass-by trips do not reduce the amount of traffic generated by 

the site, and the “total trips” generated are expected to enter and exit the site no matter what percentage 
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of pass-by trips is used.  Pass-by trips are simply that portion of the site-generated traffic that are not a 

function of the land uses in the area, but are only a function of the type of use proposed on the site and 

the volume of traffic on the adjacent roadways.  For this particular project, a pass-by reduction of 63 

and 65-percent (AM and PM respectively) has been used for the gas stations/C-store and 25-percent for 

the retail shops (PM peak-hour only) which is based on both ITE Handbook methodologies as well as 

the high volume of peak-hour traffic flow on SR 144 (pass-by volumes are shown in red). 

Once the pass-by reduction was applied to the anticipated external trips, the proposed development can 

be expected to generate 1,446 new external trips on a weekday daily basis, of which a total of 77 new 

trips (40 entering, 37 exiting) can be expected the AM peak-hour and a total of 180 new trips (88 

entering, 92 exiting) can be expected PM peak-hour.   

Distribution Pattern 

The directional distribution of site-generated traffic on the study area roadways has been based on an 

evaluation of existing travel patterns along SR 144 (and to a lesser extent SR 144 Spur) which will 

contribute the greatest percentages of site-generated traffic.  The anticipated pattern is shown in Table 2. 

This distribution pattern has been applied to the site-generated traffic volumes from Table 1 to develop 

the site-generated specific volumes for the study area intersections illustrated in Figure 6. 

Table 2 

TRIP DISTRIBUTION PATTERN 

Mixed Commercial Project- SR 144 @ SR 144 Spur 

Roadways

Direction 

To/From

Percent of Trips 

Enter/Exit

SR 144 (Bryan Neck Road) North 35

South 55

SR 144 Spur East 10

Total 100

Note:  Based on the existing traffic patterns.

Primary/new trips generated by the site are expected to follow the above referenced pattern.  Pass-by 

trips, as presented in Table 1, have been assigned to the roadway network based on the weighted average 

of the directional traffic flow on both SR 144 and SR 144 Spur, specific to the AM and PM peak-hours.   

Future Build Traffic Conditions 

The site-generated traffic, as depicted in Figure 6, has been added to the respective 2021 No-Build traffic 

volumes shown in Figure 5. This results in the peak-hour Build traffic volumes, which are graphically 

depicted in Figure 7. These volumes were used as the basis to determine potential improvement measures 

necessary to mitigate traffic impacts caused by the project. 
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TRAFFIC OPERATIONS 

Analysis Methodology 

A primary result of capacity analysis is the assignment of Level-of-Service (LOS) to traffic facilities 

under various traffic flow conditions.  The concept of Level-of-Service is defined as a qualitative measure 

describing operational conditions within a traffic stream and their perception by motorists and/or 

passengers.  A Level-of-Service designation provides an index to the quality of traffic flow in terms of 

such factors as speed, travel time, freedom to maneuver, traffic interruptions, comfort, convenience, and 

safety. 

Six Levels-of-Service are defined for each type of facility (signalized and unsignalized intersections). 

They are given letter designations from A to F, with LOS A representing the best operating conditions 

and LOS F the worst. 

Since the Level-of-Service of a traffic facility is a function of the traffic flows placed upon it, such a 

facility may operate at a wide range of Levels-of-Service depending on the time of day, day of week, or 

period of a year. 

Analysis Results 

As part of this TIAS, capacity analyses have been performed at the study area intersections under both 

Existing and Future (No-Build & Build) conditions.  The results of these analyses are summarized in 

Table 3. 

Table 3 

LEVEL-OF-SERVICE SUMMARY1 

Mixed Commercial Project- SR 144 @ SR 144 Spur 

Time

Unsignalized Intersections Period Delay
a

LOS
b

Delay LOS Delay LOS

AM 29.4 D >300.0 F >300.0 F

PM 70.5 F >300.0 F >300.0 F

SR 144 at Site Access (RIRO) AM 15.0 C

PM 11.8 B

SR 144 Spur at Site Access AM 11.8 B

PM 12.5 B

Signalized Intersection

AM 14.7 B 14.8 B

PM 9.2 A 10.6 B

a. Delay in seconds-per-vehicle.

b. LOS = Level-of-Service.

GENERAL NO TES:

1. Signalized intersections, Delay is a weighted average of each lane group/approach.

2. For unsignalized intersections, Delay is representative of critical movement/lane group/approach.

SR 144 at Ft McAllister Rd (SR 144 

Spur)

To be Constructed by Development

See Unsignalized  

Above

To be Constructed by Development

2021 BuildExisting 2021 No-Build

SR 144 at Ft McAllister Rd (SR 144 

Spur)
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As shown in Table 3, under Existing traffic volume conditions, the study area intersection of SR 144 at 

SR 144 Spur operates at a LOS D during the AM peak-hour and a LOS F during the PM peak-hour.  As 

was indicated by the Existing traffic volume exhibit, SR 144 is a heavily traveled commuter route in 

South Bryan County serving many residential areas to the southeast.  It should be noted that the Existing 

condition analyses do not include the widening under way on SR 144 nor the future improvement in 

traffic control as is identified in the County’s Transportation Plan.     

Under 2021 No-Build traffic volume conditions, which account for the addition of a normal annual 

growth (4½% per-year), traffic generated by approved developments and roadway infra-structure 

improvements along SR 144, operations at the study area intersection of SR 144 at SR 144 Spur will 

operate at a LOS F (delays greater than 300-sec) during both peak hours if this intersections continues to 

operate under STOP sign control.  If signalization is installed, LOS B and LOS A can be expected during 

the respective AM and PM peak hours.  It should be noted that either of these future service levels (F 

under STOP sign and A/B under signal control) include traffic generated by the proposed development. 

They are due to a combination of existing and approved development traffic as well as the geometric 

features of the intersection once the widening project is completed.   

Under 2021 Build conditions, with the addition of traffic related to the proposed mixed-use commercial 

development, the SR 144 at SR 144 Spur intersection is expected to continue to operate at either poor 

service levels (unsignalized) or good service levels under signalized conditions (LOS A/B) during both 

peak hours.  

The site access drive to/from SR 144 (RIRO) and the access to the SR 144 Spur are both expected to 

continue to operate either poorly under STOP sign control, or at good conditions assuming traffic signal 

control. 

MITIGATION 

The final phase of the analysis process is to identify mitigating measures which may either minimize the 

impact of the project on the transportation system or tend to alleviate poor service levels not caused by the 

project. The following describes measures necessary to mitigate the project’s impact. 

Proposed Site Access Drives 

As planned, access to/from the site will be provided via two driveways, one each to/from SR 144 as a 

RIRO and to/from SR 144 Spur as a full-movement.  The specific geometric and traffic control 

requirements for each proposed access driveway are discussed in detail below: 

SR 144 Access (RIRO) 

This access is to be located along SC 144, approximately 540-feet south of SR 144 Spur. 

Recommended geometrics and traffic control are as follows: 

 Northbound (SR 144):  Based on Table 4-6 of the GDOT Regulations for Driveway and

Encroachment Control, a separate right-turn deceleration lane entering the site is required.  This

lane should provide a full width length of 250-feet and a taper of 100-feet in accordance with

Table 4-8 (55 mph);
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 Eastbound (Site Access) Approach: Construct site access to provide a two-lane approach with

one lane entering the site and one lane exiting designated as a right-turn.  This access will be

designed as a RIRO with a raised delta median separating directional flow.  It should be noted

that the planned median within SR 144 (landscaped) will prohibit left-turn movements from

entering and exiting the site; and

 Traffic Control:  Install STOP sign control for site access approach where right-turn movements

will be required to stop prior to entering the intersection.

SR 144 Spur Access 

• Northbound (Site Access) Approach:   Construct site access to provide a three-lane approach

with one lane entering the site and two lanes exiting the site designated as a left-turn lane and a

separate right-turn lane;

• Eastbound SR 144 Spur:  Based on Table 4-6, a separate right-turn lane entering the site is

required.  This lane should provide a full width length of 175-feet and a taper of 100-feet in

accordance with Table 4-8 (45 mph);

• Westbound SR 144 Spur:  The future geometry of a single through lane will accommodate the

traffic movements given the expected low volume of left-turn movements; and

 Traffic Control:  Install STOP sign control for site access approach.

Throat Distance/Interior Drives 

GDOT recommends a 100-foot minimum distance between the abutting State Route and first drive 

internal of the site (Fig. 3-1.2).  Both access drives should be reviewed assuming the completed SR 144 

project and adjusted as needed.    

Sight Distance Considerations 

All previously-cited access drive intersections should be designed/constructed to meet current applicable 

GDOT standards and/or guidelines in terms of sight distance. It is assumed that this will be the 

responsibility of the project’s civil engineer and will be depicted by the site plan/submittal information. 

Off-Site Study Area Intersection 

As shown in Table 3, the project has only a minimal impact on the adjacent study area intersection of SR 

144 at SR 144 Spur is expected as a majority of site-generated traffic is currently already on the roadway. 

Operations are expected to be extremely poor (LOS F) if STOP sign control is maintained, or good 

service levels (LOS A/B) if signalized.  Based on this, no mitigation is recommended at this time. 

SUMMARY 

We have completed a Traffic Impact Study relative to the development of a new mixed-use commercial 

development to be located at the intersection of SR 144 and SR 144 Spur in South Bryan County, GA. 

This project is expected to be constructed and operational in 2021.   
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As planned, the development will contain a gas/c-store facility which will provide 8-fueling positions 

along with an approximately 3,750-sf convenience store, retail shops totaling 13,500 sf, an automated car 

wash and boat/RV storage.  Access to/from the site will be provided via two access drives, one full-

movement access to/from SR 144 Spur and one RIRO access to/from SR 144.   

 

Assuming the future SR 144 widening improvements in place for the future Build condition, 

recommendations for site access geometrics and traffic control have been made which entail cross-

sections for both the SR 144 and SR 144 Spur access drives.   Assuming these access configurations and 

limitation to RIRO movements only for the SR 144 access, good operations are expected under the future 

Build condition for both site access points. 

 

The intersection of SR 144 at SR 144 Spur/McAllister Point shows that if the County’s plan of traffic 

control enhancement is implemented, operations can be expected to be very good however, if STOP sign 

control continues, poor service levels can be expected with or without the proposed development.     

 

If you have any questions or comments regarding any information contained within this report, please 

contact me at (803) 429-5591. 

 

Regards, 

 
David D. Brewer, P.E. 

 

 

Attachments 
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SITE LOCATION MAP

Mixed-Use Commercial

Richmond Hill/S. Bryan County, GA
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EXISTING GEOMETRICS & TRAFFIC CONTROL
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2019 EXISTING PEAK HOUR TRAFFIC VOLUMES
Mixed Use Development

SRI 44 at SRI 44 Spur: South Bryan County, GA
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2021 NO BUILD PEAK HOUR TRAFFIC VOLUMES
Mixed Use Development

SRI 44 at SRI 44 Spur: South Bryan County, GA
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2021 BUILD PEAK HOUR TRAFFIC VOLUMES
Mixed Use Development

SRI44 at SRI44 Spur: South Bryan County,GA
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COUNT DATA 
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% Bank 1 % Bank 2

96.9% 3.1%

% Bank 3 % Bank 4

0.0% 0.0%

U L T R P1 P2 Veh U L T R P1 P2 Veh U L T R P1 P2 Veh U L T R P1 P2 Veh

0 0 0 0 0 0 0 0 3 0 44 0 0 47 0 0 247 6 0 0 253 0 3 54 0 0 0 57 357 0

0 0 0 0 0 0 0 0 4 0 45 0 0 49 0 0 203 6 0 0 209 0 10 69 0 0 0 79 337 0

0 0 0 0 0 0 0 0 5 0 29 0 0 34 0 0 227 8 0 0 235 0 11 74 1 0 0 86 355 0

0 0 0 0 0 0 0 0 4 0 38 0 0 42 0 0 211 4 0 0 215 0 17 83 0 0 0 100 357 0

U L T R P1 P2 Veh U L T R P1 P2 Veh U L T R P1 P2 Veh U L T R P1 P2 Veh Vehicles Pedestrians

0 0 0 0 0 0 0 0 16 0 156 0 0 172 0 0 888 24 0 0 912 0 41 280 1 0 0 322 1406 0

- - - - - - - - 0.80 - 0.87 - - 0.88 - - 0.90 0.75 - - 0.90 - 0.60 0.84 0.25 - - 0.81 0.98 -

0.0% 0.0% 0.0% 0.0% 0.0% 81.3% 0.0% 98.7% 0.0% 0.0% 98.3% 87.5% 0.0% 95.1% 93.2% 100.0%

0.0% 0.0% 0.0% 0.0% 0.0% 18.8% 0.0% 1.3% 0.0% 0.0% 1.7% 12.5% 0.0% 4.9% 6.8% 0.0%

0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Thursday, April 12, 2018

WB McAllister Rd (144 Spur) NB SR 144

Pedestrians Volume

Turning Movement Count Report
S
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d

y
 S

u
m

m
a
ry

Study Information

Report Generated Using Turning Movement Count for Android by PortableStudies.com

Peak Hour Volume

1406

Count Name

U = U Turn           L = Left Turn    T = Thru    R = Right Turn

P1 = Pedestrian Direction 1    P2 = Pedestrian Direction 2

Veh = Total Vehicles for Approach

0

Location

N
o

te
s

Performed By

Date

7:45 AM

7:00 AM

7:15 AM

S. Bryan County, GA Richmond Hill

SR 144 at McAllister Rd (144 Spur) AM Peak Hour

Jim

Need a custom report? 

Contact: 

support@portablestudies.com

PHF

% Bank 1

% Bank 2

% Bank 3

% Bank 4

Peak Hour Data

Total

Vehicles

Vehicle Movement Summary

7:30 AM

Total 

Pedestrians

Time

Period

Entire Intersection

SB SR 144

Movement / 

Details

SB SR 144

Movement Volume

WB McAllister Rd (144 Spur) NB SR 144
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% Bank 1 % Bank 2

99.0% 1.0%

% Bank 3 % Bank 4

0.0% 0.0%

U L T R P1 P2 Veh U L T R P1 P2 Veh U L T R P1 P2 Veh U L T R P1 P2 Veh

0 0 0 0 0 0 0 0 3 0 28 0 0 31 0 0 152 11 0 0 163 0 33 205 0 0 0 238 432 0

0 0 0 0 0 0 0 0 5 0 21 0 0 26 0 0 123 6 0 0 129 0 36 224 0 0 0 260 415 0

0 0 0 0 0 0 0 0 4 0 28 0 0 32 0 0 135 6 0 0 141 0 27 236 0 0 0 263 436 0

0 0 0 0 0 0 0 0 8 0 13 0 0 21 0 0 123 8 0 0 131 0 40 262 0 0 0 302 454 0

U L T R P1 P2 Veh U L T R P1 P2 Veh U L T R P1 P2 Veh U L T R P1 P2 Veh Vehicles Pedestrians

0 0 0 0 0 0 0 0 20 0 90 0 0 110 0 0 533 31 0 0 564 0 136 927 0 0 0 1063 1737 0

- - - - - - - - 0.63 - 0.80 - - 0.86 - - 0.88 0.70 - - 0.87 - 0.85 0.88 - - - 0.88 0.96 -

0.0% 0.0% 0.0% 0.0% 0.0% 100.0% 0.0% 97.8% 0.0% 0.0% 98.3% 100.0% 0.0% 98.5% 99.6% 0.0%

0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 2.2% 0.0% 0.0% 1.7% 0.0% 0.0% 1.5% 0.4% 0.0%

0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Thursday, April 12, 2018

WB McAllister Rd NB SR 144

Pedestrians Volume

Turning Movement Count Report
S

tu
d

y
 S

u
m

m
a
ry

Study Information

Report Generated Using Turning Movement Count for Android by PortableStudies.com

Peak Hour Volume

1737

Count Name

U = U Turn           L = Left Turn    T = Thru    R = Right Turn

P1 = Pedestrian Direction 1    P2 = Pedestrian Direction 2

Veh = Total Vehicles for Approach

0

Location

N
o

te
s

Performed By

Date

5:45 PM

5:00 PM

5:15 PM

S Byran County Richmond Hill

SR 144 at McAllister Rd PM Peak Hour

Jim

Need a custom report? 

Contact: 

support@portablestudies.com

PHF

% Bank 1

% Bank 2

% Bank 3

% Bank 4

Peak Hour Data

Total

Vehicles

Vehicle Movement Summary

5:30 PM

Total 

Pedestrians

Time

Period

Entire Intersection

SR 144

Movement / 

Details

SR 144

Movement Volume

WB McAllister Rd NB SR 144
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BACKGROUND DEVELOPMENT 
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 CAPACITY ANALYSIS 

• Existing

• 2021 No-Build

• 2021 Build
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MIXED USE COMMERCIAL AM EXISTING

5: Bryan Neck Rd & Ft McAllister (144 Spur) 06/10/2019

   Baseline HCM 10 METHODOLOGY

Page 1

Intersection

Int Delay, s/veh 3.5

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 16 156 888 24 41 307

Future Vol, veh/h 16 156 888 24 41 307

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - Free - None

Storage Length 0 25 - - 50 -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 98 98 98 98 98 98

Heavy Vehicles, % 5 7 2 13 19 2

Mvmt Flow 16 159 906 24 42 313

 

Major/Minor Minor1 Major1 Major2

Conflicting Flow All 1303 906 0 - 906 0

          Stage 1 906 - - - - -

          Stage 2 397 - - - - -

Critical Hdwy 6.45 6.27 - - 4.29 -

Critical Hdwy Stg 1 5.45 - - - - -

Critical Hdwy Stg 2 5.45 - - - - -

Follow-up Hdwy 3.545 3.363 - - 2.371 -

Pot Cap-1 Maneuver 175 327 - 0 685 -

          Stage 1 389 - - 0 - -

          Stage 2 673 - - 0 - -

Platoon blocked, % - -

Mov Cap-1 Maneuver 164 327 - - 685 -

Mov Cap-2 Maneuver 164 - - - - -

          Stage 1 389 - - - - -

          Stage 2 632 - - - - -

 

Approach WB NB SB

HCM Control Delay, s 26.3 0 1.2

HCM LOS D

 

Minor Lane/Major Mvmt NBTWBLn1WBLn2 SBL SBT

Capacity (veh/h) - 164 327 685 -

HCM Lane V/C Ratio - 0.1 0.487 0.061 -

HCM Control Delay (s) - 29.4 26 10.6 -

HCM Lane LOS - D D B -

HCM 95th %tile Q(veh) - 0.3 2.5 0.2 -

’i ? ’i t
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MIXED USE COMMERCIAL PM EXISTING

10: Bryan Neck Rd & Ft McAllister (144 Spur) 06/10/2019

   Baseline HCM 10 METHODOLOGY

Page 1

Intersection

Int Delay, s/veh 2.3

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 20 90 533 31 136 927

Future Vol, veh/h 20 90 533 31 136 927

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - Free - None

Storage Length 0 25 - - 50 -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 96 96 96 96 96 96

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 21 94 555 32 142 966

 

Major/Minor Minor1 Major1 Major2

Conflicting Flow All 1805 555 0 - 555 0

          Stage 1 555 - - - - -

          Stage 2 1250 - - - - -

Critical Hdwy 6.42 6.22 - - 4.12 -

Critical Hdwy Stg 1 5.42 - - - - -

Critical Hdwy Stg 2 5.42 - - - - -

Follow-up Hdwy 3.518 3.318 - - 2.218 -

Pot Cap-1 Maneuver 87 531 - 0 1015 -

          Stage 1 575 - - 0 - -

          Stage 2 270 - - 0 - -

Platoon blocked, % - -

Mov Cap-1 Maneuver 75 531 - - 1015 -

Mov Cap-2 Maneuver 75 - - - - -

          Stage 1 575 - - - - -

          Stage 2 232 - - - - -

 

Approach WB NB SB

HCM Control Delay, s 23.6 0 1.2

HCM LOS C

 

Minor Lane/Major Mvmt NBTWBLn1WBLn2 SBL SBT

Capacity (veh/h) - 75 531 1015 -

HCM Lane V/C Ratio - 0.278 0.177 0.14 -

HCM Control Delay (s) - 70.5 13.2 9.1 -

HCM Lane LOS - F B A -

HCM 95th %tile Q(veh) - 1 0.6 0.5 -

’i ? ’i t
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MIXED USED COMMERCIAL AM NO BUILD 2021

5: Bryan Neck Rd & McAllister Point/Ft McAllister (144 Spur) 06/10/2019

   Baseline HCM 10 METHODOLOGY

Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 52 6 7 18 2 266 2 1206 27 77 411 17

Future Volume (veh/h) 52 6 7 18 2 266 2 1206 27 77 411 17

Number 7 4 14 3 8 18 5 2 12 1 6 16

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Adj Sat Flow, veh/h/ln 1863 1863 1900 1900 1815 1776 1863 1858 1900 1597 1863 1900

Adj Flow Rate, veh/h 57 7 8 18 2 271 2 1231 0 79 419 18

Adj No. of Lanes 1 1 0 0 1 1 1 2 0 1 2 0

Peak Hour Factor 0.92 0.92 0.92 0.98 0.92 0.98 0.92 0.98 0.98 0.98 0.98 0.92

Percent Heavy Veh, % 2 2 2 2 2 7 2 2 2 19 2 2

Cap, veh/h 314 160 183 346 33 390 555 1665 0 268 2141 92

Arrive On Green 0.20 0.20 0.20 0.20 0.20 0.20 0.47 0.47 0.00 0.06 0.62 0.62

Sat Flow, veh/h 1102 795 908 1209 164 1509 948 3624 0 1521 3458 148

Grp Volume(v), veh/h 57 0 15 20 0 271 2 1231 0 79 214 223

Grp Sat Flow(s),veh/h/ln 1102 0 1703 1373 0 1509 948 1765 0 1521 1770 1837

Q Serve(g_s), s 3.0 0.0 0.5 0.5 0.0 10.8 0.1 18.9 0.0 1.6 3.5 3.5

Cycle Q Clear(g_c), s 3.9 0.0 0.5 1.0 0.0 10.8 0.1 18.9 0.0 1.6 3.5 3.5

Prop In Lane 1.00 0.53 0.90 1.00 1.00 0.00 1.00 0.08

Lane Grp Cap(c), veh/h 314 0 342 379 0 390 555 1665 0 268 1095 1137

V/C Ratio(X) 0.18 0.00 0.04 0.05 0.00 0.69 0.00 0.74 0.00 0.29 0.20 0.20

Avail Cap(c_a), veh/h 389 0 459 474 0 494 705 2223 0 454 1592 1652

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 1.00 1.00 1.00 0.00 1.00 1.00 1.00

Uniform Delay (d), s/veh 23.3 0.0 21.5 21.7 0.0 22.3 9.3 14.3 0.0 10.9 5.5 5.5

Incr Delay (d2), s/veh 0.3 0.0 0.1 0.1 0.0 3.0 0.0 0.9 0.0 0.6 0.1 0.1

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 0.9 0.0 0.2 0.3 0.0 4.8 0.0 9.3 0.0 0.7 1.7 1.8

LnGrp Delay(d),s/veh 23.5 0.0 21.5 21.7 0.0 25.3 9.3 15.2 0.0 11.5 5.6 5.6

LnGrp LOS C C C C A B B A A

Approach Vol, veh/h 72 291 1233 516

Approach Delay, s/veh 23.1 25.1 15.2 6.5

Approach LOS C C B A

Timer 1 2 3 4 5 6 7 8

Assigned Phs 1 2 4 6 8

Phs Duration (G+Y+Rc), s 9.8 37.4 19.4 47.3 19.4

Change Period (Y+Rc), s 6.0 6.0 6.0 6.0 6.0

Max Green Setting (Gmax), s 12.0 42.0 18.0 60.0 18.0

Max Q Clear Time (g_c+I1), s 3.6 20.9 5.9 5.5 12.8

Green Ext Time (p_c), s 0.1 10.6 1.0 14.7 0.6

Intersection Summary

HCM 2010 Ctrl Delay 14.7

HCM 2010 LOS B

t 1
4 r 'i
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MIXED USED COMMERCIAL PM NO BUILD 2021

10: Bryan Neck Rd & McAllister Point/Ft McAllister (144 Spur) 06/10/2019

   Baseline HCM 10 METHODOLOGY

Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 26 5 17 23 2 163 5 744 35 252 1270 66

Future Volume (veh/h) 26 5 17 23 2 163 5 744 35 252 1270 66

Number 7 4 14 3 8 18 5 2 12 1 6 16

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Adj Sat Flow, veh/h/ln 1863 1863 1900 1900 1863 1863 1863 1863 1900 1863 1863 1900

Adj Flow Rate, veh/h 28 5 18 24 2 170 5 775 0 262 1323 72

Adj No. of Lanes 1 1 0 0 1 1 1 2 0 1 2 0

Peak Hour Factor 0.92 0.92 0.92 0.96 0.92 0.96 0.92 0.96 0.96 0.96 0.96 0.92

Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2

Cap, veh/h 256 47 171 278 19 393 294 1548 0 524 2244 122

Arrive On Green 0.13 0.13 0.13 0.13 0.13 0.13 0.44 0.44 0.00 0.12 0.66 0.66

Sat Flow, veh/h 1208 356 1281 1181 139 1583 385 3632 0 1774 3414 185

Grp Volume(v), veh/h 28 0 23 26 0 170 5 775 0 262 685 710

Grp Sat Flow(s),veh/h/ln 1208 0 1637 1321 0 1583 385 1770 0 1774 1770 1830

Q Serve(g_s), s 1.2 0.0 0.7 0.7 0.0 5.2 0.4 9.0 0.0 4.1 12.4 12.4

Cycle Q Clear(g_c), s 2.6 0.0 0.7 1.4 0.0 5.2 0.4 9.0 0.0 4.1 12.4 12.4

Prop In Lane 1.00 0.78 0.92 1.00 1.00 0.00 1.00 0.10

Lane Grp Cap(c), veh/h 256 0 218 297 0 393 294 1548 0 524 1163 1203

V/C Ratio(X) 0.11 0.00 0.11 0.09 0.00 0.43 0.02 0.50 0.00 0.50 0.59 0.59

Avail Cap(c_a), veh/h 475 0 514 552 0 680 348 2040 0 970 1854 1918

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 1.00 1.00 1.00 0.00 1.00 1.00 1.00

Uniform Delay (d), s/veh 23.3 0.0 21.8 22.2 0.0 18.1 9.2 11.6 0.0 7.4 5.5 5.5

Incr Delay (d2), s/veh 0.2 0.0 0.2 0.1 0.0 0.8 0.0 0.3 0.0 0.7 0.5 0.5

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 0.4 0.0 0.3 0.4 0.0 2.4 0.0 4.5 0.0 2.0 6.0 6.3

LnGrp Delay(d),s/veh 23.5 0.0 22.0 22.4 0.0 18.9 9.2 11.9 0.0 8.2 6.0 6.0

LnGrp LOS C C C B A B A A A

Approach Vol, veh/h 51 196 780 1657

Approach Delay, s/veh 22.8 19.3 11.8 6.3

Approach LOS C B B A

Timer 1 2 3 4 5 6 7 8

Assigned Phs 1 2 4 6 8

Phs Duration (G+Y+Rc), s 12.6 31.1 13.6 43.6 13.6

Change Period (Y+Rc), s 6.0 6.0 6.0 6.0 6.0

Max Green Setting (Gmax), s 21.0 33.0 18.0 60.0 18.0

Max Q Clear Time (g_c+I1), s 6.1 11.0 4.6 14.4 7.2

Green Ext Time (p_c), s 0.6 14.0 0.7 20.8 0.6

Intersection Summary

HCM 2010 Ctrl Delay 9.2

HCM 2010 LOS A

t 1
4 r 'i
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MIXED USED COMMERCIAL AM BUILD 2021 SIGNALIZED

5: Bryan Neck Rd & McAllister Point/Ft McAllister (144 Spur) 10/17/2019

   Baseline HCM 6th Signalized Intersection Summary

Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 52 6 7 50 2 268 2 1217 29 103 399 17

Future Volume (veh/h) 52 6 7 50 2 268 2 1217 29 103 399 17

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Work Zone On Approach No No No No

Adj Sat Flow, veh/h/ln 1870 1870 1870 1826 1870 1796 1870 1870 1870 1618 1870 1870

Adj Flow Rate, veh/h 57 7 8 51 2 273 2 1242 0 105 407 18

Peak Hour Factor 0.92 0.92 0.92 0.98 0.92 0.98 0.92 0.98 0.98 0.98 0.98 0.92

Percent Heavy Veh, % 2 2 2 5 2 7 2 2 2 19 2 2

Cap, veh/h 332 159 182 375 373 404 549 1611 276 2125 94

Arrive On Green 0.20 0.20 0.20 0.20 0.20 0.20 0.45 0.45 0.00 0.07 0.61 0.61

Sat Flow, veh/h 1104 796 910 1365 1870 1522 962 3647 0 1541 3467 153

Grp Volume(v), veh/h 57 0 15 51 2 273 2 1242 0 105 208 217

Grp Sat Flow(s),veh/h/ln 1104 0 1707 1365 1870 1522 962 1777 0 1541 1777 1843

Q Serve(g_s), s 2.8 0.0 0.5 2.0 0.1 10.3 0.1 18.8 0.0 2.1 3.3 3.3

Cycle Q Clear(g_c), s 2.8 0.0 0.5 2.5 0.1 10.3 0.1 18.8 0.0 2.1 3.3 3.3

Prop In Lane 1.00 0.53 1.00 1.00 1.00 0.00 1.00 0.08

Lane Grp Cap(c), veh/h 332 0 341 375 373 404 549 1611 276 1089 1130

V/C Ratio(X) 0.17 0.00 0.04 0.14 0.01 0.67 0.00 0.77 0.38 0.19 0.19

Avail Cap(c_a), veh/h 422 0 480 486 526 528 744 2331 463 1665 1727

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 0.00 1.00 1.00 1.00

Uniform Delay (d), s/veh 21.7 0.0 20.7 21.7 20.5 21.0 9.6 14.7 0.0 11.6 5.4 5.4

Incr Delay (d2), s/veh 0.2 0.0 0.1 0.2 0.0 2.2 0.0 1.0 0.0 0.9 0.1 0.1

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 0.7 0.0 0.2 0.6 0.0 3.3 0.0 5.7 0.0 0.5 0.7 0.7

Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 21.9 0.0 20.7 21.8 20.5 23.2 9.6 15.7 0.0 12.4 5.5 5.5

LnGrp LOS C A C C C C A B B A A

Approach Vol, veh/h 72 326 1244 A 530

Approach Delay, s/veh 21.7 23.0 15.7 6.9

Approach LOS C C B A

Timer - Assigned Phs 1 2 4 6 8

Phs Duration (G+Y+Rc), s 10.2 35.0 18.8 45.3 18.8

Change Period (Y+Rc), s 6.0 6.0 6.0 6.0 6.0

Max Green Setting (Gmax), s 12.0 42.0 18.0 60.0 18.0

Max Q Clear Time (g_c+I1), s 4.1 20.8 4.8 5.3 12.3

Green Ext Time (p_c), s 0.1 8.2 0.2 2.2 0.5

Intersection Summary

HCM 6th Ctrl Delay 14.8

HCM 6th LOS B

Notes

Unsignalized Delay for [NBR] is excluded from calculations of the approach delay and intersection delay.
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MIXED USED COMMERCIAL AM NO BUILD 2021 NO SIGNAL

5: Bryan Neck Rd & McAllister Point/Ft McAllister (144 Spur) 10/17/2019

   Baseline HCM 10 METHODOLOGY
Page 1

Intersection

Int Delay, s/veh 16.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations
Traffic Vol, veh/h 52 6 7 18 2 266 2 1206 27 77 411 17
Future Vol, veh/h 52 6 7 18 2 266 2 1206 27 77 411 17
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - Free - - None
Storage Length 100 - - - - 25 50 - - 50 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 98 92 98 92 98 98 98 98 92
Heavy Vehicles, % 2 2 2 5 2 7 2 2 13 19 2 2
Mvmt Flow 57 7 8 18 2 271 2 1231 28 79 419 18
 

Major/Minor Minor2 Minor1 Major1 Major2

Conflicting Flow All 1207 1821 219 1606 1830 616 437 0 - 1231 0 0
          Stage 1 586 586 - 1235 1235 - - - - - - -
          Stage 2 621 1235 - 371 595 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.6 6.54 7.04 4.14 - - 4.48 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.6 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.6 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.55 4.02 3.37 2.22 - - 2.39 - -
Pot Cap-1 Maneuver 139 77 785 68 76 421 1119 - 0 476 - -
          Stage 1 463 495 - 182 247 - - - 0 - - -
          Stage 2 442 247 - 613 491 - - - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver ~ 42 64 785 54 63 421 1119 - - 476 - -
Mov Cap-2 Maneuver ~ 42 64 - 54 63 - - - - - - -
          Stage 1 462 413 - 182 247 - - - - - - -
          Stage 2 155 247 - 498 409 - - - - - - -
 

Approach EB WB NB SB

HCM Control Delay, s$ 334.8 33.2 0 2.1
HCM LOS F D
 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR

Capacity (veh/h) 1119 - 42 127 55 421 476 - -
HCM Lane V/C Ratio 0.002 - 1.346 0.111 0.373 0.645 0.165 - -
HCM Control Delay (s) 8.2 -$ 409.3 36.9 105.2 27.8 14.1 - -
HCM Lane LOS A - F E F D B - -
HCM 95th %tile Q(veh) 0 - 5.6 0.4 1.4 4.4 0.6 - -

Notes

~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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MIXED USED COMMERCIAL AM BUILD 2021 SIGNALIZED

10: Bryan Neck Rd & McAllister Point/Ft McAllister (144 Spur) 10/17/2019

   Baseline HCM 6th Signalized Intersection Summary

Page 1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (veh/h) 26 5 17 110 2 167 5 772 39 319 1234 66

Future Volume (veh/h) 26 5 17 110 2 167 5 772 39 319 1234 66

Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0

Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Work Zone On Approach No No No No

Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870

Adj Flow Rate, veh/h 28 5 18 115 2 174 5 804 0 332 1285 72

Peak Hour Factor 0.92 0.92 0.92 0.96 0.92 0.96 0.92 0.96 0.96 0.96 0.96 0.92

Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2

Cap, veh/h 317 51 183 327 267 484 278 1173 526 2101 118

Arrive On Green 0.14 0.14 0.14 0.14 0.14 0.14 0.33 0.33 0.00 0.16 0.61 0.61

Sat Flow, veh/h 1209 356 1283 1388 1870 1585 401 3647 0 1781 3421 191

Grp Volume(v), veh/h 28 0 23 115 2 174 5 804 0 332 666 691

Grp Sat Flow(s),veh/h/ln 1209 0 1639 1388 1870 1585 401 1777 0 1781 1777 1836

Q Serve(g_s), s 1.0 0.0 0.6 3.9 0.0 4.2 0.4 9.7 0.0 5.3 11.4 11.5

Cycle Q Clear(g_c), s 1.1 0.0 0.6 4.5 0.0 4.2 0.4 9.7 0.0 5.3 11.4 11.5

Prop In Lane 1.00 0.78 1.00 1.00 1.00 0.00 1.00 0.10

Lane Grp Cap(c), veh/h 317 0 234 327 267 484 278 1173 526 1091 1128

V/C Ratio(X) 0.09 0.00 0.10 0.35 0.01 0.36 0.02 0.69 0.63 0.61 0.61

Avail Cap(c_a), veh/h 585 0 597 635 682 835 389 2158 1102 2158 2230

HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 0.00 1.00 1.00 1.00

Uniform Delay (d), s/veh 18.6 0.0 18.4 20.4 18.2 13.4 11.2 14.3 0.0 9.1 5.9 5.9

Incr Delay (d2), s/veh 0.1 0.0 0.2 0.6 0.0 0.5 0.0 0.7 0.0 1.3 0.6 0.5

Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

%ile BackOfQ(50%),veh/ln 0.2 0.0 0.2 1.0 0.0 1.1 0.0 2.8 0.0 1.1 1.5 1.6

Unsig. Movement Delay, s/veh

LnGrp Delay(d),s/veh 18.7 0.0 18.6 21.0 18.2 13.8 11.2 15.0 0.0 10.4 6.4 6.4

LnGrp LOS B A B C B B B B B A A

Approach Vol, veh/h 51 291 809 A 1689

Approach Delay, s/veh 18.7 16.7 15.0 7.2

Approach LOS B B B A

Timer - Assigned Phs 1 2 4 6 8

Phs Duration (G+Y+Rc), s 14.0 22.3 13.1 36.3 13.1

Change Period (Y+Rc), s 6.0 6.0 6.0 6.0 6.0

Max Green Setting (Gmax), s 24.0 30.0 18.0 60.0 18.0

Max Q Clear Time (g_c+I1), s 7.3 11.7 3.1 13.5 6.5

Green Ext Time (p_c), s 0.8 4.6 0.1 10.4 0.6

Intersection Summary

HCM 6th Ctrl Delay 10.6

HCM 6th LOS B

Notes

Unsignalized Delay for [NBR] is excluded from calculations of the approach delay and intersection delay.
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MIXED USED COMMERCIAL PM NO BUILD 2021 NO SIGNAL

10: Bryan Neck Rd & McAllister Point/Ft McAllister (144 Spur) 10/17/2019

   Baseline HCM 10 METHODOLOGY
Page 1

Intersection

Int Delay, s/veh 26

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations
Traffic Vol, veh/h 26 5 17 23 2 163 5 744 35 252 1270 66
Future Vol, veh/h 26 5 17 23 2 163 5 744 35 252 1270 66
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - Free - - None
Storage Length 100 - - - - 25 50 - - 50 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 96 92 96 92 96 96 96 96 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 28 5 18 24 2 170 5 775 36 263 1323 72
 

Major/Minor Minor2 Minor1 Major1 Major2

Conflicting Flow All 2284 2670 698 1975 2706 388 1395 0 - 775 0 0
          Stage 1 1885 1885 - 785 785 - - - - - - -
          Stage 2 399 785 - 1190 1921 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver ~ 21 22 383 37 21 611 486 - 0 837 - -
          Stage 1 73 118 - 352 402 - - - 0 - - -
          Stage 2 598 402 - 199 113 - - - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver ~ 10 15 383 ~ 19 14 611 486 - - 837 - -
Mov Cap-2 Maneuver ~ 10 15 - ~ 19 14 - - - - - - -
          Stage 1 72 81 - 348 398 - - - - - - -
          Stage 2 425 398 - 121 78 - - - - - - -
 

Approach EB WB NB SB

HCM Control Delay, s$ 897.2 102.3 0.1 1.8
HCM LOS F F
 

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2WBLn1WBLn2 SBL SBT SBR

Capacity (veh/h) 486 - 10 58 18 611 837 - -
HCM Lane V/C Ratio 0.011 - 2.826 0.412 1.452 0.278 0.314 - -
HCM Control Delay (s) 12.5 -$ 1567.5 105.1$ 682.1 13.1 11.3 - -
HCM Lane LOS B - F F F B B - -
HCM 95th %tile Q(veh) 0 - 4.6 1.5 3.7 1.1 1.3 - -

Notes

~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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MIXED USED COMMERCIAL AM BUILD 2021

3: Bryan Neck Rd & RIRO Access 10/17/2019

   Baseline HCM 6th TWSC

Page 1

Intersection

Int Delay, s/veh 0.4

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 0 44 1204 53 0 456

Future Vol, veh/h 0 44 1204 53 0 456

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - Stop - Free - None

Storage Length - 0 - 150 - -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 92 92 92 92 92 92

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 0 48 1309 58 0 496

 

Major/Minor Minor1 Major1 Major2

Conflicting Flow All - 655 0 - - -

          Stage 1 - - - - - -

          Stage 2 - - - - - -

Critical Hdwy - 6.94 - - - -

Critical Hdwy Stg 1 - - - - - -

Critical Hdwy Stg 2 - - - - - -

Follow-up Hdwy - 3.32 - - - -

Pot Cap-1 Maneuver 0 409 - 0 0 -

          Stage 1 0 - - 0 0 -

          Stage 2 0 - - 0 0 -

Platoon blocked, % - -

Mov Cap-1 Maneuver - 409 - - - -

Mov Cap-2 Maneuver - - - - - -

          Stage 1 - - - - - -

          Stage 2 - - - - - -

 

Approach WB NB SB

HCM Control Delay, s 15 0 0

HCM LOS C

 

Minor Lane/Major Mvmt NBTWBLn1 SBT

Capacity (veh/h) - 409 -

HCM Lane V/C Ratio - 0.117 -

HCM Control Delay (s) - 15 -

HCM Lane LOS - C -

HCM 95th %tile Q(veh) - 0.4 -
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MIXED USED COMMERCIAL PM BUILD 2021

7: Bryan Neck Rd & RIRO Access 10/17/2019

   Baseline HCM 6th TWSC

Page 1

Intersection

Int Delay, s/veh 0.3

Movement WBL WBR NBT NBR SBL SBT

Lane Configurations

Traffic Vol, veh/h 0 51 765 67 0 1361

Future Vol, veh/h 0 51 765 67 0 1361

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - Yield - Free - None

Storage Length - 0 - 150 - -

Veh in Median Storage, # 0 - 0 - - 0

Grade, % 0 - 0 - - 0

Peak Hour Factor 92 92 92 92 92 92

Heavy Vehicles, % 2 2 2 2 2 2

Mvmt Flow 0 55 832 73 0 1479

Major/Minor Minor1 Major1 Major2

Conflicting Flow All - 416 0 - - -

          Stage 1 - - - - - -

          Stage 2 - - - - - -

Critical Hdwy - 6.94 - - - -

Critical Hdwy Stg 1 - - - - - -

Critical Hdwy Stg 2 - - - - - -

Follow-up Hdwy - 3.32 - - - -

Pot Cap-1 Maneuver 0 585 - 0 0 -

          Stage 1 0 - - 0 0 -

          Stage 2 0 - - 0 0 -

Platoon blocked, % - -

Mov Cap-1 Maneuver - 585 - - - -

Mov Cap-2 Maneuver - - - - - -

          Stage 1 - - - - - -

          Stage 2 - - - - - -

Approach WB NB SB

HCM Control Delay, s 11.8 0 0

HCM LOS B

Minor Lane/Major Mvmt NBTWBLn1 SBT

Capacity (veh/h) - 585 -

HCM Lane V/C Ratio - 0.095 -

HCM Control Delay (s) - 11.8 -

HCM Lane LOS - B -

HCM 95th %tile Q(veh) - 0.3 -
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MIXED USED COMMERCIAL AM BUILD 2021 

21: Full Mvt Access & Ft McAllister (144 Spur) 10/17/2019

   Baseline HCM 6th TWSC

Page 1

Intersection

Int Delay, s/veh 1.3

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 110 28 11 279 41 4

Future Vol, veh/h 110 28 11 279 41 4

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - 150 100 - 0 0

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 80 80 80 80 80 80

Heavy Vehicles, % 8 15 8 2 2 11

Mvmt Flow 138 35 14 349 51 5

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 173 0 515 138

          Stage 1 - - - - 138 -

          Stage 2 - - - - 377 -

Critical Hdwy - - 4.18 - 6.42 6.31

Critical Hdwy Stg 1 - - - - 5.42 -

Critical Hdwy Stg 2 - - - - 5.42 -

Follow-up Hdwy - - 2.272 - 3.518 3.399

Pot Cap-1 Maneuver - - 1368 - 520 887

          Stage 1 - - - - 889 -

          Stage 2 - - - - 694 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1368 - 515 887

Mov Cap-2 Maneuver - - - - 578 -

          Stage 1 - - - - 889 -

          Stage 2 - - - - 687 -

 

Approach EB WB NB

HCM Control Delay, s 0 0.3 11.6

HCM LOS B

 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBT EBR WBL WBT

Capacity (veh/h) 578 887 - - 1368 -

HCM Lane V/C Ratio 0.089 0.006 - - 0.01 -

HCM Control Delay (s) 11.8 9.1 - - 7.7 -

HCM Lane LOS B A - - A -

HCM 95th %tile Q(veh) 0.3 0 - - 0 -
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MIXED USED COMMERCIAL PM BUILD 2021

23: Full Mvt Access & Ft McAllister (144 Spur) 10/17/2019

   Baseline HCM 6th TWSC

Page 1

Intersection

Int Delay, s/veh 2.1

Movement EBT EBR WBL WBT NBL NBR

Lane Configurations

Traffic Vol, veh/h 287 76 12 185 94 14

Future Vol, veh/h 287 76 12 185 94 14

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Free Free Free Free Stop Stop

RT Channelized - None - None - None

Storage Length - 150 100 - 0 0

Veh in Median Storage, # 0 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 94 94 94 94 94 94

Heavy Vehicles, % 2 2 2 2 5 2

Mvmt Flow 305 81 13 197 100 15

 

Major/Minor Major1 Major2 Minor1

Conflicting Flow All 0 0 386 0 528 305

          Stage 1 - - - - 305 -

          Stage 2 - - - - 223 -

Critical Hdwy - - 4.12 - 6.45 6.22

Critical Hdwy Stg 1 - - - - 5.45 -

Critical Hdwy Stg 2 - - - - 5.45 -

Follow-up Hdwy - - 2.218 - 3.545 3.318

Pot Cap-1 Maneuver - - 1172 - 506 735

          Stage 1 - - - - 741 -

          Stage 2 - - - - 807 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver - - 1172 - 500 735

Mov Cap-2 Maneuver - - - - 578 -

          Stage 1 - - - - 741 -

          Stage 2 - - - - 798 -

 

Approach EB WB NB

HCM Control Delay, s 0 0.5 12.2

HCM LOS B

 

Minor Lane/Major Mvmt NBLn1 NBLn2 EBT EBR WBL WBT

Capacity (veh/h) 578 735 - - 1172 -

HCM Lane V/C Ratio 0.173 0.02 - - 0.011 -

HCM Control Delay (s) 12.5 10 - - 8.1 -

HCM Lane LOS B B - - A -

HCM 95th %tile Q(veh) 0.6 0.1 - - 0 -
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BRYAN COUNTY 
COMMUNITY DEVELOPMENT DEPARTMENT 

   51 North Courthouse Street  66 Capt. Matthew Freeman Drive 
  P.O. Box 1071          Suite 201 
  Pembroke, Georgia 31321 Richmond Hill, Georgia 31324 

912-653-3893 912-756-7953
(Fax) 653-3864 (Fax) 756-7951

Article XIII, Section 302 of the Bryan County Zoning Ordinance requires that we secure 
comments from the Engineering Director, Fire Chief, County Health Director, and Public 
Works Director on the following zoning application: 

CASE #    Z#217-19 & CUP#160-19_

Zoning Request: _______________________________________________________________ 
______________________________________________________________________________ 
Filed by:  ___________________________________________________________________ 
Owners:   ____________________________________________________________________ 
Property address:  _____________________________________________________________  
Map and Parcel #    _____________________________ 

This issue is scheduled for a public hearing with the Planning and Zoning Commission  on 
9/3/2019 and the Board of Commissioners on 9/10/2019.

Please return this completed form with any comments/attachments to the Community 
Development Department by _8/16/2019_.

Comments:____________________________________________________________________ 
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________ 

Engineering Director Fire Chief        County Health Director 

Public Works Director Bryan County Schools (optional) 

Signature: __________________________ Date: ______________________________ 

Request to rezone property from A-5 to B-1, with conditional uses for a  

Dilip Patel, 14 Iron Gate Court, Pooler, GA 31322
Same

Parcel 1 & 2, 9.3 acres at the corner of Spur 144 and Hwy 144
055-60-022-001 and 055-60-022-002

service station, car wash, shopping center, and outdoor storage

"Exhibit B-2"
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Notified Owners

Subject Parcels 055-60-022-001 & 055-60-022-002

Parcels

Produced by Bryan County GIS
November 2019 $

Notification Map
Dilip M Patel

Case Z# 217-19

PARCEL # OWNER
055  060 RAYDIENT LLC
061  030 BRYAN COUNTY
061  064 BRYAN COUNTY GEORGIA
061  080 RH DEVELOPMENT GROUP LLC

061 80 001 001 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 002 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 003 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 004 SALINAS CARLOS J
061 80 001 005 BRESSETTE CODY L
061 80 001 006 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 007 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 008 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 009 MCGUIRE TROY & MCGUIRE MELISSA
061 80 001 010 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 011 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 012 BOLICK MARK D & CARNES-BOLICK JENNIFER
061 80 001 013 HAYES ERIKA C & ZIMMER CHANTIYAL
061 80 001 059 RH DEVELOPMENT GROUP LLC
061 80 001 060 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 061 MCNABB JOHN D JR & RAVIN L MCCRAY-MCNAB
061 80 001 106 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 107 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 108 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 109 SANDERS LEONARD & LEAK-SANDERS GEARLINE
061 80 001 110 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 CA1 RH DEVELOPMENT GROUP LLC
0613   031 01 MICHAEL ROBERTS CUSTOM HOMES, LLC
0613   031 03 PAVAN PUTRA CORPORATION ZIP IN # 6
0613   031 04 STORAGE DEPOT LLC
0613   031 05 BRYAN COUNTY

0613   075 PETERSON GARY W & TERRI L
0613   076 BOGDAN JOHN & YOUNG-BOGDAN VICTORIA
0613   079 DAVIS GARY M
0613   080 MERRY MATTHEW R & KIMBERLEY C
0613   081 LEE JEFF & LEE DONNA
0613   082 COOPER JESSICA LEIGH & SCHROEDER CHANTEL NICOLE
0613   083 FORTIER LYDIA & FORTIER JEFFERY C
0613   084 SCHLINK CAROLE
0613   085 GRIFFIN GEORGE & CYNTHIA
0613   086 TOMS KEISHA
0613   119 HILLHOUSE ANITA L

0613   120 CA OAK TREE ASSOCIATES
0613   123 MURPHY JOHN A. & CAREN L.

"Exhibit  C-2"
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Dilip M. Patel

Case Z# 217-19
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Produced by Bryan County GIS
November 2019

"Exhibit C-3"

150



C
O

VEN
TR

Y C
T C

A
M

B
R

ID
G

E 
C

TC
R

IC
K

ET C
T

ETON CT

SA
ND

HU
RS

T 
DR

DO
G

 LN

EDINBURGH CT

WHITE HALL LN

OXFORD DR

HIG
HLA

ND C
IR

CLE

FORT MCALLISTER RD

¬«144

Interstate, U.S. & State Highways, & Other Major Roads

Roads

Subject Parcels 055-60-022-001 & 055-60-022-002

Parcels

Produced by Bryan County GIS
November 2019 $

PRESENT ZONING = A-5
REQUESTED = B-2

EXISTING STRUCTURE AND/OR USE OF PROPERTY:
Former Rayonier woodland's office complex

PROPOSED USE INCLUDING THE NUMBER OF LOTS:
Retail and Service Center

A-5 - AGRICULTURAL

B-1 - NEIGHBORHOOD COMMERCIAL

B-2 - GENERAL COMMERCIAL

B-2 COND - CONDITIONAL USE

BN - NEIGHBORHOOD BUSINESS

MULTI DM - MULTIPLE DUNES AND MARSHLANDS

PUD - PLANNED UNIT DEVELOPMENT

R-1 - SINGLE FAMILY RESIDENTIAL

Zoning Map
Dilip M Patel

Case Z# 217-19

"Exhibit C-4"
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“D” Exhibits – Public Comment 
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Patel Conditional Use | P&Z Commission  

BRYAN COUNTY BOARD OF COUNTY COMMISSIONERS  

CASE CUP#160-19 

Public Meeting Date: December 3, 2019 

REGARDING THE APPLICATION OF: Dilip M. Patel, 

requesting a conditional use for property located at the 

intersection of Highway 144 and Spur 144 (Fort 

McAllister Road), PIN# 055-60-022-001 and 055-60-022-

002, in unincorporated Bryan County, Georgia.    

Staff Report  

By: Amanda Clement 

Dated: November 26, 2019 

 

I. Application Summary 

Requested Action: Public hearing and consideration of a conditional use application.  The application by 

Dilip M. Patel, proposes the use for a Shopping Center and an Off-street Parking Lot on property located 

at the intersection of Highway 144 and Spur 144 (Fort McAllister Road), PIN# 055-60-022-001 and 055-60-

022-002, in unincorporated Bryan County, Georgia. 

Applicant:  Dilip M. Patel 
   14 Iron Gate Court 
   Pooler, Ga 31322 
 
Representative: Raymond Pittman 
   Pittman Engineering Co., LLC  
   2591 Hwy 17S, Suite 303 
   Richmond Hill, Ga 31324 
 
Owner:   Same  

 

Applicable Regulations:  

 

 The State of Georgia, Title 36. Local Government Provisions Applicable to Counties and Municipal 
Corporations, Chapter 66. Zoning Procedures, Georgia Code O.C.G.A. 36-66 

 Bryan County Zoning Ordinance, Chapter 12, Article VII, Conditional Use Districts, Sec. 702. 
Conditions to approval of petition 
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II. General Information  

1. Application: A conditional use application was submitted by Raymond Pittman, on behalf of Dilip M. 

Patel, on July 30, 2019. After reviewing the application, the Director certified the application as being 

generally complete on October 28, 2019.  

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

A. Legal notice was published in the Bryan County News on November 14, 2019. 

B. Notice was sent to Surrounding Land Owners on November 18, 2019. 

C. The site was posted for Public Hearing on November 18, 2019. 

 

3. Background: The subject property is located in the southeast corner of the intersection at Highway 144 

and Spur 144 (Fort McAllister Road).  This site was originally 9.3 acres in size; however, the Georgia 

Department of Transportation acquired approximately 0.55 acres in 2015 for the realignment of Fort 

McAllister Road in coordination with the Highway 144 widening.  This site now consists of two parcels, 

totaling 8.75 acres combined.  It is mostly wooded, with approximately 1.3 acres of wetland area in the 

middle of the southern half of the site.  An off-site monitoring well is located in the southeast corner of 

the site. 

According to the application materials, the property was formally the site of an office and 

maintenance/supply yard for Rayonier’s forestry operations, but has been vacant for approximately 5 

years.  The applicant is seeking a rezoning to “B-2” under an associated application (Z#217-19) to permit 

the use of the property for a Service Station, Retail Businesses (convenience and liquor stores), and Drive-

in Commercial Uses (carwash).  In addition to these permitted uses, the applicant filed this conditional use 

application to allow for a Shopping Center, an Off-Street Parking Lot for the overnight parking and long-

term storage of boats and RVs, and Customary accessory buildings and uses incidental to any approved 

conditional uses.      

The submitted conceptual site plan dated January 10, 2018, shows a 3,750 square foot convenience store 

with gas pumps and 13,500 square feet of retail space to front along Highway 144; a car wash to front 

along Spur 144 (Fort McAllister Road); and a boat/RV storage lot in the rear of the property. 

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

received at the Bryan County Community Development office on July 30, 2019, unless otherwise noted.  
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“A” Exhibits- Application: 

A-1 Conditional Use Application Dated July 29, 2019; Revised November 12, 2019 (received 11-12-19) 

 

“B” Exhibits- Agency Comments:  

B-1 Engineering Comments (dated 10-8-19) 
B-2 Public Health Comments (dated 10-9-19) 

 

“C” Exhibits- Bryan County Supplements  

C-1 Location Map 

C-2 Notification Map 

C-3 Overview Map 

C-4 Zoning Map 

 

“D” Exhibits- Public Comment:  

None presented 

III. Analysis under Ch. 12, Sec. 702 Standards Governing Conditions to Approval 

of Conditional Use Petitions:  

(a) The county commission may approve the reclassification of a lot to a conditional use district, only upon 

determining that the proposed use will meet all applicable standards and requirements in this ordinance. 

 

Staff findings:  The use of Shopping Center, an Off-Street Parking Lot, and Customary accessory buildings 

and uses incidental to any approved conditional uses are listed as conditional uses for lots zoned “B-2”. 

 

(b) In recommending approval of a petition for the reclassification of a lot to a Conditional Use, the 

Planning Commission may recommend and the County Commission may require reasonable and 

appropriate conditions be attached to approval of the petition. Any such conditions should relate to the 

relationship of the proposed use to surrounding property, proposed support facilities, such as parking 

areas and driveways, pedestrian and vehicular circulation systems, screening and buffering areas, the 

timing of development, Road and right-of-way improvements, water and sewer improvements, storm 

drainage, the provision of open space, and other matters that the Planning Commission or County 

Commission may find appropriate or the petitioner may propose.  
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Staff findings:  In general, the commercial development of the site will be subject to the County’s Site and 

Building Design Guidelines for non-residential development, which will govern the architectural design, 

site layout, landscaping, lighting, etc.  In addition to these standards, the subject property is also included 

in the Arterial Road Development Standards Overlay District and is subject to Section 1020 – Arterial Roads 

of the Bryan County Zoning Ordinance.  It is noted that changes to the general layout of the submitted 

conceptual plan may be required based on the requirements in effect at the time of site plan submittal.  

Each of the three requested conditional uses are discussed below:  

a) Shopping center:  The submitted conceptual plan proposes a traditional 13,500 square foot strip 

center with associated on-site parking shown in front of the stores and fronting on Highway 144.  

The estimated parking count provided assumes a minimum parking requirement based on 1 space 

for each 200 square feet of gross floor area, and proposes 68 parking spaces.  The development 

of a small, neighborhood strip center should help achieve some of the goals of the Comprehensive 

Plan by providing a mix of goods and services to the surrounding neighborhoods. Additionally, its 

proposed location fronting a major, arterial highway helps carry out the purpose of the “B-2” 

zoning district by locating this type of use adjacent to roads with the capacity to serve them.  Staff 

does note however, that the parking established for retail strip centers can often be burdened if 

the mix of tenant uses are altered in such a way that one use demands a parking ratio beyond the 

1 space per 200 square foot requirement.  For this reason, parking should be planned based on 

the specific mix of retail and/or service establishments which may be occupy the same.  

b) Off-street parking lot:  An off-street parking lot is proposed for the overnight parking and long-

term outdoor storage of boats and recreational vehicles.  The submitted conceptual plan shows 

this parking to be located in the rear of the site closest to the County’s waste drop-off facility.  The 

outdoor storage area shows a 25,440 square foot, fenced-in, gravel parking surface with a gate.  

Given the site’s proximity to existing and developing residential subdivisions, which may have 

limitations from either County ordinances or Homeowners Association restricting the location and 

parking of boats and recreational vehicles, the use for off-street parking and storage could provide 

a needed service to the area.  However, some consideration should be made to the aesthetics of 

the use and the visual impact it could have on the arterial corridor if not property screened and 

buffered.  The site’s location to the rear of the development area should help lessen the visual 

impact of this use from Highway 144 and Spur 144 (Fort McAllister Road) and the Arterial Road 

Development Standards Overlay District will require a 50-foot wide street bufferyard; however, 

given the nature of the use for outdoor parking and storage, additional buffering may be required 

in order to further promote the intent of the Arterial Roads Development Overlay District, the 

purpose of which is to preserve and enhance the appearance and operational characteristics of 
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arterial roads.  It is further noted that all areas devoted to off-street parking for non-residential 

uses are required to be improved with asphalt or concrete.  Alternative paving surfaces may be 

considered under the Arterial Road Development Standards Overlay District, but this will require 

the developer to submit a formal request to the Community Development and Engineering 

Departments for approval.   

c) Customary accessory buildings and uses incidental to any approved conditional uses: The 

application submitted did not specify the customary accessory buildings or uses intended for the 

above specified conditional uses.    

IV. Staff Recommendation 

Based on the above findings, staff makes the following recommendations: 

a) Shopping center: Staff recommends approval of the shopping center subject to the following 

conditions: 

1. At the time of site plan submittal, or prior to, the developer shall specify the type of retail 

and/or service uses which may occupy the shopping center, so that appropriate parking 

ratios can be provided. 

b) Off-street parking lot: Staff recommends approval of the off-street parking lot subject to the 

following conditions: 

1. The boat and RV storage area shall be fenced and buffered so as to be visually screened 

from adjacent properties and the public of right-of-way.  A buffer plan must be submitted 

to the Community Development Department for approval prior to the issuance of any site 

development plan approvals.   

2. The final location of the boat and RV storage area shall generally conform to the size and 

location as shown on the conceptual site plan submitted.   

c) Customary accessory buildings and uses incidental to any approved conditional uses: Staff 

recommends denial of the customary accessory buildings and uses incidental to any approved 

conditional use as more details are required.  Without relevant information on the range of uses 

that may be included, staff recommends having these considered on a case by case basis.  

 

V. Planning & Zoning Commission Recommendation 
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Recommendation: The Commission may recommend that the conditional use be granted as requested, 

or it may recommend approval of the conditional use requested subject to conditions, or it may 

recommend that the conditional use be denied. 

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

input or for deliberation. 

►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 conditions/denial of the proposed 

conditional use. 
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Pittman Engineering Co., LLC
Post Office Box 822 

Richmond Hill, Georgia 31324 

912-445-0578

July 29, 2019 

Revised November 12, 2019 

Ms. Audra Miller, 

Community Development Director 

Bryan County Board of Commissioners 

66 Captain Matthew Freeman Drive, Suite 201 

Richmond Hill, GA 31324 

RE: Dilip Patel, 9.3 Acre 144/Spur 144 

B-2 Conditional Use Rezoning Application

Bryan County, Georgia

Dear Audra, 

On behalf of our client, Dilip Patel, please find attached the following information for 

consideration to rezone 9.3 acres located at the intersection of Ga Hwy 144 and Ga Hwy 144 

Spur from A-5 to B-2 with conditional usage.  The tract was formally the Rayonier Timber 

Operations Office and Storage Yard.  The requested conditional uses are boat/rv storage, service 

station, car wash, shopping center, convenient store/retail and customary accessory buildings and 

uses incidental to any conditional uses.  Included in the submittal please find:  

1. Check in the amount of $150.

2. Conditional Use Application (signed Application).

3. Signed and notarized Authorization by Property Owner.

4. Signed Verification of Current Paid Property Taxes.

5. Disclosure Statement

6. Conceptual Plan

7. Proof of Ownership

8. Written Narrative

9. Property Plats

10. Traffic Impact Analysis

We request to be placed on the earliest Bryan County Planning and Zoning Board agenda.  If you 

should have any questions, please do not hesitate to contact us. 

Sincerely, 

PITTMAN ENGINEERING CO. LLC 

Raymond A. Pittman, P.E. 

"Exhibit A-1"
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GA Hwy 144 & Spur 144 Commercial Site 
B-2, Conditional Use Application 
Dilip M. Patel   Bryan County, Georgia 
Analysis of Impact of Proposed Zoning July 26, 2019-revised Nov. 12, 2019 

 

Page 1 of 5 

 

The GA Hwy 144 & Spur 144 Conditional Use Application is for approximately 9.3 Acres, located 
at the south east quadrant of the intersection of Georgia Highway 144 and Spur 144 in 
unincorporated Bryan County, Georgia.  The current zoning for the property is A-5, which is also 
being requested to be rezoned B-2.  The requested zoning is B-2 Conditional.  The property was 
formally the Rayonier Office and Maintenance/Supply Yard for their Forestry Operations.  The 
Vicinity Map is shown below in Figure 1.  The project area is highlighted in red.   

 
 

Figure 1.  Vicinity Map.  Project area is highlighted in red 
 
The 9.3-acre project contains approximately 1.3 acres of wetlands (see Figure 2).  The topography 
ranges from elevation 14 to 18 (NAVD 88).  The bulk of the property is in FEMA Flood Zone X and 
a slither of the southern boundary is in a FEMA Flood Zone A.  The site boundary and wetland 
delineation are shown on the attached exhibits and the Master Plan.  Please note the Commercial 
Master Plan Figure 3 is preliminary and is subject to change.  
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Figure 2.  Wetland Map.  
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GA Hwy 144 & Spur 144 Commercial Site 
B-2, Conditional Use Application 
Dilip M. Patel   Bryan County, Georgia 
Analysis of Impact of Proposed Zoning July 26, 2019-revised Nov. 12, 2019 
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Figure 3.  Conceptual Site Plan   

 
The proposed 9.3 commercial area is proposed to consist of all permitted uses of B-2 Zoning and 
we are also requesting conditional use approval for the uses of a Boat/RV Storage use, a Car Wash 
use, a shopping center use, service station use, convenience store/retail and customary accessory 
buildings and uses incidental to any conditional uses.   The Bryan County Comprehensive Plan 
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states “Bryan County lacks the appropriate mixed used percentage when comparing commercial 
and residential”.  The Comp plan also indicates this area is in a “Low Density Suburban 
Characteristic” area.  However, due to it location at a major transportation intersection, it 
appears more appropriately located in a “Community Cross Road Characteristic” area.  Also, the 
property owner met with Bryan County Staff in 2018 and discussed the Conceptual Site Plan.   
 
Subsequently, the property owner has performed a marketing evaluation and concluded that the 
site is suited for the uses identified in the B-2 Zone plus the below listed conditional uses: 

1. Boat/RV Storage 
2. Service Station 
3. Car Wash 
4. Shopping Center 
5. Convenience store/retail  
6. Customary accessory buildings and uses incidental to any conditional uses.  

 
Furthermore, the market review concluded there exists a demand for the proposed services and 
the intersection provided the best site locations.   
 
The requested services are ideally located to serve the community with additional commercial 
retail.  The location is also ideal for the future traffic improvements for the area.  The GA 144 
Spur and GA Hwy144 intersection is anticipated to be improved to either a signalized intersection 
or a traffic circle by 2030.  Additionally, the Hwy 144 road widening project is anticipated to be 
completed in 2021 which will widen 144 to four lanes and also slightly adjust the Spur 144 
intersection alignment.  Attached please find a complete traffic study which concurs with the 
Conceptual Plans entrance locations and recommended turn lanes.   
 
Additionally, the concept plan is in conformance with the Bryan County Comprehensive Land 
Plan, where B-2 zoning is viable within Community Cross Road Characteristic Areas.   
  
 

 
Storm Drainage System 
 
The stormwater runoff primarily drains to the existing onsite ditches now partially classified as 
wetlands.  The onsite ditches and wetlands outfall into the Wetlands in the rear of the tract 
discharging into Green Creek and eventually outfall to the Ogeechee River.  To retain the existing 
drainage pattern for the site as much as practical, the storm drainage system layout is anticipated 
to follow the existing natural topography and drain into the wetlands.  The commercial areas 

170



GA Hwy 144 & Spur 144 Commercial Site 
B-2, Conditional Use Application 
Dilip M. Patel   Bryan County, Georgia 
Analysis of Impact of Proposed Zoning July 26, 2019-revised Nov. 12, 2019 

 

Page 5 of 5 

 

drainage shall be collected in curb and gutter sections and drained to curb inlets.  The curb inlets 
are anticipated to drain to storm water detention ponds, ditches and wetlands.  The site will be 
designed to comply with the current Bryan County storm drainage requirements. 
 
Water and Sewer Service 
 
Bryan County is the water and sewer provider.  The water supply for the Commercial Area is 
anticipated to extend from the existing water line on Hwy 144.  Sewer generated by the PUD is 
anticipated to be collected and conveyed to the existing force main on Hwy 144.  Both the 
existing force main and water line front the commercial property. 
 
Wetlands 
 
Wetlands have been delineated and a Jurisdictional Determination obtained.  Wetlands are 
shown on the Survey and the Master Plan. 
 
Traffic  
 
A traffic impact and access study were prepared for the rezoning application per Bryan County’s 
requirements.  Based on the ITE Trip Generation manual, 10th edition, the Commercial Area is 
anticipated to generate 39 AM Peak-Hour trips and 120 PM Peak-Hour trips.  The study 
recommended constructing the right turn deceleration lanes for both the Ga Hwy 144 and Ga 
Hwy Spur 144 entrances.  Additionally, the Ga Hwy 144 entrance is recommended to be a right-
in right-out and the Ga Hwy Spur 144 entrance to be full movement.  Please see the Traffic Impact 
and Access Study for additional information. 
 
Infrastructure Dedications to Bryan County 
 

Water, Sewer and Storm Drainage Systems 
 
The proposed water and sewer systems shall be designed and constructed to meet or 
exceed Bryan County Specifications.  The systems are to be dedicated to Bryan County for 
Ownership. 15’ easement shall be centered on the utility lines dedicated to Bryan County.  
Please note there is an existing 12” valve The storm drainage system shall be private and 
shall be owned and maintained by the Owner. 
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Section 1111. “B-2” General Commercial Districts: 
 
District Intent:  The purpose of this District is to provide locations for large and County-
wide businesses. Those businesses which generate larger traffic volumes are 
appropriately located in this district. 
 

(a) Permitted Uses: 
 

Extermination, Pest Control, Fumigation, Septic Tank Pumping, Furnace 
Cleaning and Well Drilling Services. 
Vehicle Sales and Support Center. 
Design and Building Services. 
Health and Support Services. 
Lifetime Learning. 
Service Stations. 
Restaurants. 
Motels, Hotels.  
Tourists Homes.  
Entertainment Facilities. 
Retail Business. 
Personal Services. 
Offices, Banks, and Financial Institutions. 
Professional Offices. 
Radio Stations and Television Studios or Offices. 
Garages for Service (excluding storing junked vehicles outdoors) 
Drive –in Commercial Uses (not including theaters). 
Mortuaries and Monument Sales. 
Animal hospitals, clinics, or kennels. 
Commercial greenhouses, and plant nurseries. 
Golf-driving ranges and miniature golf, golf courses. 
Public Utilities. 
Mobile Home, Utility Building, and Trailer Sales Lots. 
Business Services. 
Billiard or Pool Rooms. 
Commercial Recreation. 
Lodges or Clubs. 
(Delete Taverns Revised – 8/2/05). 
Customary Accessory Buildings and Uses incidental to the above 
Permitted Uses. 

 
(b) Conditional Uses:  The following Uses may be permitted in this district 

on a conditional basis upon approval by the County Commission, after 
recommendation by the Planning Commission: 

 
Radio and Television Transmission, Antennas and Towers. 
Taxi Stands.  
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Bus Stations. 
Auctions. 
Offstreet Parking Lot/ Garage. 
Adult Uses. 
Lumber  Yards. 
Tire Retreading and Recapping. 
Food Processing. 
Research and Testing Facilities. 
Printing, Lithographing or Publishing Plants. 
Amusement Parks. 
Feed and Grain, Sales and Storage. 
Wholesale Businesses. 
Equipment Sales and Repair. 
Truck Terminals. 
Cleaning, Laundry and Dry Cleaning Plants. 
Drive In Theaters. 
Machine Shops. 
Taverns. (Revised – 8/2/05) 
Shopping Centers.  
Mini Warehouse(s). (Revised 8/1/00) 
Churches (add as a Conditional Use) (Revised – 10/14/14) 
Waste Water treatment Plant and Land Application System (/revised – 
10/14/14) 
Customary Accessory Buildings and Uses incidental to any approved 
Conditional Uses. (Revised 3/3/98) 

 
(c) Lot and Building Requirements: 

 
Minimum Lot Area     30,000 Square Feet 
Minimum Lot Width at Building Line   150 Feet  
Minimum Front Setback    75 Feet 
Minimum Rear Setback    50 Feet 
Minimum Side Setback, Road   35 Feet 
Minimum Side Setback, Interior   30 Feet 
Maximum Building Height    35 Feet 
       (Revised 2/9/99) 
 

(d) Special Site Requirements: 
 

(i) Maximum percent of gross land to be covered 60% 
       (Revised 3/3/98) 
(ii) Minimum open space required   25% 
(iii) Lots which currently  have frontage along the southbound portion 

of US 17 from the Richmond Hill City Limits to Bryce Street, 
served by Public Sewer and Water, not serviced by a through 
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Access Road shall have the following Lot and Building 
Requirements: 
 
Minimum Lot Area    17,500 Square Feet 
Minimum Lot width at Building Line                     95 Feet 
Minimum front yard setback from road 
 Right-of-way            50 Feet 
Minimum side yard setback from Property line        15 Feet 
Minimum rear yard setback from Property line                15 Feet 
(Revised – 3/13/12)               
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BRYAN COUNTY 
COMMUNITY DEVELOPMENT DEPARTMENT 

   51 North Courthouse Street  66 Capt. Matthew Freeman Drive 
  P.O. Box 1071          Suite 201 
  Pembroke, Georgia 31321 Richmond Hill, Georgia 31324 

912-653-3893 912-756-7953
(Fax) 653-3864 (Fax) 756-7951

Article XIII, Section 302 of the Bryan County Zoning Ordinance requires that we secure 
comments from the Engineering Director, Fire Chief, County Health Director, and Public 
Works Director on the following zoning application: 

CASE #    Z#217-19 & CUP#160-19_

Zoning Request: _______________________________________________________________ 
______________________________________________________________________________ 
Filed by:  ___________________________________________________________________ 
Owners:   ____________________________________________________________________ 
Property address:  _____________________________________________________________  
Map and Parcel #    _____________________________ 

This issue is scheduled for a public hearing with the Planning and Zoning Commission  on 
9/3/2019 and the Board of Commissioners on 9/10/2019.

Please return this completed form with any comments/attachments to the Community 
Development Department by _8/16/2019_.

Comments:____________________________________________________________________ 
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________ 

Engineering Director Fire Chief        County Health Director 

Public Works Director Bryan County Schools (optional) 

Signature: __________________________ Date: ______________________________ 

Request to rezone property from A-5 to B-1, with conditional uses for a  

Dilip Patel, 14 Iron Gate Court, Pooler, GA 31322
Same

Parcel 1 & 2, 9.3 acres at the corner of Spur 144 and Hwy 144
055-60-022-001 and 055-60-022-002

service station, car wash, shopping center, and outdoor storage

"Exhibit B-2"
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Notification Map
Dilip M Patel

Case CUP# 160-19

PARCEL # OWNER
055    060 RAYDIENT LLC
061    030 BRYAN COUNTY
061    064 BRYAN COUNTY GEORGIA
061    080 RH DEVELOPMENT GROUP LLC

061 80 001 001 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 002 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 003 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 004 SALINAS CARLOS J
061 80 001 005 BRESSETTE CODY L
061 80 001 006 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 007 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 008 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 009 MCGUIRE TROY & MCGUIRE MELISSA
061 80 001 010 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 011 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 012 BOLICK MARK D & CARNES-BOLICK JENNIFER
061 80 001 013 HAYES ERIKA C & ZIMMER CHANTIYAL
061 80 001 059 RH DEVELOPMENT GROUP LLC
061 80 001 060 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 061 MCNABB JOHN D JR & RAVIN L MCCRAY-MCNAB
061 80 001 106 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 107 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 108 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 109 SANDERS LEONARD & LEAK-SANDERS GEARLINE
061 80 001 110 LAMAR SMITH SIGNATURE HOMES LLC
061 80 001 CA1 RH DEVELOPMENT GROUP LLC
0613   031 01 MICHAEL ROBERTS CUSTOM HOMES, LLC
0613   031 03 PAVAN PUTRA CORPORATION ZIP IN # 6
0613   031 04 STORAGE DEPOT LLC
0613   031 05 BRYAN COUNTY

0613   075 PETERSON GARY W & TERRI L
0613   076 BOGDAN JOHN & YOUNG-BOGDAN VICTORIA
0613   079 DAVIS GARY M
0613   080 MERRY MATTHEW R & KIMBERLEY C
0613   081 LEE JEFF & LEE DONNA
0613   082 COOPER JESSICA LEIGH & SCHROEDER CHANTEL NICOLE
0613   083 FORTIER LYDIA & FORTIER JEFFERY C
0613   084 SCHLINK CAROLE
0613   085 GRIFFIN GEORGE & CYNTHIA
0613   086 TOMS KEISHA
0613   119 HILLHOUSE ANITA L

0613   120 CA OAK TREE ASSOCIATES
0613   123 MURPHY JOHN A. & CAREN L.
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PRESENT ZONING = B-2
REQUESTED = Conditional Use

CONDITIONAL USE REQUESTED:
Property is requested to be rezoned from A-5 to B-2 with conditional uses 
for Service Station, Car Wash, Shopping Center and customary
accessory buildings and uses incidental to any conditional uses.
In addition, we are requesting conditional use for the outdoor storage
use as shown on the conceptual plan dated January 10, 2018 prepared
by T&H and presented to County Staff and two County Commissioners.

A-5 - AGRICULTURAL

B-1 - NEIGHBORHOOD COMMERCIAL

B-2 - GENERAL COMMERCIAL

B-2 COND - CONDITIONAL USE

BN - NEIGHBORHOOD BUSINESS

MULTI DM - MULTIPLE DUNES AND MARSHLANDS

PUD - PLANNED UNIT DEVELOPMENT

R-1 - SINGLE FAMILY RESIDENTIAL

Zoning Map
Dilip M Patel

Case CUP# 160-19
188



 

 

 

“D” Exhibits – Public Comment 
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Submission Deadline

(Fridays)

Meeting Date

(Tuesdays)

Location

(Alternating)

December 6, 2019 January 7, 2020 Pembroke

January 3, 2020 February 4, 2020 Richmond Hill

January 31, 2020 March 3, 2020 Pembroke

March 6, 2020 April 7, 2020 Richmond Hill

April 3, 2020 May 5, 2020 Pembroke

May 1, 2020 June 2, 2020 Richmond Hill

June 5, 2020 July 7, 2020 Pembroke

July 2, 2020* August 4, 2020 Richmond Hill

July 31, 2020 September 1, 2020 Pembroke

September 4, 2020 October 6, 2020 Richmond Hill

October 2, 2020 November 4, 2020** Pembroke

October 30, 2020 December 2, 2020*** Richmond Hill

*Submission deadline moved to Thursday on account of Independence Day

**Meeting date moved to Wednesday on account of General Election being held November 3, 2020

***Meeting date moved to Wednesday on account of General Election Runoffs being held on December 1, 2020

2020 Planning & Zoning Meeting Dates and Deadlines

190


	Dec 2019 Agenda
	Nov. 5 2019 Minutes final
	V#339-19 Variance Staff Report - Final
	V#339-19 P&Z Package Materials
	V#340-19 Variance Staff Report - Final
	V#340-19 P&Z Package Materials
	Z#217-19 Rezoning Staff Report - Final
	Z#217-19 P&Z Package Materials
	CUP#160-19 Rezoning Staff Report - Final
	CUP#160-19 P&Z Package Materials

	Date: 8-15-19
	Text8: No issues for rezoning needs public water and sewer.
	Text9: 
	Text10: 
	Text11: 
	Text12: 
	Text13: 
	Text14: 
	Text15: Skip Youmans
	Check Box1: Off
	Check Box2: Off
	Check Box3: Yes
	Check Box4: Off
	Check Box5: Off


